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IMPORTANT INFORMATION 

 

This company description (the «Company Description") has been prepared in order to provide information 

about Mälaråsen AB (publ), corporate identification number 559059-8594, (the «Company») and its 

business in connection with the listing of the Company's shares on AktieTorget. Pareto Securities AB, 

corporate identification number 556206-8956 (the «Manager» or «Pareto») has been engaged as the 

Company’s financial advisor. This Company Description has been prepared by the Company and is not 

approved by or registered with the Swedish Financial Supervisory Authority (Sw. Finansinspektionen). This 

Company Description has been reviewed and approved by AktieTorget. 

See section 1 for an explanation of words and terms used throughout the Company Description. 

Sources and disclaimer of liability 

The information in the Company Description has been prepared to the best of our judgement and 

reasonable steps have been taken to ensure that information included in the Company Description is not 

incorrect in any material respect and does not entail any material omissions that can be expected to affect 

the meaning of its contents.  

The information includes industry market data in the public domain, as well as estimates obtained from 

several sources, including from the Vendor, the Vendor’s subsidiaries and industry publications. Pareto 

disclaims, to the extent permissible under applicable legislation, any liability for any loss as the result of 

any of the information given is misleading, incorrect or incomplete, as well as for any loss otherwise 

incurred as the result of an investment in the Company.  

The Company Description includes forward-looking statements relating to the activities, financial position 

and earnings of the Company and/or the industry in which the Company operates. The forward-looking 

statements include assumptions, estimates and expectations on the part of the Company, the Manager 

and third parties. Such forward-looking statements are nothing more than suppositions and anticipations 

based on a number of assumptions, which involve both known and unknown risks, uncertainties and other 

factors that may change materially, with the implication that final earnings or developments on the part of 

the Company may deviate materially from the estimates presented herein. Neither can Pareto or the 

Company guarantee the correctness or quality of the suppositions underpinning any assumptions, 

estimates and expectations, nor can they accept any liability in relation to whether any assumptions, 

estimates and expectations are actually correct or realised. All investors will need to perform their own 

independent assessment of such estimates/expectations, as well as the assumptions on which these are 

based. Financial information in this Company Description has not been audited and/or reviewed by 

auditors unless otherwise stated. 

The information included in the Company Description cannot be used for any other purpose than the 

assessment of an investment in the Shares in the Company.  

The contents of the Company Description shall not be construed as legal advice, investment advice or tax 

advice. All investors are encouraged to seek such advice from their own advisors. Services provided by 

Pareto shall not be construed as estate agency services. All information regarding the Portfolio has been 

collected and processed by Leimdörfer Fastighetsmarknad AB, company registration no. 556608-4769 (the 

«Vendor’s representative» or «Leimdörfer»), the Vendor’s estate agent. 

Information on conflicts of interest 

Potential investors are hereby informed that all the board members of the Company are employees of 

either Pareto or the Business Manager as at the date of the Company Description. The Company was 

owned by the Business Manager until the implementation of the Recent Equity Issue in the Company and 
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the cancellation of the Business Manager’s shares of the Company. Those employees of the Manager who 

are involved in the Transaction have contributed, or will contribute, inter alia, to the negotiation of the 

Share Purchase Agreement acceptance with the Vendor, the term sheet for the debt financing, the 

Business Management Agreement, the Mandate Agreement (as defined herein below) for the Recent 

Equity Issue as well as the Master Agreement (as defined herein below) for financial services.  

The Manager has incurred, and will incur, costs on behalf of the Company in relation to the Transaction 

(such as for example costs relating to legal and technical assistance). The Manager will have to cover these 

costs in the event that the Transaction is not implemented. The Manager has identified that the foregoing 

may represent a conflict of interest, and is handling this by carefully checking that the Transaction and the 

work relating thereto is conducted with a focus on the best interests of the Company.  

If an acquisition at a later date is based on the information in the Company Description, it is necessary to 

verify that all relevant and updated information has been obtained. The information presented in the 

Company Description is up to date as at the date specified on its front page.  

To the extent that Pareto collaborates with other subsidiaries to Pareto Securities AS (the «Pareto 

Securities Group») in connection with the placement of the Shares of the Company, these will jointly with 

Pareto be considered the «Manager» for purposes of the Company Description. Such collaboration with 

other companies in the Pareto Securities Group shall not entitle the Manager to any additional fee. 

All inquiries relating to this Company Description should be directed to the Manager. No other person has 

been authorised to give any information about, or make any representation on behalf of, the Company in 

connection with the subject-matter of this Company Description and, if given or made, such other 

information or representation must not be relied upon as having been authorised by the Company or the 

Manager. 

Risk 

Any investment in shares will always be associated with risk. All investors must acknowledge the possibility 

that such an investment may result in the loss of all or part of the invested amount. Any investors that 

either cannot, or do not want to assume such risk should refrain from acquiring shares of the Company; 

see the risk factors associated with an investment in the Company in section 4 for further details.  
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1 LIST OF DEFINITIONS 

 

Arlandastad Property  The property Sigtuna Märsta 23:6 

Business Management 

Agreement 

 The business management agreement between the Business 

Manager and the Company regarding the management of the Group 

Business Manager  PBM (see below) 

CAPEX  Capital Expenditure 

Closing  The consummation of the acquisition of the Targets 

Company  Mälaråsen AB (publ), corporate identification number 559059-8594 

CPI  Swedish consumer price index (Sw. Konsumentprisindex), published 

by Statistics Sweden (Sw. Statistiska Centralbyrån) 

Debt Facilities  Includes the Senior Debt Facility and the Junior Debt Facility. The 

Debt Facilities and the capital raised in the Recent Equity Issue was 

used to finance the Transaction  

EBITDA  The Group’s earnings on a consolidated basis before interest, taxes, 

depreciation, value adjustments, amortisation of eventual goodwill 

and capital gains/losses 

EBITDA Yield  Annualised EBITDA divided by Gross Real Estate Value 

Gross Real Estate Value  SEK 875,000,000 

Group  The Company and all its subsidiaries, including the Targets and the 

Subsidiaries 

Group Costs  Annual costs associated with the Group’s operations, including fee 

to the Business Manager, auditing fee, listing fee and fee to the 

Board of Directors of the Company 

ICR  Interest coverage ratio, being EBITDA divided with interest expenses 

of the Group 

Company Description  This Company Description, dated 4 October 2016 

Junior Debt Facility  Debt facility of SEK 87.5 million, second to the Senior Debt Facility in 

security ranking, used to partially finance the Transaction 

Kista Properties  The properties Stockholm Enare 1 and Sollentuna Talldungen 13 

Lease Agreement  The Tenant’s lease agreements of the entire Portfolio. Jointly the 

«Lease Agreements» 

LTV  Loan to value (Debt Facilities to market value of the Portfolio) 

Manager or Pareto  Pareto Securities AB, corporate identification number 556206-8956  

Net Operating Income  All amounts payable to the Group arising from or in connection with 

any lease, less any Property Related Costs 
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Net Real Estate Yield  Annualised Net Operating Income, divided by Gross Real Estate 

Value 

PBM  Pareto Business Management AB, corporate identification number 

556742-5581 

Portfolio  The Kista Properties, the Uppsala Property and the Arlandastad 

Property jointly 

Property Related Costs  All annual operating costs (excluding Group Costs and CAPEX) 

connected to the handling of the Portfolio, excluding CAPEX 

(annualised) 

Recent Equity Issue  The issuance of 2,690,000 of new Shares in the Company in 

September 2016 

Senior Debt Facility  Debt facility of SEK 525 million, used to partially finance the 

Transaction  

Share Purchase Agreement  The share purchase agreement, signed in June 2016 between the 

Subsidiaries as purchasers and the Vendor as seller regarding the 

purchase of all shares in the Targets, being the direct owner of the 

Kista Properties and the Arlandastad Property, and the indirect 

owners of the Uppsala Property  

Shares  The 2,690,000 shares in the Company 

Subsidiaries   PBM Invest 100 AB, corporate identification number 556973-8031, 

and Ms Etablering VI AB, corporate identification number 559020-

2338, both subsidiaries of the Company (individually a 

«Subsidiary»). 

Targets  Upplands Motor Fastigheter Stockholm AB, corporate identification 

number 556680-9710 and Upplands Motor Fastigheter i Märsta AB, 

corporate identification number 556073-7446 (individually a 

«Target Company») 

Tenant  Upplands Motor AB, corporate identification number 556275-5834 

Transaction  All transactions, including but not limited to the transfers under the 

Share Purchase Agreement 

Upplands Motor  Upplands Motor Holding AB, corporate identification number 

556369-5476, and subsidiaries (including the Tenant) 

Uppsala Property  The property Uppsala Kungsängen 34:4 

Vendor  Upplands Motor Holding AB, corporate identification number 

556369-5476 
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2 RESPONSIBILITY STATEMENT 

The board of directors in the Company is responsible for the information given in this Company Description. 

The Company confirms that, having taken all reasonable care to ensure that such is the case, the information 

contained in this Company Description is, to the best of the Company’s knowledge, in accordance with the facts 

and contains no omissions likely to affect its import. Any information in this Company Description and in the 

documents incorporated by reference which derive from the Vendor and other third parties have, as far as the 

Company is aware and can be judged on the basis of other information made public by that third party, been 

correctly represented and no information has been omitted which may serve to render the information 

misleading or incorrect. The board of directors confirms that, having taken all reasonable care to ensure that 

such is the case, the information in this Company Description is, to the best of the board member’s knowledge, 

in accordance with the facts and contains no omission likely to affect its import. 

 

The board of directors in Mälaråsen AB (publ) 

 

 

Sven Hegstad, Jacob Anderlund and Stefan Gattberg 

(Board of directors)  
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3 INVESTMENT SUMMARY 

This summary should be read as an introduction to the Company Description, and is entirely subordinate to the 

more detailed information contained in this Company Description including its appendices. Any decision to 

invest in the Shares should be based on an assessment of all information in this Company Description and any 

other relevant information. In particular, potential investors should carefully consider the risk factors mentioned 

in section 4. 

For an explanation of definitions and terms used throughout this Company Description, please refer to section 1. 

 Summary of the Company, the Tenant and the Portfolio 3.1

The Company is a Swedish limited liability company which has, through the Subsidiaries, acquired all shares in 

the Targets, which directly or indirectly are the sole owners of the properties in the Portfolio.  

The Portfolio consists of three high quality car and service units, strategically located along the European 

Highway E4, in strong micro locations. The properties in the Portfolio are located in Kista, in northern 

Stockholm, in Uppsala and in Arlandastad (as shown in the map below). The Tenant in the entire Portfolio is 

Upplands Motor AB. Upplands Motor is Sweden’s second largest Volvo car retailer.  

Location of the properties in the Portfolio 

 

 
 

Source: the Vendor 

 

The Vendor in the Transaction was Upplands Motor Holding AB, which is the parent company to the Tenant. 

Thus, the Tenant has had the opportunity to develop the Portfolio in a way well suited for the Tenant’s 

business. The majority of the Tenant’s operations are carried out in the properties in the Portfolio and the 

premises in the Portfolio are of high importance for the Tenant and its operations. 

The Lease Agreements were signed in connection of the Closing of the Transaction. The lease term is 15 years, 

and the rents are adjusted annually with 100% of the change in Swedish CPI (however, if the index value 

decreases, the rent shall nevertheless remain unchanged). The rent is guaranteed both by a bank guarantee (up 

to 75% of an annual rent) and the Tenant’s parent company, Upplands Motor Holding AB. 

The Portfolio consists of approximately 33,900 sqm lettable area and the estimated annual rent amounts to SEK 

~56.9 million. As the Tenant covers the vast majority of the property costs, the property ownership should be 

perceived as cost efficient.  

Summary of financial information 
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The purchase price was based on the Gross Real Estate Value, and was financed with the Recent Equity Issue of 

SEK 269,000,000, the Senior Debt Facility of SEK 525,000,000 and the Junior Debt Facility of SEK 87,500,000.  

Key financial figures include: 

 Net Real Estate Yield of approximately 6.2% 

 EBITDA Yield of approximately 6.0% 

 Initial LTV of approximately 70%, with 1.0% annual amortisation on the Senior Debt Facility 

 Summary of the Recent Equity Issue 3.2

The Company issued a total of 2,690,000 Shares during September 2016, at a price of SEK 100 per share. The 

formal resolution to issue new shares in the Company was taken by the general meeting on 17 August 2016, 

and the resolution of the general meeting was, in accordance with the Swedish Companies Act (Sw. 

Aktiebolagslagen (2005:551)), based upon a proposal by the Board of Directors. In connection with the Recent 

Equity Issue, the shares that existed prior to the Recent Equity Issue was redeemed at a redemption price of 

SEK 500,000, and for this purpose, the share capital was reduced with SEK 500,000.  
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4 RISK FACTORS 

 General remarks 4.1

An investment in the Company is associated with a risk of loss. The risk relates to general fluctuations in the 

real estate and stock markets and in the general economy, market developments, varying liquidity in the shares 

and company-specific risk factors. Potential investors should study the following risk factors below, as well as 

the remainder of the information in the Company Description, before making any investment decision. The 

value of the Shares may be reduced based on the said risks and investors may risk losing all or part of their 

investment. 

An investment in the Company is only suitable for investors who understand the risks associated with this type 

of investment, and who are prepared to lose all or part of the invested amount. A risk not previously having 

materialised in the form of loss does not mean that such risk does not still pose a real threat to the activities, 

opportunities and financial position of the Company, or the value of its shares. Investors are encouraged to 

consult their own advisors with a view to determining whether an investment in the Company is suitable for 

them. 

The acquisition of real estate via the acquisition of companies involves a particular risk, in as much as the 

Company acquires all assets and liabilities of the target. There may turn out to be liabilities in the target that 

are unknown on the acquisition date. Historical arrangements in the target may also influence its future tax 

position, which is not necessarily known on the acquisition date. These considerations imply that handling the 

acquisition of a company is somewhat more challenging than the direct acquisition of real estate, and makes it 

even more important to conduct a thorough due diligence investigation, as well as to perform a correct 

valuation of tax positions.  

The below description of the risk factors shall not be considered exhaustive, and factors that are not 

mentioned in the following, or factors that the Company is not aware of, may have a significant impact on 

the value of the investment.  

If any of the following factors were to materialise, it may have a negative impact on the operations, financial 

situation and earnings of the Company. The return offered by the Company is a function of the earnings of the 

Company, as well as direct and indirect costs relating to the operation of the Portfolio. The Company’s earnings 

and costs will depend on, inter alia, the risk factors below. In addition, investors will need to take into 

consideration the relevant cost structure inherent in the investment, as well as their current and future tax 

position. 

Below follows certain risk factors that are partly general to investments in real estate via companies and partly 

specific to the Company. The description is provided to the best of our ability. Unless otherwise specifically 

stated, the comments pertaining to financial statements and other matters in this section concern the 

Company. 

 General risk factors 4.2

The Company is in a development stage and has recently been formed for the purpose of carrying out the 

business plan contained in this Company Description. Although the group of the Business Management has 

many years’ of experience in the business sector, the Company is new and as such has no operating history. The 

Company is therefore depending on the Business Manager in order to carry out its business plan and conduct 

its day-to-day business.  



Page 12 of 65 

 Market risk 4.3

4.3.1 Property values 

The risk associated with real estate investments is primarily determined by the uncertainty of the value of the 

properties involved. Risk factors may thus be defined as those factors that influence property values. The two 

most important factors are the supply of, and demand for, commercial property, and the yields that investors 

are willing to accept upon the acquisition of real estate.  

4.3.2 Re-letting risk 

The remaining lease term under the Lease Agreements is 15 years. 

The property market is affected by the vacancy and other real estate supply in the market at the end of the 

lease term and the demand for the type of premises held by the Company. If the premises cannot be  

re-let on similar terms, it will influence the cash flow and the value of the Company. It may also become 

significantly more difficult to realise the properties in the Portfolio and/or the Company.  

The location of the properties in the Portfolio will have a major impact on the prospects for obtaining new 

leases, as well as for the developments in the value of the Portfolio/Company in general.  

Reference is made to section 8 for a description of the locations of the properties in the Portfolio. 

4.3.3 Transaction risk 

There is a risk that the Vendor does not fulfil its obligations under e.g. contracted warranties or indemnities due 

to financial difficulties. This could have a negative impact on the Subsidiaries possibility to bring forward claims 

under the Share Purchase Agreement in addition to contracted limitations in amount and time, and may 

therefore have a negative effect on the Group’s financial condition and the equity returns. 

4.3.4 Macroeconomic conditions 

The demand and supply in the real estate market will depend on general economic development in the 

economy, at the local, regional and national level. Developments in interest rate level, inflation and 

employment will be of relevance in this context. 

 Operational risk 4.4

4.4.1 Tenant risk 

The properties in the Portfolio currently have one tenant, being Upplands Motor AB, upon which the Group’s 

income is dependent. Hence, the Tenant's finances and financial strength and ability to service the rent in a 

satisfactory manner is critical to the investment. Please refer to section 10 for a more detailed description of 

the Lease Agreements. 

Should the Tenant choose to vacate any/all of the properties in the Portfolio after the current Lease 

Agreements expiry, there are risks involved with obtaining a new tenant/tenants for the properties. New 

potential tenants might imply higher counterparty risks, and the Group’s ability to successfully negotiate a new 

lease contract on favourable terms is dependent upon the general condition of the real estate market at such 

time. Further, the premises may have to be renovated and adjusted to serve several tenants instead of a single 

tenant. Such investments could affect the Group’s financial condition and equity returns negatively. There 
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could also be a period when any of the properties in the Portfolio is vacant, which would affect the Group’s 

financial condition and equity returns negatively. 

Reference is made to section 9 for more information on the Tenant. The information on the Tenant is based on 

information in the public domain and information gained directly from the Tenant or the Vendor. The Manager 

has not commissioned any independent verification of such information. 

4.4.2 Regulatory risk 

There will always be a risk that amendments to regulatory provisions may affect prospects for the future lease 

of the premises, or prospects for the future sale of the Portfolio. New technical or other requirements 

(including health and environmental requirements, land use and/or development regulations) pertaining to the 

Portfolio may also impose costs on the Company that cannot be recouped from the Tenant or future tenants. 

Government authorities at all levels are actively involved in the promulgation and enforcement of regulations 

relating to taxation, land use and zoning and planning restrictions, environmental protection and safety and 

other matters. The institution and enforcement of such regulations could have the effect of increasing the 

expense and lowering the income or rate of return from the Company, as well as adversely affecting the value 

of the Portfolio.  

4.4.3 Environment/technical operational risk 

According to the polluter pays-principle established under Swedish environmental law, the operator who has 

contributed to pollution will be responsible for remediation. However, should it not be possible to locate the 

polluter, the property owner is subsidiary responsible for remediation and associated costs, if the property 

owner, at the time of the acquisition, was aware of the pollution or ought to have been aware of it. 

Accordingly, there is a risk that a member of the Group in its capacity as property owner may be held 

responsible for costly remediation.  

During the legal due diligence investigation, Pareto was informed of fuel pollutions at the Uppsala Property 

(discovered in April 2014) and that decontamination measures were taken. In February 2015 new soil samples 

showed that the residual of the pollution was low. According to the Share Purchase Agreement the Vendor is 

obligated to indemnify the Company for any losses due to pollution at the Uppsala Property.  

Pareto has no knowledge of pollution on the properties in the Portfolio other than as set out above or any 

pollution that will restrict the current use of the properties. If any further pollution is uncovered on the 

properties, such pollution may result in a clean-up order, and said pollution may also restrict the current or 

future use of the properties, or make such use more expensive. There is a risk that any extra costs or losses 

incurred by the Company as the result of pollution cannot be recovered from the Vendor or insurance 

providers, which could have an impact on the Group's financial condition. 

4.4.4 Fire/damage and duty to rebuild 

The lessor (i.e. the relevant Subsidiary being owner of a property in the Portfolio) is obligated to obtain and 

maintain a market standard full-value property insurance policy for the property from a reputable and solvent 

insurance company. In the event of fire or damage, the lessor is obliged to use the compensation recovered 

under such insurance in full for the reconstruction and/or repairation of the premises. Such reconstruction shall 

restore affected parts of the property to the same standard as soon as possible. If the reconstruction and/or 

repair work process has not been commenced within twelve (12) weeks as from such destruction or damage 

and there are no material external reasons preventing the commencement of the work, the Tenant shall, at its 

sole discretion, be either (i) entitled to terminate this lease agreement with immediate effect or (ii) carry out 
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reconstruction and/or repair work (including planning- and other related work) at the lessor’s cost and expense 

and set-off all such costs and expenses against the rent. Even if the Group is covered by customary insurance 

for the industry, there is a risk that the aforementioned reconstruction/repairation costs are not covered in full. 

4.4.5 AIFM risk 

Sweden has implemented the Alternative Investment Fund Managers (AIFM) Directive during 2013. Certain 

unclarified issues still remain with regard to the scope of such rules. Pareto is of the view that the Company will 

fall outside the scope of such rules because, inter alia, the purpose of the Company is to profit from the 

ongoing operation of the Portfolio, and not through purchases and sales, and also because the object of the 

Company is not to make any additional investments. There is nonetheless a risk that the Company will fall 

within the scope of the AIFM Directive. This may result in increased costs because of, inter alia, registration 

with, and ongoing reporting to, the Financial Supervisory Authority of Sweden. There is also a possibility that 

the Company will need to appoint a licensed manager and a custodian. To minimize the risk of regulation 

Pareto will pay attention to the wording of the Company´s articles of association and furthermore the 

Company’s yearly reporting. 

4.4.6 Zoning plan for the Uppsala Property 

The Uppsala Property is currently used for e.g. commercial purposes. Since the zoning plan only allows for 

industrial operations there is a risk that the current use of the Uppsala Property is prohibited. The Share 

Purchase Agreement includes an indemnity clause according to which the Vendor is obligated to indemnify the 

Company for any losses due to prohibited usage of the Uppsala Property.  

 Financial risk 4.5

4.5.1 Risk relating to leveraging of underlying investments – interest rate risk/inflation 

The underlying investment of the Company is has a LTV of ~70%. Such leverage may increase the risk of loss of 

invested funds, since any reduction in the value of underlying assets will have a larger impact on the invested 

capital than if the investment had not been leveraged.  

Upon expiry of the loan terms, there will be a risk that the Company is unable to refinance its debts on terms 

corresponding to those of the expired loan or that future refinancing is not possible at all. This may result in 

significantly increased costs or necessitate the sale of the Company or the Portfolio under circumstances that 

entail a risk of significant loss.  

Any interest rate fluctuations might have a direct impact on real estate yields. The real rate of interest over time 

will be a significant factor in determining property value development and the yield available to investors.  

Interest costs represent a significant cost factor for leveraged real estate investments. An increase in the 

interest rate level, including as the result of increased margin requirements on the part of lenders, will 

represent a liquidity burden for the Company. However, the interest rate risk may be reduced through the 

establishment of interest rate swaps or fixed interest rate. In the event of termination of the interest rate swap 

prior to expiry, there may be realised a premium or discount if the interest rate has changed from the agreed 

fixed interest rate level. Any premium or discount shall correspond to the market value of the interest rate 

swap, and such market value is influenced by the market interest rate and the remaining swap term as at the 

date of termination. 

The rents under the Lease Agreements are adjusted annually by 100% of the change in the Swedish CPI. If the 

index value decreases, the rents will nevertheless remain unchanged. 
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4.5.2 Tax risk 

The information in this Company Description and the investment to be made are based on laws, regulations, 

case law and administrative practice as applicable on the date of this Company Description. Rules or the 

application of rules may change. With regard to Value Added Tax, in particular, practice has been determined 

by administrative opinions, and it happens that new opinions deviate from earlier opinions. VAT on transaction 

costs may for instance not be deductible and instead treated as a cost. Amendments to tax rules may result in 

investors being faced with new and different investment conditions, including reduced profitability of the 

project. 

4.5.3 Compliance with loan agreements 

The loan agreements the Group has entered into make the Group subject to a number of covenants dictating 

what actions the Group may and may not take. Should the Group not comply with these covenants, additional 

financing costs may incur and the Debt Facilities may be accelerated. Such events would negatively affect the 

Group’s financial condition and the return on the Shares and could result in bankruptcy and liquidation of the 

Group.  

4.5.4 Management risk 

The Group is initially dependent upon the Business Manager for the implementation of its strategy and the 

operation of its activities. Although the Business Management Agreement is non-terminable during the first 5 

years from signing (with certain exceptions) and thereafter prolonged until terminated with a notice period of 

12 months, there is an uncertainty with regard to the management of the Group in the event of a termination 

of the Business Management Agreement. In addition, the Group will depend upon the services and products of 

certain other consultants, contractors and other service providers in order to successfully pursue the Group’s 

business plan.  

 Legal and regulatory risks 4.6

Investments in the Shares involve certain risks, including the risk that a party may successfully litigate against 

the Group, which may result in a reduction in the assets of the Group. However, the directors and the relevant 

managers of the Vendor are on the date hereof not aware of any pending litigation against the Targets. 

Changes in laws relating to ownership of land could have an adverse effect on the value of the Shares. New 

laws may be introduced which may be retrospective and affect environmental planning, land use and/or 

development regulations.  

Government authorities at all levels are actively involved in the promulgation and enforcement of regulations 

relating to taxation, land use and zoning and planning restrictions, environmental protection and safety and 

other matters. The institution and enforcement of such regulations could have the effect of increasing the 

expenses and lowering the income of rate of return from the Company, as well as adversely affecting the value 

of the Portfolio if the requirements for expropriations are satisfied. Any expropriation will entitle the Group to 

compensation but the Group’s financial condition may, irrespective of such compensation, be negatively 

affected. 

 Risk factors relating to the Shares 4.7

4.7.1 Liquidity risk – secondary market trading 

It may in practice be impossible to trade the Shares for short or long periods of time due to lack of active 

trading and insufficient liquidity, which may adversely affect the price of the Shares in the secondary market.  
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Exit for investors is dependent on either secondary market sale of Shares or the Portfolio/Company being sold 

in its entirety. Real estate is an illiquid asset class. It normally takes several months both to invest, and to 

realise direct investments, in real estate. Any sale of the Portfolio/Company will be subject to approval by the 

Board of Directors of the Company.  

4.7.2 Risk factor relating to further equity issues 

If the Company needs further equity in the future, inadequate participation in any future equity issue on the 

part of investors may pose a risk to the solvency of the Company until such equity issue has been completed. 

Investors that do not participate in future equity issues will risk dilution of their ownership interests. A capital 

need may for example arise upon a future rehabilitation of the Portfolio, or other necessary investments in the 

Portfolio, if the costs are not funded with debt. 
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5 THE RECENT EQUITY ISSUE 

 The Recent Equity Issue 5.1

The Company has, through the Subsidiaries, acquired 100% of the shares of the Targets from the Vendor. The 

Targets own and hold title to the Kista Properties and the Arlandastad Property directly, and the Uppsala 

Property indirectly. The properties in the Portfolio are Enare 1 in Stockholm municipality, Talldungen 13 in 

Sollentuna municipality, Kungsängen 34:4 in Uppsala municipality and Märsta 23:6 in Sigtuna municipality. The 

purchase price for the Targets was based on the Gross Real Estate Value of SEK 875 million, subject to 

customary purchase price adjustments. 

The Company has raised equity in the amount of SEK 269,000,000 by an equity issue in which the Company 

issued 2,690,000 new shares, to partially finance the acquisition.  

The proceeds of SEK 269,000,000 from the Recent Equity Issue and SEK 612,500,000 from the Debt Facilities 

have exclusively been employed towards fully funding the acquisition of the Targets, including transaction costs 

and working capital requirements.  

In connection with the Recent Equity Issue, the 500,000 shares that existed prior to the Recent Equity Issue was 

redeemed at a redemption price of SEK 1 per share, and for this purpose, the share capital was reduced with 

SEK 500,000. Following the Recent Equity Issue, the Shares comprise all shares in the Company and the 

registered share capital of the Company amounts to SEK 2,690,000.  

Pareto was the sole manager of the Recent Equity Issue. 

 Costs 5.2

The overall costs of the Company in relation to the Recent Equity Issue are expected to be approximately SEK 

26 million. The aggregate net proceeds of the Company are estimated to approximately SEK 243 million after 

start-up costs. 

Please find provisions on future fees to the Manager and the Business Manager in the sections 12.2 and 12.3.  

 Governing law and dispute resolution 5.3

This Company Description are subject to Swedish law. Any disputes regarding this Company Description which 

cannot be solved amicably, shall be referred to the ordinary courts of Sweden and the applicant accepts the 

non-exclusive jurisdiction of the Stockholm District Court.  
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6 THE COMPANY AND THE TRANSACTION  

 The Company 6.1

The Company is a Swedish public limited liability company with corporate identification number 559059-8594, 

registered with the Swedish Companies Registration Office at 21 April 2016. The current registered address of 

the Company is P.O. 7415, SE-103 91 Stockholm. The Company and its operations are governed by Swedish law. 

The Company was established by Pareto Business Management AB. The Company owns and manages the 

ownership of all of the shares in the Targets, through the Subsidiaries. The Company is the parent company of 

the Group and the counterparty to the Business Manager under the Business Management Agreement.  

The objects of the Company are to own and manage movable (Sw. Lös egendom) and immovable (Sw. Fast 

egendom) properties or manage companies which directly or indirectly own movable or immovable properties 

and obtain financing for its business and conduct business related thereto. 

The articles of association of the Company is included as Appendix 2 to this Company Description.  

6.1.1 Board of Directors and the management of the Company 

The duties and responsibilities of the Board of Directors follow from Swedish law and include the overall 

management and control of the Company. The Board of Directors is elected by the general meeting of the 

Company. The Board of Directors currently consists of three members.  

Interim Board of Directors and CEO 

 
 Name Position Joined Number of Shares in the Company  

 Sven Iver Hegstad Chairman of the Board 21 April 2016 0  

 Jacob Anderlund Board Member (CEO) 21 April 2016 0  

 Stefan Gattberg Board Member 21 April 2016 0  

      

Source: the Company 

 

Mr. Hegstad and Mr. Anderlund are employed by the Business Manager. Mr. Gattberg is employed by the 

Manager. The new Board of Directors, which is likely to include representatives of the investors in the 

Company, will be appointed at a general meeting, which is proposed to be held on 12 October 2016. The 

interim Board of Directors will therefore be replaced following the general meeting. The Company has not 

entered into any agreements with any member of the board of directors concerning benefits after the 

resignation of the assignment. 

The members in the interim Board of Directors are currently also the board members in the Targets and Mr. 

Anderlund is currently the board member in the Subsidiaries. The current board of directors in the Targets and 

the Subsidiaries are proposed to be replaced with the proposed board of directors in the Company (described 

in section 6.1.3 below). 

The members of the board of directors have been part of the board of directors in the following other 

Companies, outside the Group, during the past five years: 
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Other board of directors assignments 

 
 Sven Iver Hegstad Jacob Anderlund Stefan Gattberg  

 Ongoing board assignments: 
Alf Bjerckes vei Holding AS 
ImSight AS 
Pareto Pe Fund i AS 
LSA Invest AS 
Pareto Pe II AS 
Pareto Pe Institusjonelle AS 
Pareto Pe Iii AS 
Pareto Product Management AS 
Pareto Business Management AB 
PBM Invest 100 AB 
MS Etablering VII AB 
Ms Etablering VI AB  
Ms Etablering VII AB 
JF Etablering IX AB  
Vårdboende i Västerparken AB 
Stensö Holding AB 
Stensö Förvärvsbolag AB 
Mälaråsen AB (publ) 
MI Etablering I AB 
MI Etablering II AB 
 
Previous board assignments: 
Delarka Fastighet AB 
Vårdfastigheter Sverige I AB (publ) 
Pareto Business Management AS 
Bonntjennsvegen 13 AS 
Fugleåsen 5 AS 
Fugleåsen 7 AS 
Gneisveien 32 AS 
Gneisveien 34 AS 
Gneisveien 40 AS 
Nesoddsveien 22 AS 
Stolvstadlia 9 AS 
Åkersvikvegen 30 AS 
Bosjö Fastigheter AB (publ) 
Sydsvenska Hem AB (publ) 
Fastighets AB Ridskolan 
Projektbolag Del Y AB 
Nya Centrumfastigheter i Lomma AB 
Sydsvenska Hem Förvärvsbolag 1 AB 
Sydsvenska Hem Förvärvsbolag 2 AB 
Sydsvenska Hem Förvärvsbolag 3 AB 
Bosjö Fastigheter 1 AB 
Bosjö Vindtyget 1 AB 
Mitt Vard Bolag AB 
Söderbymalm Fastighets AB 
Huskvarnen Holding AB (publ) 
Huskvarnen Fastighets I AB 
Pilängen Logistik AB 
Pilängen Logistik I AB 
Bonäsudden Holding AB (publ) 
Bonäsudden Fastighets AB 
Bonäsudden Fastighets 2 AB 
GBG Office 1 AB (publ) 
GBG Target 1 AB 
SUS 5 AS 

Ongoing board assignments: 
Ms Etablering VIII AB 
Ms Etablering VI AB 
Ms Etablering VII AB 
Axet Bemanning Ekonomisk 
Förening 
PBM Invest 100 AB 
Stensö Holding AB 
Stensö Förvärvsbolag AB 
Mälaråsen AB (publ) 
 
Previous board assignments: 
Huskvarnen Fastighets I AB 
Pilängen Logistik I AB 
Mitt Vard Bolag AB 
Söderbymalm Fastighets AB 
Pilängen Logistik II AB 
Huskvarnen Holding AB (publ) 
Bosjö Fastigheter AB (publ) 
Bosjö Fastigheter 1 AB 
Bosjö Vindtyget 1 AB 
Pareto GIMLE AB 
 

Ongoing board assignments: 
S.K. Gattberg AB 
Vårdboende i Västerparken AB 
Stensö Holding AB 
Stensö Förvärvsbolag AB 
MI Etablering I AB 
MI Etablering II AB 
Mälaråsen AB (publ) 
 
Previous board assignments: 
Mitt Vard Bolag AB 
Vårdfastigheter Sverige I AB (publ) 
Bonäsudden Fastighets 2 AB 
GBG Office 1 AB (publ) 
Huskvarnen Fastighets 1 AB 
GBG Target 1 AB 
Pilängen Logistik I AB 
Pilängen Logistik II AB 
Bonäsudden Holding AB (publ) 
Bonäsudden Fastighets AB 
Pilängen Logistik AB 
Huskvarnen Holding AB (publ) 
Bosjö Fastigheter AB (publ) 
Bosjö Fastigheter 1 AB 
Bosjö Vindtyget 1 AB 
Sydsvenska Hem AB (publ) 
Fastighets AB Ridskolan 
Projektbolag Del Y AB 
Nya Centrumfastigheter i Lomma AB 
Sydsvenska Hem Förvärvsbolag 1 AB 
Sydsvenska Hem Förvärvsbolag 2 AB 
Sydsvenska Hem Förvärvsbolag 3 AB 
Söderbymalm Fastighets AB 
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None of the members of the board of directors of the Company has been convicted in fraud-related crimes, has 

been prohibited from carrying on business, or been engaged as a board member or as a holder of a managerial 

position in a company going bankrupt or being liquidated during the past five years. 

Companies of which the members of the interim Board of Directors have held at least 10 % of the capital or 

voting rights during the past five years are presented in Appendix 1. Any companies of which the interim 

members currently hold at least 10 % of the capital or the voting rights are also presented Appendix 1. 

Please refer to section 12 for additional information regarding the management of the Company. 

 

6.1.2 The CEO of Mälaråsen AB (publ) 

The CEO of Mälaråsen AB (publ) is Jacob Anderlund. Mr Anderlund is employed by the Business Manager and 

will not receive any salary from the Company in the regard of his role as CEO. Although Mr. Anderlund is 

intended to be replaced as a member of the Board of Directors at the upcoming extraordinary general meeting 

of the Company, there are no intentions to replace Mr. Anderlund as the CEO of the Company. Mr. Anderlund’s 

tasks correspond to the tasks of the Business Manager, which are presented in section 12.2. Please see Mr. 

Anderlund’s CV below. 

Jacob Anderlund, CEO 

 Employed as Business Manager at Pareto Business Management AB 

 CEO of Huskvarnen Holding AB (publ), Pilängen Logistik AB (publ), Bosjö Fastigheter AB and 

Vårdfastigheter Sverige I AB (publ) 

 3 years’ experience from audit of real estate companies at PwC 

 MSc in Business and Economics at Stockholm University 

 

6.1.3 Proposed board of directors 

An extraordinary general meeting will be held on 12 October 2016. At this general meeting, a new Board of 

Directors will be elected. The proposed Board of Directors of the Company is presented below. Please note that 

each proposed board member’s ownership in the Company is as of the date of this Company Description. 

Companies of which the members of the proposed Board of Directors have held at least 10 % of the capital or 

voting rights during the past five years are presented in Appendix 1. Any companies of which the members 

currently hold at least 10 % of the capital or the voting rights are also presented in Appendix 1. An independent 

board member is proposed to be elected at latest at the annual general meeting of the Company in 2017. 

 

Henrik Viktorsson – proposed chairman of the board 

Education: 

MSc in Business and Economics at Åbo Akademi University/Helsinki School of Economics. 

Professional experience: 

Mr. Viktorsson is currently Senior Portfolio Manager and deputy CIO at Alandia Försäkring (since 2007). 

Previous experience includes a position as Investment manager at Nordea and various positions within 

Ålandsbanken. 

Current board assignments include Delarka Holding AB and Optinova Holding AB. 
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Ownership in the Company:  

Mr. Viktorsson represents the Alandia group, which acquired 296,900 Shares in the Recent Equity Issue. 

 

Christian Krüeger – proposed board member 

Education:  

Degree in Business Administration (Sw. Civilekonom) from Lund University. 

Professional experience: 

Mr. Krüeger is currently CEO of LMK Venture Partners AB (since 2015). Previous experience includes positions 

as Partner, Head of Equity at Pareto Securities AB and Öhman Fondkommission AB, Head of Retail Sales at 

Öhman Fondkommission AB and Branch manager at Öhman Fondkommission in Malmö. 

Current board assignments include Episurf Medical AB, Computer Innovation AB, Cloud of Sweden AB, Svevik 

Industri AB, Bynk AB, MVI Fund AB and LMK Venture Partners AB. 

Ownership in the Company:  

Mr. Krüeger represents LMK Venture Partners, which acquired 75,000 Shares in the Recent Equity Issue. 

 

Johan Hedander – proposed board member 

Education:  

Master of Science (Sw. Civilingenjör) from the Royal Institute of Technology, Stockholm. 

Professional experience: 

Mr. Hedander is currently Business Developer at AB Sagax. Previous experience includes a position as Analyst at 

Aberdeen Property Investors. 

Current board assignments include Sagax Sapla 4 AB and BioPharmaLinx AB. 

Ownership in the Company:  

Mr. Hedander represents Satrap Kapitalförvaltning AB, which acquired 155,000 Shares in the Recent Equity 

Issue. 

 

Helena Johnson – proposed board member 

Education:  

Degree in Business Administration (Sw. Civilekonom) from Stockholm School of Economics. 

Professional experience: 

Ms. Johnson is currently Project Manager at Synsam (since 2016). Previous experience includes positions as 

Partner, Head of Finance and Chief Operating Officer at Pareto Securities AB, Managing Director at 11 Real 

Asset Fund Investors, Project Manager at Mercuri Urval and Management Consultant at Boston Consulting 

Group. 

Ownership in the Company:  

Ms. Johnson has no ownership in the Company.  
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 The Shares 6.2

All shares in the Company have equal voting rights (1 vote per share) and equal rights to dividends. The Share’s 

ISIN code is SE0008937411 and the ticker at AktieTorget will be MALAR. The Shares are registered by Euroclear 

Sweden AB, and Euroclear Sweden AB handles the Company’s share register. Shareholders may not receive 

physical share certificates, and all trades with the Shares are handled electronically through banks or other 

financial institutions. The shares of the Company are freely transferrable, subject to formal legal requirements 

and restrictions. Expected first day of trading on AktieTorget is 5 October 2016. The Company has engaged 

Pareto Securities as liquidity provider for the Company. 

 The Subsidiaries 6.3

The Subsidiaries are two Swedish limited liability companies with corporate identification number 556973-8031 

and 559020-2338, registered with the Swedish Companies Registration Office on 5 June 2014 and on 8 July 

2015 respectively. The current registered address of both the Subsidiaries is c/o Pareto Business Management 

AB, P.O. 7415, SE-103 91 Stockholm.  

The object of the Subsidiaries is to own and manage immovable and movable assets and obtain financing for its 

business and conduct business related thereto. The Subsidiaries are, together with the Targets, the borrower 

under the Debt Facilities, and the direct owners of the Targets.  

The Share Purchase Agreement for the acquisition of the Targets was entered into on 30 June 2016 with the 

Vendor as seller and the Subsidiaries as buyer. 

 The Targets 6.4

The Targets are two Swedish limited liability companies with corporate identification number 556680-9710 and 

556073-7446, registered with the Swedish Companies Registration Office since 23 May, 2005 and since 27 

September 1960 respectively. The Targets’ current registered addresses are c/o Pareto Business Management 

AB, P.O. 7415, SE-103 91 Stockholm. 

The object of the Targets is to own and manage real estate and conduct business related thereto. 

The Targets’ only shareholder prior to the acquisition of the Targets by the Company, through the Subsidiaries, 

is the Vendor. The Targets and the Subsidiaries are the borrowers under the Debt Facilities. 

 Transaction and Group structure 6.5

The Transaction was structured as an acquisition of 100% of the shares in the Targets by the Company, through 

the Subsidiaries. The Targets are directly or indirectly the sole owners of the properties in the Portfolio. 

The group structure before the Transaction is illustrated below.  
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Group structure before Transaction 

 

 
 

Source: the Company 

 

The Uppsala Property is owned via a limited partnership (Sw. Kommanditbolag), which has been the owner of 

the property since 1988. This ownership structure will not be changed in the Transaction, as a transfer of the 

property might cause taxation. 

The current Group’s structure is illustrated below. 

 

Current Group structure 

 

 
 

Source: the Company 

The Share Purchase Agreement was signed in June 2016 and Closing of the Transaction of the Targets was 30 

September 2016. The Share Purchase Agreement was negotiated between representatives of the Company, on 

behalf of the Subsidiaries, and representatives of the Vendor. The main elements in the Share Purchase 

Agreement have been structured as follows: 

 The acquisition was carried out by means of a transfer of 100% of the shares in the Targets 

 The purchase price was based on the Gross Real Estate Value of SEK 875,000,000 and was paid upon 

Closing 

 The purchase price is subject to audit and adjustment 45 business days after the closing date of the 

Transaction  
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The purchase price that was payable on the closing date was a preliminary amount based on a pro forma 

balance sheet and the final purchase price will be calculated based on the closing accounts to be prepared by 

the Vendor and reviewed by the Target's auditor and the Company following closing. 

Illustration of capital flows 

 

 
 

Source: the Company 

 

For further information regarding the Group’s financial position post the Transaction, please refer to section 

11.3. 

The Share Purchase Agreement contains warranties regarding the Targets, the Portfolio, the Lease Agreements 

and tax, collectively deemed by the Group and its legal advisors to be in line with Swedish market practice with 

customary limitations regarding the Vendor’s liability for breach of warranties and in respect of thresholds and 

time limits for making claims.  

 Contact information 6.6

The Company’s contact information is stated below. 

Address: 
Mälaråsen AB (publ) 
Box 7415 
103 91 Stockholm 
Sweden  

Phone: 
Pareto Business Management: 08-402 50 00 
 
Website: 

www.malarasen.se 

  

http://www.malarasen.se/
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7 THE PORTFOLIO 

Unless otherwise explicitly stated, the Vendor is the source of all information contained in the sections 7.1 – 7.6 

below. 

 General overview 7.1

The Portfolio consists of three car retail and service facilities (the Kista Properties, the Uppsala Property and the 

Arlandastad Property), all located in the Stockholm and Uppsala region. The Kista Properties are located in Kista 

in the northern parts of Stockholm and consist of the two neighbouring properties Talldungen 13 in Sollentuna 

municipality and Enare 1 in Stockholm municipality. The Uppsala Property is located in the Kungsängen area in 

southern Uppsala and includes the Kungsängen 34:4 property in Uppsala municipality. The Arlandastad 

Property is located in Arlandastad, and includes the Märsta 23:6 property in Sigtuna municipality. The 

properties in the Portfolio are located close to the E4 highway. For more information regarding the location, 

please refer to section 8. 

The properties in the Portfolio are used for car retail and service purposes, and the Tenant, Upplands Motor AB, 

leases the entire Portfolio on three lease agreements with 15-year remaining lease term. The premises are 

generally well suited for the needs of the Tenant. For more information regarding the Tenant, please refer to 

section 9. 

The buildings in the Portfolio have a total lettable area amounting to 33,864 sqm and the total site area 

amounts to 70,368 sqm. All properties in the Portfolio are freehold properties. 

In the following sections, the Portfolio is described in more detail. 

 

Location of the properties in the Portfolio 

 

 
 

Source: the Vendor 
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 Summary of the Portfolio 7.2

A summary of the Portfolio is presented in the table below. 

Summary of the Portfolio 
 

Locations Kista Uppsala Arlandastad Total 

Property Talldungen 13 Enare 1 Kungsängen 34:4 Märsta 23:6  

Municipality Sollentuna Stockholm Uppsala Sigtuna  

Tenure Freehold Freehold Freehold Freehold  

No. of buildings 3 1 4 1 9 

Leasable area (sqm) 15,464 2,314 14,238 1,848 33,864 

Site area (sqm) 20,278 14,368 30,444 5,278 70,368 

No. of parking spaces 250 200 475 80 1,005 
      

 

Source: the Vendor 
 

Location break down, rental values   Area type break down, rental values 

 

 

 
Source: the Vendor  Source: the Vendor 

 The importance of the Portfolio to the Tenant 7.3

The Vendor in the Transaction was Upplands Motor Holding AB, which is the parent company to the Tenant. 

Thus, the Tenant has had the opportunity to develop the Portfolio in a way well suited for the Tenant’s 

business. The majority of the Tenant’s operations are carried out in the properties in the Portfolio and the 

premises in the Portfolio are of high importance for the Tenant and its operations.  

The Kista Properties are well located along the E4 highway and easily recognised 

 

 
 

Source: the Vendor 
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 The Kista Properties 7.4

The Kista Properties include the Talldungen 13 property in Sollentuna municipality and the Enare 1 property in 

Stockholm municipality. The two properties are located on opposite sides of Kronäsvägen and the border 

between Stockholm and Sollentuna municipalities. 

Apart from Upplands Motor, Volkswagen, Hedin Bil and Mercedes-Benz are located in the area. Further, Audi 

recently acquired land in the area in order to build a new car and service facility, which is expected to 

strengthen the area as a car retail and service hub further. In addition, Upplands Motor has additional 

expansion plans (see section 7.4.3), which also might strengthened the area further. 

 

Location of the Kista Properties 

 

    
 

Source: the Vendor 

 

7.4.1 Talldungen 13, Sollentuna 

The Talldungen 13 property in Sollentuna is one of Sweden’s most recognised car retail and service properties. 

It benefits from extraordinary visibility from the E4 highway, Sweden’s most heavily trafficked highway with up 

to 140,000 vehicles passing daily. The property consists of two main buildings with three and four floors 

respectively, above ground. 

The buildings were completed in 2007 and 2008 and the lettable area amounts to 15,464 sqm. The buildings 

are of very high quality and are characterized by their glass facades and impressive floor to ceiling heights. 

Since 2013, approximately SEK 6.2 million has been invested in the Kista Properties. 

 

Property Information, Talldungen 13, Sollentuna 
 

Property information Talldungen 13 Area, by type 
Construction year 2007/2008 

 

Refurbishment years 2013/2014/2015 
No. of buildings 3 
No. of floors above ground 3/4 
No. of parking spaces 250 
Total leasable area, sqm 15,464 
Total site area, sqm 20,278 

 

 
Source: the Vendor 
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7.4.2 Enare 1, Stockholm 

The building on the property Enare 1 in Stockholm municipality was completed in 2013 and houses a modern 

work shop for sheet metal works and lacquering, as well as Sweden’s largest tyre storage which can 

accommodate 22,500 tyres. The building also includes an area for changing of car tyres and car inspections. The 

second floor holds office and staff premises. Floor to ceiling height in the tyre storage is around nine meters. 

The leasable area amounts to 2,314 sqm of which 42% consists of the tyre storage. The property also includes 

some 200 parking spaces. 

 

Property Information, Enare 1, Stockholm 
 

Property information Enare 1 Area, by type 
Construction year 2013 

 

Refurbishment years 2013/2014/2015 
No. of buildings 1 
No. of floors above ground 2 
No. of parking spaces 200 
Total leasable area, sqm 2,314 
Total site area, sqm 14,368 

 

 
Source: the Vendor 

 

7.4.3 Expansion on the property next to the Kista Properties 

Upplands Motor is currently in negotiation with the municipalities Sollentuna and Stockholm regarding 

expansion plans of the business in Kista, further enhancing the area’s attractiveness and customer appeal. 

There are plans of adding a car park, a delivery repair shop, a second automotive tyre hotel, two more repair 

shops, a glass replacement centre, a second larger car wash and a reconditioning centre. 

The additions will, apart from meeting the growing demand, improve the business flow, solve the issue of 

limited parking spaces, expand the customer offer and position Upplands Motor for further growth. 

The area where the expansion is considered is illustrated in the map below. This property was however not a 

part of the Transaction. 

 

Location of the development area 
 

 

 
Source: the Vendor 
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Potential new developments in the area are presented in the site plan below. 

Site plan for possible expansion in Kista 
 

 

 
Source: the Vendor 

 

 The Uppsala Property 7.5

The Uppsala Property, Kungsängen 34:4 in Uppsala municipality, is located only four minutes south of Uppsala 

central station, in an area which has long been characterized by the presence of car dealers and car service 

facilities. The neighbouring property houses Möller Bil’s car retail premises, which sells Volkswagen, Skoda, 

Seat and Audi. 

In 2011 a comprehensive refurbishment of the Uppsala Property was completed, which included e.g. new 

ventilation, installation of an elevator, expansion of the restaurant, modernisation of office premises and 

replacement of most of the windows on the property. 

Approximately SEK 15 million have been invested in the Uppsala Property since 2011. The original building was 

erected between 1964 and 1970.  

The leasable area of the property amounts to 14,238 sqm of which repair shop and retail area constitute 

approximately 68%. 
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Location and pictures of the Uppsala Property 

 
 

Source: the Vendor 

 

Property Information, the Uppsala Property 
 

Property information Kungsängen 34:4 Area, by type 
Construction years 1964-1970 

 

Refurbishment year 2011 
No. of buildings 4 
No. of floors above ground 2 
No. of parking spaces 475 
Total leasable area, sqm 14,238 
Total site area, sqm 30,444 

 

 
Source: the Vendor 
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 The Arlandastad Property 7.6

The Arlandastad Property, Märsta 23:6 in Sigtuna municipality, is located in the expanding Arlandastad area, 

which has a strategic location between Stockholm and Uppsala, close to Arlanda airport. The Arlandastad 

Property is located close to the E4 highway and benefits from excellent visibility from road 263. 

The surrounding area includes e.g. logistics companies, including DSV and UPS, the Volvo truck and bus 

dealership WIST, as well as other storage and light industrial activities. 

The Arlandastad Property includes a modern car sales area, a repair shop as well as office and storage 

premises. A gas station is also located on the property. 

A refurbishment in 2006 included, e.g. the new entrance and shop area as well as new ventilation. The building 

was erected in 1977 and has been continuously upgraded. The leasable area of the property amounts to 1,848 

sqm of which 83% is made up by the retail premises and repair shop. 

 

Location and pictures of the Arlandastad Property 

 

 
 

 
Source: the Vendor 
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Property Information, the Arlandastad Property 
 

Property information Märsta 23:6 Area, by type 
Construction year 1977 

 

Refurbishment years 1994, 2006 
No. of buildings 1 
No. of floors above ground 2 
No. of parking spaces 80 
Total leasable area, sqm 1,848 
Total site area, sqm 5,278 

 

 
Source: the Vendor 
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8 LOCATION 

 Stockholm and Uppsala 8.1

The properties in the Portfolio are located in Stockholm and Uppsala, two of Sweden’s most expansive cities. 

Stockholm and Uppsala counties’ regional GDPs have grown by 81% and 85% respectively since 2000, to be 

compared with the national average of 65%
1
. The total population in the counties of Stockholm and Uppsala 

amounts to 2.6 million inhabitants, equivalent to 26% of Sweden’s total population.
 2

 

Stockholm county is Sweden’s most densely populated county, as illustrated in the map below. 

 

Population densities in Sweden’s counties 

 

 
 

Source: SCB 

 

  

                                                                 

1
 SCB, 2016-06-03 

2
 SCB, 2016-06-03 
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The population has increased rapidly in both Stockholm and Uppsala, well above the national level, as shown in 

the graph below. 

Indexed population growth in Stockholm and Uppsala municipalities, compared with national level 

 

 
 

Source: SCB 

 

Both Stockholm and Uppsala are expected to continue to grow at a high pace in the coming years. The 

population in the counties of Stockholm and Uppsala is expected to increase by 19% and 15% respectively, until 

2025.
1
 

The region benefits from well-developed infrastructure, such as Sweden’s largest airport, European highways 

and developed railroads, and is a natural choice for both national and international companies that are 

interested in growing in the Nordics. Further, Stockholm and Uppsala benefit from their well-known and highly 

reputable universities, Karolinska Institutet, Stockholm School of Economics, Stockholm University, The Royal 

Institute of Technology and Uppsala University are all top-ranked within their fields. 

For more information of the micro locations of each of the properties in the Portfolio, please refer to the 

sections 7.4, 7.5 and 7.6. 

  

                                                                 

1
 Befolkningsprognoser.se, 2016-06-03 
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9 MARKET OVERVIEW AND THE TENANT 

 Upplands Motor 9.1

Upplands Motor is among the largest car retailers in Sweden with net sales of SEK ~2.9 billion in 2015. The 

group had 481 employees and delivered 12,205 cars during 2015. 

An illustrative timeline with milestones in Upplands Motor’s history is presented below. 

Milestones in the history of Upplands Motor 

 

 
Source: Upplands Motor 

 

Selected key figures of Upplands Motor are presented below. 

Selected key figures of Upplands Motor 

 

 
 

Source: Upplands Motor 
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Upplands Motor is present on the Stockholm and Uppsala markets. The sites where Upplands Motor has its 

operations are shown in the map below. 

Selected key figures of Upplands Motor 

 

 
 

Source: Upplands Motor 

 

 A snapshot of the market for new cars 9.2

The number of new cars registered in Sweden during 2015 amounted to over 345,000, which is a 13.5% 

increase from 2014. In 2016, the growth has continued, and the registration of new cars increased with 10% 

nationally in the first quarter 2016 compared to the same period last year. Volvo is the most popular brand, 

measured in number of registered new cars. 

Cars remain the most used mean of passenger transportation in Sweden with a share of 81% of all passenger 

transports nationally, which is shown in the table below. The proportions of transport use have been similar for 

the last 30 years.  

Means of passenger transportation in Sweden (2014) 

 

 
 

Source: Trafikanalys 

 



Page 37 of 65 

Stockholm county is forecasted to have a population growth of 19% until 2025. If the number of cars per 

thousand inhabitants remains constant, more than 168,000 new cars will be needed by 2025. The total fleet in 

Stockholm county would then exceed one million vehicles. The total number of cars in Stockholm county, and 

its historical development is shown in the graph below. 

Cars in Stockholm county (thousands of cars) 

 

 
 

Sources: Trafikanalys, SCB 

 

Even though Stockholm county has the lowest use of cars per inhabitant in Sweden, it is the county with the 

largest increase in cars on the road in absolute numbers nationally. In total, there are four million cars in 

Sweden, all of which need regular maintenance, implying recurring revenues for many companies in the 

industry. Upplands Motor’s focus on service is further described in section 9.4 below. 

 Upplands Motor’s position in the market 9.3

Upplands Motor is among the largest car retailers in Sweden, and the largest market participant in Uppsala. 

One of the main competitors in Volvo sales nationally is the listed corporation Bilia. 

Photos of Upplands Motor’s modern car retail premises  

 

 
 

Source: Upplands Motor 

 

As it is a fairly fragmented market, there are great opportunities for Upplands Motor to increase market share 

and grow the business both organically and by acquisitions. 
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Upplands Motor has four car brands in its product range: Volvo, Ford, Renault and Dacia. 

Upplands Motor’s car brand portfolio 

 

 
 

Source: Upplands Motor 

 

The most popular car brands’ market shares (out of the total number of cars in Sweden) are presented in the 

graph below. 

Cars on the road in Sweden by brand 

 

 
 

Source: Upplands Motor 

 

In the company product range, three of Upplands Motor’s four brands are all found among the top 10 most 

popular brands in Sweden when looking at vehicles on the road, corresponding to roughly 30% of all cars 

nationally. There are more than one million Volvo cars on the roads in Sweden, corresponding to approximately 

one quarter of all cars in Sweden. 

 Upplands Motor’s focus on service 9.4

Upplands Motor experiences that customers to a larger extent request all-inclusive solutions, likely caused by 

time constraints in everyday life. Thanks to Upplands Motor’s innovative and diversified board of directors and 

top management with experience from a large number of service sectors (as further described in section 9.8 

below), Upplands Motor has been able to adapt rapidly to the trends and is currently offering superior service 

concepts compared to competitors. An example of Upplands Motor’s service offering is that all customers have 

a personal service technician. 

Car mechanics work in pairs to achieve a fast and efficient result, reducing the waiting time for customers. 

Further, Upplands Motor operates a tyre storage, where tyre change can be made in 10 minutes. While 

customers wait for the service to be completed, Upplands Motor offers breakfast, lunch, coffee, Wi-Fi, exercise 

in the gym and an area where parents can play with their children. 

When it comes to services needed after accidents, the car owner provides a picture to the repair shop of the 

damage beforehand, making it possible to pre-order most of the necessary parts before the car even enters the 

repair shop. For in-house brands, the car repair can be made in just four days (normally taking 12-14 days). In 
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the repair shop at Arlandastad, the customers can leave the car for repair while taking a flight from Arlanda 

airport, returning home to a fully serviced car and no parking fees. 

Besides satisfied customers, Upplands Motor has seen an increase in revenues and margins. A proof of the 

unique and successful service concept is that global CEOs of major car corporations, such as Toyota and Lexus, 

have visited the facilities in Kista. 

Interior and activities in Upplands Motor’s service facilities 

 

 
 

Source: Upplands Motor 

 

 Upplands Motor’s revenues 9.5

The Tenant has grown in the past years, reaching a compounded annual sales growth rate of 23% between 

2011-2015. The majority of Upplands Motor’s revenue is generated from the sales of new and used cars, which 

has varied between 80-85% of revenue historically. However, the most profitable business area is the service 

revenue, which is generated from the services in the repair shops, spare parts, accessories, shop, fuel sales, 

financial services and rental cars. 
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Revenue and profit break down between Upplands Motor’s segments (2015) 

 

 
 

Source: Upplands Motor 

 

70% of the Volvo car sales are made to companies and 30% to individuals, for Ford and Renault the share is 

50% each. Practically all vans are sold to businesses. Approximately 32% of Upplands Motor total car sales in 

2015 was derived from Volvo cars. 

The large share of business sales provides a stable work flow to the repair shop, facilitating internal planning, 

workforce adjustment, inventory levels adjustments, etc. Upplands Motor has previously made long-term 

investments in the business, and they are now becoming profitable. Upplands Motor states that the outlook for 

demand in 2016 is looking even better than the record-year 2015. 

Key figures and performance indicators 

 

 
 

Source: Upplands Motor 

 

 Upplands Motor’s financials 9.6

Upplands Motor reports net sales of SEK 2.9 billion in 2015, implying a year-on-year growth of approximately 

11%, to be compared with the largest competitor Bilia’s growth of 4.7%
1
. Upplands Motor’s car sales increased 

by 13% between 2014 and 2015, which can be compared with Bilia’s 5.6%. Upplands Motor’s service sales 

increased by 1.3%, which was slightly lower than the corresponding growth for Bilia. 

The EBITDA margin amounted to approximately 4.2% (compared to Bilia’s 4.3%) and the EBIT margin was 

approximately 2.6% (Bilia 2.6%). 

                                                                 

1
 If adjusted for Bilia’s divestment of its Danish operations, the growth was 9.9% 
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The divestment of the properties in the Portfolio is expected to have a positive effect on Upplands Motor’s 

financial position and growth prospects.  

The group primarily consists of one revenue generating company, being Upplands Motor AB (the Tenant). 

Upplands Motor Holding AB is the parent company of the group. 

Selected financials of Upplands Motor 

 

 
 

Source: Upplands Motor 

 

 Upplands Motor’s car sales 9.7

The car dealer business is not as cyclical as might be perceived at first. If car sales decrease to the same extent, 

relatively, as between 2008 and 2009 (-20%), Upplands Motor would experience a drop in total sales of 

approximately 17%, ceteris paribus. However, as new car sales cover 33% of the group’s profit and the service 

revenue approximately 61%, the EBITDA margin would increase, ceteris paribus. 
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Cars in Stockholm county 2006-2015 

 

 
 

Source: SCB 

 

Since 2010, the service revenue has proven to be stable and more reluctant to unexpected market fluctuations, 

amounting to on average 17% of the group’s total revenue. Historical figures also indicate that lower car sales 

increase the service share, demonstrating the stability of the service revenue. Hence, the car dealer business is 

not as cyclical as might be perceived at first and Upplands Motor is well positioned to meet unexpected market 

fluctuations. 

Upplands Motor – car sales and service break down 

 

 
 

Source: Upplands Motor, the Company 

 

 Upplands Motor’s board of directors and CEO 9.8

The Board of Directors and the CEO have extensive experience from executive positions in multiple OMXS30 

companies such as Atlas Copco, Telia and Boliden. The board of directors of Upplands Motor is presented 

below. 
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The Board of Directors in Upplands Motor 

 

 

ANDERS LINDSTRÖM (1940) 
Education: B.A 
Chairman of the Board and main shareholder of Upplands Motor 
Former management consultant. Previously board member of SR, SVT, Vattenfall, 
Argonaut and Volvo Penta. Previously Chairman of the Board of Stockholms Konserthus 
and the Family Business Network. 

  

 

FILIPPA LINDSTRÖM (1965) 
Education: B.A and M.Sc. Business Administration 
Vice Chairman of the Board and main shareholder of Upplands Motor 
Currently deputy CEO and responsible for branding and communication at Upplands 
Motor. Previously head of marketing at Upplands Motor (2009-2013) and before that 
marketing and sales at Proctor & Gamble. 

  

 

STAFFAN BOHMAN (1949) 
Education: M.Sc. Business Administration 
Board member of Upplands Motor 
Chairman of the Board of Cibes Lift and Höganäs and Vice Chairman of the Board in 
Rezidor Hotel Group, SNS Förtroenderåd and Kollegiet för svensk bolagsstyrning. Board 
member of Atlas Copco, Boliden, Ratos and Kungl. Ingerjörsvetenskapsakademin. 
Previously CEO and president of Gränges, Sapa and DeLaval. 

  

 

HANS OLA MEYER (1955) 
Education: M.Sc. Business Administration 
Board member of Upplands Motor 
CFO at Atlas Copco since 1993 and member of the executive management team. 
Previously accounting and finance within the Atlas Copco Group (e.g. CFO of the 
operations in Ecuador) and 7 years as a stock broker prior to Atlas Copco. 

  

 

SANNA SUVANTO-HARSAAE (1966) 
Education: M.Sc. Business Administration 
Board member of Upplands Motor 
Full-time board professional. Chairman of the Board of Babysam AS, Sunset Boulevard 
AS, VPG AS, Best Friend AB, Best VPG AS, Altia OY and Footway AB. 
Board member of SAS, Clas Ohlson AB, CCS AB and Paulig OY. 

  

 

MARIE BLOM WEDIN (1977) 
Education: M.Sc. Business Administration 
Board member of Upplands Motor 
Former CEO of Spinn Action Markerting and Partner at LynxEye Brand Consultants. 
Former management consultant at McKinsey. 

 

 
Source: Upplands Motor 
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The CEO of Upplands Motor, Kent Jonsson, is presented below. 

The CEO of Upplands Motor 

 

 

KENT JONSSON (1968) 
Education: M.S.c civ. Engineer and MBA 
CEO of Upplands Motor and shareholder of Upplands Motor (since 2013) 
Previously deputy CEO within the TeliaSonera group and former CEO of Halebop. Prior 
to Halebop, Kent has gained 10 years of international experience within the tele-
communications industry. Kent was, through TeliaSonera, in an early stage, involved in 
the development and success of Spotify. 

 
 
Source: Upplands Motor 
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10 THE LEASE AGREEMENTS 

 Summary of the Lease Agreements 10.1

Three new 15 years lease agreements were signed with the Tenant, Upplands Motor AB prior to Closing. The 

Tenant is solely responsible for the majority of the costs relating to each property in the Portfolio, including all 

operating costs and all repair and maintenance costs under the Lease Agreements. 100% of the cost for 

property tax and the property insurance are charged as a supplement for Tenant. The landlord is only 

responsible for the operating- and maintenance costs relating to the structure or to the outside surfaces of 

buildings, and for all base installations such as heating, cooling, ventilation and sanitation. A simplified 

demarcation list is presented below. 

 

Simplified demarcation list 

 

 
 

Source: the Vendor 

 

All obligations under the Lease Agreements are guaranteed by a bank guarantee (amounting to 75% of an 

annual rent) and a parent company guarantee from Upplands Motor. 

The base rents under the Lease Agreements are adjusted with 100% of Swedish CPI. All buildings and all land on 

the properties in the Portfolio, including such as all green areas and all parking lots, are included in the Lease 

Agreements. 

 

Lease Agreements, key facts 

 

Commercial terms The Kista Properties 
The Arlandastad 

Property 
The Uppsala 

Property 
Total 

Tenant Upplands Motor AB Upplands Motor AB Upplands Motor AB  
Bank guarantee Yes Yes Yes  
Parent company guarantee Yes Yes Yes  
Lease term 2031-09-30 2031-09-30 2031-09-30  
Area, sqm 17,778 1,848 14,238 33,864 

Estimated rent 2016, tSEK 35,554 2,201 19,125 56,880 

Rent / sqm  2,000 1,191 1,343 1,680 

CPI adjustment 100% 100% 100% 100% 

Break options No No No  
Tenant’s option to extend 10 years 10 years 10 years  
Notice period 2 years 2 years 2 Years  
Extension period 5 years 5 years 5 years  

VAT Yes Yes Yes  

 
 

Source: The Vendor 
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 Details in the Lease Agreements 10.2

10.2.1 Lease period and option to extend 

The Lease Agreements commenced on Closing, with an initial lease term of 15 years. The notice period for 

termination of the Lease Agreements is 24 months. If not terminated, the lease period will be extended in five 

years periods. 

The Tenant has an option to extend the Lease Agreements with unchanged terms in an additional 10 years after 

the initial 15-year period.  

10.2.2 Property maintenance and cost allocation 

The Tenant is solely responsible for the majority of the costs relating to each property in the Portfolio, including 

all operating costs and all repair and maintenance costs under the Lease Agreements. 100% of the cost for 

property tax and the property insurance are charged as a supplement for the Tenant. The landlord is 

responsible for the operating- and maintenance costs relating to the structure or to the outside surfaces of 

buildings, and for all base installations such as heating, cooling, ventilation and sanitation. 

10.2.3 Rental payments and adjustments 

The annual rent for 2016 is estimated to SEK 56,880,040. The base rent is adjusted annually per 1 January with 

100% of the changes in the Swedish CPI, with the first adjustment in January 2018. If the index value decreases, 

the rent shall nevertheless remain unchanged. The base index for the Lease Agreements will be the index value 

of the Swedish CPI per October 2016.  

The rent is invoiced and paid quarterly in advance. 

10.2.4 Break options 

The Tenant has no break options during the lease period under the Lease Agreements.  

10.2.5 Guarantees 

The Tenant’s obligations under the Lease Agreements are guaranteed both by a bank guarantee (up to 75% of 

the at each time annual rent, currently SEK ~42.7 million) and by the Tenant’s parent company, Upplands 

Motor Holding AB. The bank guarantee is payable on demand and valid during the entire lease term. The 

Tenant’s parent company shall guarantee the Tenant's fulfilment of its obligations, jointly and severally, as if it 

was the parent company's own debt (Sw. proprieborgen). 

10.2.6 Modification of the premises and investments 

The Tenant is not allowed to conduct any major alteration works at the premises without the landlord’s prior 

approval. However, to the extent the alteration is based on a bona fide demand from a general agent (Sw. 

generalagent) to the Tenant’s business the landlord’s approval is not required even if the work is deemed 

major, in which case the Tenant shall reimburse the landlord for any damage, including decrease of value of the 

premises. 

The Tenant may request further investments in the Portfolio to a value of maximum SEK 15,000,000 per 

investment and SEK 25,000,000 in total, during the lease period. If an investment is carried out, the annual rent 

will be increased with ~7.5 – 9.0% of the invested amount depending on, among other factors, the remaining 

lease term under the Lease Agreements. The landlord is obliged to approve of such investments under certain 
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conditions. The obligation to invest is however always dependent on the landlord’s ability to finance at least 

60% the investment with debt, on terms deemed acceptable by the landlord.  

10.2.7 Third party letting and assignment of the Lease Agreements 

The Tenant is allowed to sub-let up to one third of the area under each lease agreement, if certain conditions 

are met. The purpose of the sub-lease has to be a complement to the business conducted by the Tenant on the 

premises contained in the Portfolio. However, the Tenant shall remain liable for all obligations towards the 

landlord as set forth in the current lease agreement.  

 Rent levels 10.3

In the following sections, the market rent levels in the areas where the properties in the Portfolio are located 

are presented. 

10.3.1 The Kista Properties 

Upplands Motor in Kista is located between five highly attractive and growing retail areas. The market 

fundamentals for the area are considered strong. The terminal value risk is considered to be limited due to the 

current extensive development and densifying of the area, e.g. residential development in conjunction to 

Barkaby handelsplats (e.g. Veidekke, Ikano, Einar Mattsson and Peab are present in the area) and residential 

development in Häggvik (e.g. ALM Equity is active there). 

The rent development in surrounding retail areas is presented below. 
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Rent development in retail areas surrounding the Kista Properties 
 

 
 

 

 
Source: Datscha & Newsec 

 

The market rent levels for large retail and big-box properties along the E4 highway are estimated to be around 

SEK 1,600 – 2,000 per sqm, even though higher rent levels have been observed.
1
 The rent in the Kista 

Properties amounts to SEK 2,000 per sqm. 

10.3.2 The Uppsala Property 

Current real estate development projects indicate that the area around the Uppsala Property is likely to grow 

together with Uppsala Inner City. Rental levels (mid-point observations) for the Fyrislund retail area (see 

location in the aerial photo below) is estimated to be around SEK 1,300 per sqm. However, rental levels above 

SEK 1,700 per sqm have also been observed in this area. The rent in the Uppsala Property amounts to SEK 1,343 

per sqm. 

In the event of a termination of the Lease Agreement upon expiration by the Tenant and difficulties re-letting 

the premises at satisfactory rental levels, residential development might be an attractive alternative (this is 

however subject to zoning plan approval).  

  

                                                                 

1
 Datscha & Newsec, 2016-06-07 
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Areas surrounding the Uppsala Property 
 

 

 
Source: Datscha & Newsec 

 

10.3.3 The Arlandastad Property 

The rental level for Upplands Motor’s unit in Arlandastad is in line with market expectations.  

Rental levels (mid-point observations) for the Eurostop Arlandastad retail area (see location in the map below) 

are estimated to be around SEK 1,700 per sqm. Rental levels above SEK 2,400 per sqm have, however, also 

been observed. 

In central Märsta, average retail levels are around SEK 1,300 per sqm, but rents above SEK 2,300 per sqm have 

also been observed.  
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Areas surrounding the Arlandastad Property 
 

 

 
Source: Datscha, Cushman & Wakefield and Newsec 

 

Average office rents in the blue highlighted areas in the map above, where the Arlandastad Property is located, 

are around SEK 1,100 – 1,200 per sqm. 

The rent in the Arlandastad Property amounts to SEK 1,191 per sqm. Hence, the total weighted rental level for 

the Arlandastad property should be perceived as in line with market expectations. 

  



Page 51 of 65 

11 FINANCIAL INFORMATION 

The estimates, projections and calculations in this section are based on assumptions supported by objective 

data. The estimates involve risks, uncertainties and other factors that may cause actual developments to differ 

materially from the anticipated development. 

All calculations and estimates are based on current information, believed to be correct at the time of 

preparation of this Company Description. The Company cannot guarantee the correctness of the calculations, or 

the quality of the figures and assumptions underlying the calculations. Some of the assumptions made will or 

may be changed by the Board of Directors, and accordingly the estimates may then change. Please note that 

the expected return is not a guarantee of actual return. Actual return is also subject to the investor’s tax 

position and may be affected by future changes in tax legislation. 

As described in section 4.2, the Company has limited or no substantial operating history. 

 Transaction financing 11.1

The investment had a project cost of SEK 881.5 million, and included the following elements:  

Project costs, rounded 

Element SEK million 

Gross Real Estate Value 875.0 
Latent tax discount -27.1 
Mortgage deeds 2.4 
Net Real Estate Value 850.3 
Arrangement and sales fee 21.9 
Debt financing

1
 2.3 

Other start-up costs
2
 2.3 

Working capital 4.8 
Total Project cost 881.5 
Source: the Company  

 Key figures 11.2
 

Key figures, rounded  

Estimated key figures Unit Amount/percentage 

Senior Debt Facility SEK million 525.0 

Junior Debt Facility SEK million 87.5 

Paid-in equity SEK million 269.0 

Gross income (full year 2016) SEK million 56.9 

Net Operating Income (full year 2016) SEK million 54.6 

EBITDA (full year 2016) SEK million 52.7 

Net Real Estate Yield % 6.2 

EBITDA Yield % 6.0 

Source: the Company 

 

The agreed Gross Real Estate Value of SEK 875 million gives a Net Real Estate Yield of approximately 6.2%. 

Including Group Costs, the estimated EBITDA Yield amounts to approximately 6.0%.   

                                                                 

1
 Debt financing includes arrangement fees to the banks 

2
 Other start–up costs include cost for due diligence, valuation, start-up costs for the Business Manager and others 
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The project cost of SEK 881.5 million was financed as set out below: 

Project financing 

 

Element SEK million 

Senior Debt Facility 525.0 
Junior Debt Facility 87.5 
Equity raised in the Recent Equity Issue 269.0 
Total Financing  881.5 

Source: the Company 

 Pro forma balance sheet as of 30
th

 of September 2016 11.3

Below are illustrative pro forma balance sheets as per 2016-09-30 presented. The pro forma balance sheets 

have not been reviewed by the Company’s auditor. 

Pro forma balance sheets per 2016-09-30 
 

Pro forma balance sheet - the Group  
Values in SEK ‘000 

2016-09-30 

Fixed assets 850,283 

Total fixed assets 850,283 
  

Current assets 31,217  

Total current assets 31,217 
 

- 

Total assets 881,500 
  
Share capital 2,690 

Share premium account 239,863 

Total equity 242,553 
  
Liabilities to credit institutions 612,500 
Other liabilities 26,448 

Total liabilities 638,948 
  

Total liabilities and equity 881,500 
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Pro forma balance sheet -  Upplands Motor Fastigheter i Stockholm AB 

Values in SEK ‘000 
2016-09-30 

Buildings and land 399,530 

Total fixed assets 399,530 
  

Account receivables 87 
Prepaid expenses and accrued income 122 
Cash and cash equivalents 0 

Total current assets 209 
 

  

Total assets 399,739 
  
Share capital 1,000 

Share premium account 23,404 

Total equity 24,404 
  
Deferred taxes 11,387 
Liabilities to credit institutions 362,187 
Other liabilities 1,761 

Total provisions and liabilities 375,335 

  Total liabilities and equity 399,739 
  

Pro forma balance sheet -  Upplands Motor Fastigheter i Märsta AB 

(consolidated accounts) 

Values in SEK ‘000 

2016-09-30 

Buildings and land 241,907 

Total fixed assets 241,907 
  

Account receivables 1,526 
Prepaid expenses and accrued income - 
Cash and cash equivalents 6,675 

Total current assets 8,201 
 

  

Total assets 250,108 
  
Share capital 100 

Share premium account 19,239 

Total equity 19,339 
  
Deferred taxes 12,495 
Liabilities to credit institutions 36,324 
Other liabilities 181,950 

Total provisions and liabilities 230,769 

  Total liabilities and equity 250,108 

  
 

 

Source: The Company, Upplands Motor 
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 Financial calendar 11.4

The company will report under IFRS. The financial calendar of the Company is presented below. 

 

Financial calendar 
 

Extraordinary general meeting 2016-10-12 
Third quarter report 2016-11-30 
Year end report 2017-02-28 
Annual report 2017-02-28 
Annual general meeting 2017-03-23 

 

 

Source: The Company 

 Owners and share capital 11.5

In the table below are the Company’s largest owners per 7 September 2016 presented. 

Largest shareholders 

  

Shareholder Number of shares Ownership share  

Försäkrings AB Pensions Alandia 200,000 7.4% 
Satrap Kapitalförvaltning AB 155,000 5.8% 
Upplands Motor Holding AB 140,000 5.2% 
EOJ 1933 AB 100,000 3.7% 
Försäkrings AB Alandia 96,900 3.6% 
Banque Havilland 90,000 3.3% 
LMK Ventures Partners 75,000 2.8% 
Jens Mattsson 71,100 2.6% 
UB Nordic Property Fund 67,250 2.5% 
Carl Tryggers Stipendie och understödsstiftelse i Boxholm 45,000 1.7% 

Other 192 shareholders  1,649,750 61.3% 

Total  2,690,000 100% 
   

Source: The Company 

 

There are 2,690,000 shares issued in the Company, and all issued shares are paid in full. All shares in the 

Company have equal voting rights and equal rights to dividends. The maximum number of shares in the 

Company in accordance with the articles of association is 8,000,000 shares. The Company has engaged Pareto 

Securities as liquidity provider for the Company. 

As shown in the list of shareholders above, the Vendor has also invested in the Company.   

The development of the share capital is shown in the table below: 

Share capital development 

   

Date of registration Event Change in share capital (SEK)  Total share capital (SEK) 

2016-04-21 Establishment + 500,000 500,000 
2016-09-16 Equity Issue + 2,690,000 3,190,000 
2016-09-16 Redemption of shares - 500,000 2,690,000 

    
Source: The Company 
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 Description of debt financing 11.6

The Manager was prior to the Transaction, on behalf of the Group, conducting an evaluation of debt financing 

options. A request for a proposal was distributed to a number of banks in order to map the bank financing 

alternatives available to the Company. The Manager has also evaluated to finance the acquisition through a 

bond issue. Based on indicative terms from banks, more detailed discussions were initiated with two Swedish 

banks. 

The main terms of the Debt Facilities are as follows: 

 

Main debt terms – Senior Debt Facility 

 
 Lender: Swedbank  

 
Borrower: 

The Targets and the Subsidiaries (The Subsidiaries are to be merged with the 
relevant Target Company post acquisition) 

 

 Amount: SEK 525 million  

 LTV ~60%  

 Maturity: 5 years  

 Interest rate: ~2.0% (fixed)  

 Amortisation: 1% annually  

 Covenants:  According to market standards  

 Undertakings:  According to market standards  

 Ownership clause:  According to market standards  

 

Security package: 

Security package customary for real estate property financings, including 
mortgages over the properties in the Portfolio, a pledge over the shares of the 
Targets and a parent guarantee to be issued by the Company. Prior to the 
Transaction, the mortgage deeds corresponded to approximately SEK 494 million 

 

 Initial fee: One-time fee of 0.35% of the loan amount (SEK 1,837,500)  

 

Sources: the Company and the lender 

 
 

Main debt terms – Junior Debt Facility 

 
 Lender: Collector Bank  

 
Borrower: 

The Targets and the Subsidiaries (The Subsidiaries are to be merged with the 
relevant Target Company post acquisition) 

 

 Amount: SEK 87.5 million  

 LTV ~60% - ~70%  

 Maturity: 5 years  

 Interest rate: Stibor 90 + 5.50% (however never less than 5.50%)  

 Amortisation: 0% annually  

 Covenants:  According to market standards  

 Undertakings:  According to market standards  

 Ownership clause:  According to market standards  

 

Security package: 

Security package customary for real estate property financings, including 
mortgages over the properties in the Portfolio and a second ranking pledge over 
the shares of the Targets (after the lender to the Senior Debt Facility. Prior to the 
Transaction, the mortgage deeds corresponded to approximately SEK 494 million 

 

 Initial fee: One-time fee of 0.5% of the loan amount (SEK 437,500)  

 

Sources: the Company and the lender 
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The Company has entered into a loan agreement with each of the banks based on the commercial terms set out 

above. Based on the Gross Real Estate Value of SEK 875 million, the initial LTV is approximately 70%.  

Based on the terms of the Debt Facilities and the cost efficient leases, the credit metrics of the Company are 

strong. Break-even rent (pre dividends) is estimated to approximately 801 SEK per sqm in 2017, to be compared 

with the Company’s expected weighted average rent of approximately 1,680 SEK per sqm. This equals a 

theoretical rent decrease of 52%. ICR and the debt service coverage ratio (DSCR) are expected to amount to 3.1 

and 2.3 times EBITDA, respectively in 2017. 

 Dividends 11.7

The Company intends to distribute an estimate of ~10% of the paid in equity annually (equalling SEK 10 per 

share). Dividends are proposed to be distributed on a quarterly basis, and the first dividend is expected during 

the first quarter of 2017. Dividends are dependent on the Group’s distributable reserves and liquidity situation, 

and dividends may be subject to the relevant lender’s approval or certain covenants in the financing 

documentation. Ultimately, the future dividend policy of the Company will be determined by the general 

meeting of the Company following a proposal from the Board of Directors. 

All Shares have equal rights to dividends. The shareholder registered in the Company’s share register on each 

record date shall be considered authorized to receive dividends; in case of bonus issue (Sw. fondemission), to 

receive new shares, and to execute the shareholders’ right to subscribe for new shares in rights issues. 

If a shareholder cannot be reached through the Euroclear system, its claim on dividends is limited only by the 

general limitation period (Sw: lagstadgad preskriptiontid). After the limitation period, the dividend will accrue 

to the Company. 

There are no restrictions to receive dividends for shareholders residing outside Sweden. For shareholders with 

other domicile for tax purposes than Sweden, ordinary Swedish withholding tax will be deducted from the 

dividend. 

 Estimated Property Related Costs and Group Costs 11.8

Estimated Property Related Costs and Group Costs are presented in the table below. The figures are based on 

Vendor’s historical costs, the Company’s assumptions and experiences of the Manager and the Business 

Manager. Since the Tenant is solely responsible for the majority of the costs relating to the properties in the 

Portfolio, and the landlord is responsible for the operating- and maintenance costs relating to the structure or 

to the outside surfaces of buildings, and for all base installations, the Lease Agreements are close to triple net. 

The figures have not been reviewed by the Company’s auditor. 

The Company has budgeted for annual maintenance and repair costs of SEK 1,793,000, corresponding to SEK 53 

per sqm, to create buffer, even though almost all property costs are covered by the Tenant. Including 

management costs, the estimated EBITDA Yield is 6.0%. Long-term annual company costs, including fee to the 

Business Manager, auditing cost, listing cost and fee to the Board of Directors are estimated to approximately 

SEK 1,925,000 excl. VAT.  

The Group’s total long-term costs for managing the Company, its subsidiaries and the Portfolio, are estimated 

to SEK 4,126,000, equivalent to approximately SEK 122 per sqm. Long-term Property Related Costs are 

estimated to SEK 2,301,000, equivalent to approximately SEK 68 per sqm. 

Please note that 100% of the cost for property tax is charged as a supplement for the Tenant. Hence, as 

excluded below, the rental income is excluding the property tax supplement.  
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Estimated income and costs, year 2016 (full year) 

 

 

Income and costs, year 2016 (full year) SEK ‘000 SEK per sqm Yield 

Estimated total income 56,880 1,6801 6.5% 

Insurance 0 0  

Utility costs 0 0  

Maintenance and repairs 100 3  

Structural maintenance 1,693 50  

Technical management 508 15  

Net operating income 54,579 1,612 6.2% 

Business management 975 29  

Auditing, listing and directors' fee 950 28  

EBITDA 52,654 1,555 6.0% 

 
Source: the Company 

 Estimated tax residual value 11.9

The Targets’ tax residual value of the Portfolio per 30 September 2016 is estimated to approximately SEK 383 

million. The Company has assumed that approximately SEK 77 million of the Targets’ tax residual value is 

attributable to land and the rest, equalling approximately 306 million, is attributable to the buildings on the 

properties in the Portfolio. The Company has assumed a tax depreciation rate of 4.0% of the tax residual value 

assumed to be attributable to buildings. Any discrepancies from the above could affect the Group’s financials.  

  

                                                                 

1
 Excluding parking income, the weighted rent/m² is approximately SEK 1,525 
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12 THE MANAGEMENT OF THE COMPANY 

 Board of Directors, management and ownership structure 12.1

The Board of Directors currently comprises three members: Sven Iver Hegstad as chairman of the Board and 

Jacob Anderlund and Stefan Gattberg as board members. Mr. Hegstad and Mr. Anderlund are employed by the 

Business Manager. Mr. Gattberg is employed by the Manager.  

A new Board of Directors, which is likely to include representatives of the investors in the Company, will be 

appointed at a general meeting which is proposed to be held within three months from the closing date of the 

Transaction. The interim Board of Directors will therefore be replaced following the general meeting. 

Before the Recent Equity Issue, the Company was a shelf company without any activities or employees, with a 

minimum capital of SEK 500,000, and the sole shareholder of the Company was Pareto Business Management 

AB. All shares held by Pareto Business Management AB were redeemed by way of a share capital reduction in 

connection with the registration of the Recent Equity Issue, as described in section 5.1. 

 Business manager   12.2

The Business Management Agreement is continual and may be terminated after the earlier of (i) the date that is 

five years after the date of signing of the Business Management Agreement and (ii) the date on which 2/3 of the 

shareholders of the Company request it. Termination of the Business Management Agreement after five years 

as mentioned in (i) shall require 12 months’ written notice. In the event of termination as mentioned in (ii), such 

termination shall enter into effect immediately. 

The Business Manager shall receive a payment of SEK 875,000 p.a., excl. VAT, 2016 (annualised) in consideration 

for its services rendered as Business Manager. In addition, the Business Manager shall receive a start-up fee of 

SEK 250,000 excl VAT (non-recurring item). 

If other reporting obligations are imposed on the Business Manager by government authorities, or if there are 

material changes in the lease structure, the Business Manager shall be entitled to adjust the fixed fee in 

accordance therewith. 

The fees shall be adjusted annually by 100% of the change in CPI, with the first such adjustment taking place in 

January 2017. The first adjustment shall be based on the index value as of October 2016, with reference to the 

index value as of October 2015. If the change in CPI is negative, no adjustment is to be done. 

Any duties not specified in the agreement, or carried out after the expiry of the agreement, shall be 

compensated at the standard hourly rates of the Business Manager, which are currently between SEK 950 and 

1,500, excl. VAT. Furthermore, the Business Manager shall receive consideration based on the said hourly rates 

for the administration of tender processes for the joint procurement of goods and services from the Business 

Manager’s contractors. If other reporting obligations are imposed on the Business Manager by government 

authorities, or if there are material changes in the lease structure, the Business Manager shall be entitled to 

adjust fees in accordance therewith. 

There shall for certain supplementary duties be agreed a separate fee based on market terms. Examples of such 

supplementary duties are:  

( ) Coordination of construction projects; 
(a) Renegotiation/renewal of lease agreements;  
(b) Assistance in connection with the conclusion of new contracts involving the use of external 

advisors; 
(c) Restructuring of the Group; 
(d) Assistance in connection with insured damage; 
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(e) Inspection of the Portfolio and reporting to the Group, with assessment of the technical 
status and issues that need to be raised with tenants in relation to the tenant maintenance 
obligation. 

The fee for these supplementary duties shall preferably be agreed with the Board of Directors of the Company 
prior to the commencement of the work. The amount shall fall due for payment once the supplementary duty 
or duties has/have been completed. 
 
The Business Manager is authorised to appoint, for the account of the Group, advisors whenever this is 
assumed to be in the interest of the Group or their owners. The Group shall cover the following costs directly 
and for their own account: 
 

(a) Audit expenses;  
(b) Expenses relating to professional assistance, including assistance from accountants or 

lawyers; 
(c) Costs relating to external assistance in updating the register of shareholders, e.g. fees to 

Euroclear Sweden AB, Aksjeservice and any other providers of such services; 
(d) External costs in connection with lease or sale; 
(e) Assistance relating to health, environment and safety, as well as assessments and inspections 

relating to building matters and technical matters, maintenance, repair, upgrades, etc; 
(f) Necessary travel, subsistence, meeting and entertainment expenses; 
(g) Other direct and indirect costs incurred by the Business Manager in relation to work outside 

the scope of the Business Manager’s duties as specified under items (a) to (o) of Clause 1 of 
the agreement; 

(h) Other costs that are directly attributable to the Group Companies.  
 

The Business Management Agreement is available from the Manager upon request. 

 Other future fees to Pareto 12.3

If the Master Agreement for financial services with Pareto is terminated by the Company, the Business Manager 

shall be entitled to terminate the Business Management Agreement with effect from the same date. 

Moreover, Pareto shall, under the Master Agreement to be signed with the Company, have an exclusive right to 

be appointed as manager and advisor to the Company (and its Group companies) if the Company (or its Group 

companies) wishes to carry out any transaction. A transaction within the meaning of the Master Agreement 

includes (but is not limited to) any sale or other transfer (including by way of merger or de-merger) of the 

Shares of the Company or of any other Group company, as well as any sale or other transfer of underlying 

property or properties, any acquisition of other businesses, companies or properties, any construction of new 

properties, as well as any equity issue, refinancing, re-syndication or restructuring of the Company or any 

Company within the Group.  

Pareto is entitled to an annual fee of SEK 100,000 under the Master Agreement.  

By Gross Real Estate Value is here meant the implicit value of all Shares of the Company as defined by the 

agreed purchase price for the Shares, with the addition of (i) the deduction for deferred tax, (ii) the liabilities of 

the group (including accrued, but unpaid, interest, fees, interest rate swap premiums, etc.), (iii) all other 

deductions and (iv) any outstanding payments under agreements for the follow-up of the group properties. 

This shall apply correspondingly to the realisation of Shares of one or more of the Company’s subsidiaries, 

although the calculation of commission shall only take into account the Properties and the liabilities thus spun 

off from the group. 

Upon the sale or other realisation of one or more of the properties in the Portfolio (including by way of merger 

or de-merger), the Company shall pay Pareto a commission of 1% of the aggregate Gross Real Estate Value of 

the properties thus realised. 
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If the parties fail to reach agreement on the Gross Real Estate Value, the Company and the Manager shall each 

appoint a reputable appraiser and the Gross Real Estate Value shall be determined, with binding and final 

effect, as the average of the two appraisals. The Business Manager’ calculation of the net present value of the 

tax positions is binding on the appraisers, unless such calculation contains obvious errors. 

In the event of any share capital increase subsequent to the Recent Equity Issue, it has been agreed that the 

Company shall pay Pareto a market standard commission of the gross proceeds from such equity issue. The 

commission falls due for payment upon registration of the share capital increase in the Companies Registration 

Office and can, if applicable, be charged against the paid-up equity thus received.  

Pareto shall be entitled to commission even if Pareto has not contributed to such realisation or share capital 

increase. Pareto may under the Master Agreement require, upon realisation or share capital increase as 

mentioned above, the transferor to conclude a Mandate Agreement with Pareto or a company designated by 

Pareto on the applicable standard terms and conditions of Pareto or such company designated by Pareto. The 

Business Manager has an irrevocable authorisation to conclude and sign such an agreement on behalf of the 

Company and its shareholders. 

The commissions in sections 12.2 and 12.3 above are specified exclusive of Value Added Tax and other 

government taxes and charges. Value Added Tax and other government taxes and charges will accrue in 

accordance with the rules applicable at any given time. If such government taxes and charges are incurred, 

these will come in addition to the above commissions and will be invoiced retrospectively, together with any 

interest. 

The Master Agreement described above is continual and may be terminated after the earlier of (i) the date that 

is five years after the date of conclusion of the Master Agreement and (ii) the date on which 2/3 of the 

shareholders of the Company request it. Termination of the Master Agreement after five years as mentioned in 

(i) shall require 12 months’ written notice. In the event of termination as mentioned in (ii), such termination 

shall enter into effect immediately. 

The Company shall, upon termination of the Master Agreement by the Company, pay to Pareto a compensation 

equal to 1% of the Gross Real Estate Value of the Portfolio ("Exit Fee"). Pareto shall also be entitled to such Exit 

Fee if the Master Agreement is terminated by Pareto as the result of the Company’s termination of the 

Business Management Agreement with the Business Manager. In the event of dispute concerning the Gross 

Real Estate Value, such value shall be determined, with final and binding effect, by an independent and 

reputable appraiser jointly appointed by Pareto and the Company.  

The Master Agreement is available from the Manager upon request. 

 Potential conflict of interest 12.4

Prospective investors should be aware that, as of the date of this Company Description, all board members of 

the Company are employed either by the Manager or the Business Manager. Prior to the completion of the 

Recent Equity Issue and the redemption of the Business Manager’s shares in the Company, the Company was 

owned by the Business Manager. The employees of the Manager involved in the Transaction have, among 

other things, negotiated the terms of the Share Purchase Agreements, the Debt Facilities and the Business 

Management Agreement. The Manager has identified that the foregoing may give rise to conflicts of interest 

and even if such conflicts of interests are deemed to be limited, has addressed this by monitoring the 

contemplated Transaction and the work carried out closely with a view to address and mitigate potential 

conflicts of interest in a manner that benefits the Company. 
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 Auditor 12.5

The Company’s auditor is Deloitte AB, corporate identification number 556271-5309. The auditor in charge for 

the audit is Jan Erik Palmqvist, Authorized Public Accountant. 

 Employees 12.6

The Company does not have any employees. 
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Appendix 

Appendix 1: The interim and proposed Board of Directors’ current and former holdings in other companies 

Appendix 2: Articles of association of the Company 
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Appendix 1 

 

Companies of which the proposed Board of Directors holds, or previously held, more than 10% of the shares 

 
 Henrik Viktorsson Christian Krüeger Johan Hedander  

 Current holdings: 
None 
 
 
 
Former holdings: 
None 

Current holdings: 
Krueger Liljefors Konsult AB 
 
 
 
Former holdings: 
None 

Current holdings: 
None  
 
 
Former holdings: 
None 

 

  
 
 

   

 Helena Johnson    

 Current holdings:  
None 
 
 
 
Former Holdings:  
None 
 
 
 

   

Source: the proposed Board of Directors 

 

 

Companies of which the interim Board of Directors holds, or previously held, more than 10 % of the shares 

 
 Sven Iver Hegstad Jacob Anderlund Stefan Gattberg  

 Current holdings: 
LSA Invest AS (100%) 
 
 
 
Former holdings: 
None 
 
 

Current holdings: 
None 
 
 
 
Former holdings: 
None 
 

Current holdings: 
S.K. Gattberg AB (100%) 
Arkipelag Nautisk Produktion & 
Pedagogik Handelsbolag (50%) 
 
Former holdings: 
None 
 

 

     

Source: the interim Board of Directors 
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Appendix 2 

 

Bolagsordning för Mälaråsen AB (publ) 
 

Organisationsnummer 559059-8594 
Antagen på extra bolagsstämma den 17 augusti 2016. 

 
§ 1 Firma 

Bolagets firma är Mälaråsen AB (publ). 
 
§ 2 Säte 

Styrelsen ska ha sitt säte i Stockholms kommun. 
 
§ 3 Verksamhet 

Bolaget ska förvalta fast och lös egendom eller förvalta bolag som direkt eller indirekt äger fast eller lös 
egendom och upphämta finansiering för sin verksamhet samt bedriva därmed förenlig verksamhet. 
 
§ 4 Aktiekapital 

Aktiekapitalet skall utgöra lägst 2 000 000 kronor och högst 8 000 000 kronor. 
 
§ 5 Antalet aktier 

Antalet aktier skall vara lägst 2 000 000 och högst 8 000 000. 
 
§ 6 Styrelse 

Styrelsen ska bestå av lägst tre och högst tio styrelseledamöter med högst tio suppleanter. 
 
§ 7 Revisor 

För granskning av bolagets årsredovisning samt styrelsens och verkställande direktörens förvaltning ska lägst 
en och högst två revisorer utses eller ett registrerat revisionsbolag. 
 
§ 8 Kallelse till bolagsstämma 

Kallelse till bolagsstämma ska ske genom annonsering i Post- och Inrikes Tidningar och genom att kallelsen hålls 
tillgänglig på bolagets webbplats. Samtidigt som kallelse sker ska bolaget genom annonsering i Svenska 
Dagbladet upplysa om att kallelse skett. 
 
§ 9 Ärenden på årsstämman 

På årsstämma ska följande ärenden förekomma: 
1. Val av ordförande vid stämman. 
2. Upprättande och godkännande av röstlängd. 
3. Godkännande av dagordning. 
4. Val av en eller flera justeringsmän. 
5. Prövning om stämman blivit behörigen sammankallad. 
6. Framläggande av årsredovisning och revisionsberättelse samt i förekommande fall 
koncernredovisning och koncernrevisionsberättelse. 
7. Beslut angående: 
a. Fastställelse av resultaträkning och balansräkning samt i förekommande fall 
koncernresultaträkning och koncernbalansräkning. 
b. Dispositioner beträffande bolagets vinst eller förlust enligt den fastställda balansräkningen 
samt i förekommande fall den fastställda koncernbalansräkningen. 
c. Ansvarsfrihet åt styrelsens ledamöter och verkställande direktören, när sådan finns. 
8. Fastställande av arvoden åt styrelse och revisor. 
9. Val av: 
a. Styrelse och eventuella styrelsesuppleanter. 
b. Revisorer och eventuella revisionssuppleanter när så skall ske. 
10. Annat ärende, som ankommer på stämman enligt aktiebolagslagen (2005:551) eller bolagsordningen. 
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§ 10 Räkenskapsår 

Bolagets räkenskapsår skall omfatta perioden 1/1 – 31/12. 
 
§ 11 Avstämningsförbehåll 

Bolagets akter ska vara registrerade i ett avstämningsregister enligt lagen (1998:1479) om kontoföring av 
finansiella instrument. 


