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•	 Improved real economic occupancy.

•	 Increased interest coverage ratio.

•	 New climate targets approved by the Board  

with plan to invest minimum 5 billion to  

reduce greenhouse gas emissions by at least  

46% by 2030.

•	 Announced acquisition of 599 properties in 

Germany, Sweden, and Denmark for 92.5 billion.

•	 Entered Finland with two acquistions of in total 

351 homes for a combined 342 million.  

•	 Fitch Ratings initiated coverage with a ‘BBB’ 

credit rating and S&P affirmed its ‘BBB’ rating.

See page 42 for definitions of alternative performance measures.

Cover photo: Christianshavn neighbourhood in Copenhagen, Denmark

Rental Income
SEK million

Real Economic Occupancy
%

Net LTV
%

Q3 21Q2 21Q1 21Q4 20Q3 20

2,053

1,625 1,679

2,014
2,150

Q3 21Q2 21Q1 21Q4 20Q3 20

97.697.4 97.3 97.6 98.1

Q3 21Q2 21Q1 21Q4 20Q3 20

39.6

46.6
43.9

41.1 42.9

199 billion
Investment Properties

42.9%
Net LTV

4.8 billion
Profit

3.9x
ICR

Q3 2021 Q2 2021 Q3 2020 YTD  2021 YTD 2020

Financials

Rental income SEK m 2,150 2,053 1,625 6,217 4,653

Growth y-o-y   % 32.3 28.4 60.0 33.6 60.9

Net operating income   SEK m 1,428 1,328 1,027 3,988 2,934

Net operating income margin % 66.4 64.7 63.2 64.2 63.1

Profit for the period SEK m 4,757 4,642 2,383 13,090 6,025

Capital expenditures SEK m 1,373 1,407 532 3,762 1,681

Portfolio Metrics

Fair value of investment properties   SEK m 198,543 186,068 138,936 198,543 138,936

Homes Units 118,614 116,083 100,870 118,614 100,870

Real economic occupancy, residential % 98.1 97.6 97.4 97.8 48.7

Like-for-like rental income growth, y-o-y % 3.0 2.1 2.4 2.3 4.8

Credit Metrics

Net Loan-to-Value (LTV) % 42.9 39.6 46.6 42.9 46.6

Net debt / Net debt + Equity, S&P method % 50.1 48.2 51.0 50.1 51.0

Net debt / Total assets % 37.7 36.4 42.8 37.7 42.8

Interest Coverage Ratio (ICR) Multiple 3.9x 3.5x 2.9x 3.9x 2.9x

Interest Coverage Ratio, S&P method Multiple 3.0x 2.8x 2.5x 3.0x 2.5x

Third Quarter Highlights
Figures in SEK
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Heimstaden Bostad is a leading European residential real estate owner and as we continue to grow, so 

does our responsibility to combat climate change. Therefore, in a quarter characterised by significant 

new acquisitions, I am very pleased that our owners have shown a willingness to invest in new and 

ambitious climate targets. 

The latest UN climate report calls for an urgency in efforts to limit global 
warming to 1.5°C. We have aligned our revised climate targets with this 
global ambition and will invest SEK 5 billion in efforts to reduce our green-
house gas emissions by at least 46% by 2030. Our climate targets will be 
validated by the Science Based Targets initiative and hopefully, Heimsta-
den Bostad’s dedication and commitment to mitigating climate change 
will inspire others to follow.

At the end of the third quarter, Fitch Ratings initiated coverage of Heimsta-
den Bostad with a rating of ‘BBB’ with stable outlook. Heimstaden Bost-
ad’s investment grade ratings from both Fitch and S&P serves as valida-
tion of our long-term strategy and financial stability as the most diversified 
residential real estate company in Europe. 

While we continued to develop our sustainability framework and deliver 
positive operational and financial results, the most significant news this 
quarter came in late September when we announced the acquisition of 
599 properties in Germany, Sweden, and Denmark. The portfolio has 
appr. 29,000 high-quality homes throughout central, attractive locations 
in cities with favourable demographics and economic outlook. Our larg-
est transaction to date, the acquisition enables more efficient operations, 
improved customer experience, and greater impact from our sustainable 
investments, not least through almost EUR 3 million in increased annu-
al contributions to A Home for a Home. The transaction will close in the 
fourth quarter, subject to merger clearance. 

In the fourth quarter, Heimstaden, Alecta, KPA Pension (Folksam Group), 
and the Swedish Pension Agency, will invest more than 24.8 billion equi-
ty in Heimstaden Bostad in support of its continued growth and financial 
strength. 

I am grateful for the strong engagement and commitment from our long-term 
owners. We are well-positioned to continue delivering on our long-term strat-
egy and vision to enrich and simplify lives through Friendly Homes.

Patrik Hall, CEO Heimstaden Bostad

In a quarter characterised by significant 
new acquisitions, our long-term owners 
continue to demonstrate their strong 
commitment and we are well-positioned 
to deliver on our long-term strategy.

In the third quarter, Heimstaden Bostad and SOS Children’s Villages launched joint pro-
grammes across Europe, Africa, and Latin America to create safe homes for children.

A key aspect of A Home for a Home is to leverage our expertise and assets to con-
tribute beyond the donation and maximise our positive impact.

Our goal is to set a new standard for how private and non-profit sectors collaborate 
globally to create a better society. 

In January 2021, Heimstaden Bostad became one of the first pan-European residential real estate companies to commit to the Science Based Targets 
initiative (SBTi) and, in the third quarter, Heimstaden Bostad announced new climate targets in line with the Paris Agreement ambition to limit global 
warming to 1.5°C. The new targets will be validated by SBTi. 

The total investment to reach the new 2030 GHG reduction target is estimated to SEK 5 billion, based on the current property portfolio, and will increase 
as the company grows. Investments encompass focused efforts throughout the value-chain, such as fuel shifts, energy efficiency improvements, instal-
lation of solar PVs, and procurement of origin-certified renewable electricity.

Visit our website for more details on Heimstaden Bostad’s sustainability strategy and targets.

Reduce greenhouse gas  
emissions by at least  

46% by 2030 (scope 1 and 2). 

Reduce the amount of  
purchased energy annually  

by 2% on average until 2025.  

Require suppliers covering 70% 
scope 3 emissions to set  

science-based targets by 2025.  

Setting a New Standard in Corporate Responsibility

22
Countries

20,000
Children reached

12
Joint local 
programmes

18
Global SOS 
programmes

Revised Climate Targets
Continued Growth and Ambitious 
Sustainability Targets

Pogramme Highlights
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Company Structure 

Heimstaden Bostad is a leading European residential real estate company. It is owned by 

industrial investor, Heimstaden, together with long-term institutional investors who share 

a philosophy for evergreen and sustainable investments. Heimstaden Bostad contracts 

Heimstaden as group-, property-, and facility manager. 

1 Share of voting rights.
2 Share of capital.

Kirkevein 166,
Oslo, Norway

Group 
Management 

Institutional Investors
Alecta

Folksam Group

Ericsson Pension Fund

Sandvik Pension Fund

The Swedish Pensions Agency

50.3% 1

46.5% 2

49.7 % 1

53.5% 2

Property- & Facility 
Management

Property Companies
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Quarterly Review

Income

Rental income increased by 5% to 2,150 million (2,053), driven primarily by 
the effect of acquisitions in Denmark and Germany in the second and third 
quarters as well as in Sweden in the third quarter. Service income decreased 
to 104 million (120), mainly due to lower heating consumption.

Like-for-like rental income growth was 3.0% (2.1%). The comparable port-
folio made up 64.0% (67.4%) of rental income.

Residential real economic occupancy improved to 98.1% (97.6%), excluding 
1.5% (1.6%) in vacancy due to refurbishments and other non-market related 
vacancy.

Operating expenses

Utility expenses decreased by 22 million due to seasonality, mainly related 
to lower heating consumption in Sweden and the Czech Republic. Due to 
different rental regimes between markets, these costs impact net operating 
income margins differently. See Note 3 for more details.

Repair and maintenance expenses including group eliminations increased 
by 20 million. Costs for facility and property management on standing as-
sets decreased by 8 million. 

Capital expenditures and Repair & Maintenance

Total expenditure in standing assets decreased to 650 million (1,060), cor-
responding to 0.33% of fair value (0.57%), while investments in properties 
under construction, excluding forward purchase contracts, increased to 
0.45% of fair value (0.28%), due to a larger amount of forward funding ac-
quisitions. More details on page 11.

SEK million Q3 2021 Q2 2021 YTD 2021 YTD 2020

Income statement items

Expenses for repair &  
maintenance 1 173 173 528 506

Balance sheet items

Capitalised repair & maintenance 298 593 1,308 553

Tenant improvements 179 294 675 519

Investment properties under 
construction 896 520 1,779 610

Capital expenditures 1,373 1,407 3,762 1,682
1 Excluding group eliminations, see Note 3.

Net operating income

Net operating income grew by 7.5% to 1,428 million (1,328), resulting in a 
net operating income margin of 66.4% (64.7%), positively impacted by the 
seasonality in utility costs as well as acquisitions. 

Real Economic Occupancy
%

Real Economic Occupancy

Q3 21Q2 21Q1 21Q4 20Q3 20

1.7 1.8 1.9

97.4 97.4 97.6

95.7 95.5 95.7

1.6

97.6

96.0

Economic occupancy        
Non-market vacancy adjustments

1.5

98.1

96.6

Net Operating Income and Margin
Last twelve months, SEK million / %

Property Cost Development
SEK million

Rental Income Development
SEK million

Like-for-Like Rental Income Growth

Q3 21Q2 21Q1 21Q4 20Q3 20

2.4
2.1

1.6
2.1

3.0

Net Operating Income and Margin

Q3 21Q2 21Q1 21Q4 20Q3 20

61.7

4,546

Net operating income
Net operating income margin

61.0 61.5 61.7

3,598
3,893

4,269

62.7

4,947

Rental Income Development

Q3 2021Foreign currency
standing assets

Standing
assets

AcquisitionsQ2 2021

2,053 70 22 6 2,150

Property Cost Development

Q3 2021Foreign currency
standing assets

Standing
assets

AcquisitionsQ2 2021

844 35
-57

3 826

Change in fair value of investment properties

Q3 2021 YTD 2021

% SEK million % SEK million

Denmark 2.0 1,207 9.0 4,970

Sweden 3.1 1,750 7.6 4,146

Netherlands 4.6 1,130 6.4 1,528

Norway 0.0 -7 2.8 519

Germany 2.2 367 10.2 1,610

Czech Republic 5.6 873 10.3 1,545

Finland 16.5 56 16.5 56

United Kingdom -12.0 -45 -12.0 -45

Total 2.8 5,330 7.8 14,329

Net gain from fair value adjustments on investment properties was 5,330 
million (4,609) corresponding to 2.8%. The properties in the United King-
dom is currently under contruction and the negative development in the 
United Kingdom came from a change to fair value accounting in the pe-
riod. The yield requirement in the valuation averaged 3.44%, down from 
3.46% at the end of the previous quarter. 

Interest expenses

Interest expenses were stable at 292 million (289). The average interest 
rate decreased to 1.2% (1.3%), mainly due to lower credit margins. At the 
balance sheet date the interest rate hedge ratio was 76% (78%). The Inter-
est Coverage Ratio for the last 12 months improved to 3.9x (3.5x).

Foreign currency

Heimstaden Bostad is exposed to currency fluctuations in EUR, DKK, 
NOK, CZK, PLN and GBP. Currency translation differences from the con-
solidation of subsidiaries resulted in other comprehensive income of 492 
million (loss 1,024), which was partially offset by 75 million in foreign ex-
change loss (gain 225), mainly related to foreign currency bonds in the 
parent company.

Cash Flow

SEK million Q3 2021 Q2 2021 YTD 2021 YTD 2020

Operating activities 393 300 1,489 1,413

Investing activities -9,544 -5,191 -28,347 -11,614

Financing activities 14,120 448 33,399 13,431

Currency effects 62 -15 98 -51

Change 5,031 -4,458 6,640 3,179

Period opening balance 9,244 13,702 7,636 4,345

Closing balance 14,276 9,244 14,276 7,524

Cash flow from operating activities before changes in working capital was 
733 million (508). Working capital decreased by 340 million (208), resulting 
in net cash flows from operating activities of 393 million (300).

Cash flow from investing activities was negative 9,544 million (5,191) and 
included acquisitions of 2,854 million (781) and capex on investment 
properties of 1,471 million (992). Investments consisted primarily of acqui-
sitions in Sweden and Denmark.
	
Cash flow from financing activities was 14,120 million (448), which includ-
ed new senior unsecured bond issues for 7,613 million (3,039), no hybrid 
bond issues (6,090), and no bond repayments (6,521). During the period, 
secured loans of 3,998 million were issued in Germany, as well as 2,389 
million commercial paper.

Figures in brackets refer to the previous quarter.

Like-for-Like Rental Income Growth
year-on-year, %
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Investment Properties

Fair value of investment properties increased from 186 billion to 199 billion, mainly through acquisitions 

of 5.2 billion and fair value gain of 5.3 billion. Residential units made up 93% of fair value and 53% of 

residential income came from regulated units. 

Heimstaden Bostad obtains external valuations for its properties each quarter. See Note A1 in the 2020 

Annual Report for more details.

Significant Acquisitions

•	Entered Finland with two acquisitions of in total 351 homes in Helsinki and Lahti with a combined cost of 

342 million.  

•	Bought 1,473 homes in several attractive locations in Denmark for 3.5 billion, of which 1.5 billion closed in 

the third quarter. 793 homes are under construction with turnkey delivery within 24 months.

• Announced the acquisition of 599 properties with 28,776 homes for 92.5 billion in Germany, Sweden and 

Denmark. The transaction closes in December 2021, subject to merger clearance.

30 Sep 2021Fair value gainForeign currencyCapexNet acquisitions30 Jun 2021

186,068
1,2915,098

5,330 198,543755

Fair Value Development
SEK million

Sweden 2,977
Denmark 1,510
Germany 334
Finland 342

Acquisitions Closed in Q3 2021
SEK million

SEK 

5.2
billion

Newbuild investments are structured either as forward purchase or for-
ward funding. In a forward purchase transaction, Heimstaden Bostad 
commits to buying new turnkey investment properties, which are not rec-
ognised on the balance sheet until delivery.

In a forward funding transaction, we incur capex throughout the develop-
ment phase based on construction milestones, but do not take on direct 
development risk. To mitigate counterparty risk, we perform thorough due 
diligence and only partner with robust and experienced counterparties.

Heimstaden Bostad has forward funding contracts with a total capital ex-
penditure commitment of 5.9 billion. The total pipeline of signed acquisi-
tions, including standing assets and newbuilds, amounts to 20.0 billion. 
Several contracts contain exit clauses that limit the total exposure to 12.7 
billion. For more details, see Note 12 on page 35 of this report. 

Signed Acquisitions

Heimstaden Bostad expands and improves its portfolio through acquisitions of standing assets and 

newbuilds. The current pipeline of signed acquistions amounts to 20.0 billion and 12,711 homes, excluding 

the 92.5 billion acquisition announced in the third quarter, which will close in December 2021.  

202620252024202320222021

Denmark
Sweden
Poland
Netherlands
Germany

938

2,640 2,449
2,792

5,335
4,966

Signed Acquisitions
SEK million

Investment Property Portfolio

Country
Fair Value,  

SEK m
Fair Value  

/sqm, SEK
Homes, 

units
Residential, 

 %
Regulated  
Income, %

Real Economic  
Occupancy, %

Denmark 60,489 35,507 17,012 95.1 10.9 98.7

Sweden 58,934 26,167 33,061 92.4 100.0 99.2

Netherlands 25,566 24,271 13,321 98.1 68.0 99.7

Norway 18,909 85,692 4,493 85.3 0.0 96.1

Germany 17,406 32,208 7,557 89.7 100.0 97.4

Czech Republic 16,511 6,290 42,819 95.4 34.2 95.5

Finland 397 32,115 351 98.2 0.0 96.1

United Kingdom 332 - - - - -

Poland 1 - - - - - -

Total 198,543 23,576 118,614 93.3 52.7 98.1

1	 Investments in Poland are made through forward purchase contracts and are not recognised as investment properties 
until turnkey delivery. See Note 7 for more details.
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Denmark

Rental income was 653 million (610), a 7.1% increase, driven by the full effect of acquisitions made in the previous quarter and 
improved occupancy. Net operating income increased by 10.9% to 461 million (416), resulting in a net operating income margin of 
70.6% (68.2%). The improved margin is driven by lower repair and maintenance costs and positive cost effects from recent acquisi-
tions.

Like-for-like rental income growth compared to the same period last year was 4.2% (0.4%) and the comparable portfolio com-
prised 56% (59%) of rental income. 

60.5 billion
Investment Properties

653 million
Rental Income

1.5 billion
Acquisitions

Q3 21Q2 21Q1 21Q4 20Q3 20

610

369370

595
653

Q3 21Q2 21Q1 21Q4 20Q3 20

66.864.862.9
66.0 68.7

Q3 21Q2 21Q1 21Q4 20Q3 20

3.7

1.3

1.7

3.4

2.0

Rental income
SEK million

Net Operating Income Margin
Last twelve months, %

Fair Value Change
%

Q3 2021 Q2 2021 Q3 2020 YTD 2021 YTD 2020

Rental income SEK m 653 610 370 1,857 1,117

Net operating income SEK m 461 416 230 1,280 712

Net operating income margin % 70.6 68.2 62.0 68.9 63.8

Like-for-like rental income growth % 4.9 0.4 0.4 2.1 2.6

Real economic occupancy % 98.7 97.6 96.2 97.9 96.8

Fair value of investment properties SEK m 60.489 57,156 37,068 60,489 37,068

Fair value change SEK m 1,207 1,973 615 4,970 624

Capital expenditures SEK m 297 445 113 1,100 317

Average valuation yield requirement % 3.6 3.8 3.8 3.6 3.8

Sweden

Rental income was 675 million (655), a 3.0% increase. Net operating income increased by 3.8% from the second quarter to 
374 million (361), driven by seasonally lower utility cost, which resulted in an improved net operating income margin of 55.5% 
(55.0%). 

Like-for-like rental income growth compared to the same period last year was 2.8% (2.7%) and the comparable portfolio com-
prised 91% (95%) of rental income. 

58.9 billion
Investment Properties

675 million
Rental Income

3.0 billion
Acquisitions

Q3 2021 Q2 2021 Q3 2020 YTD 2021 YTD 2020

Rental income SEK m 675 655 594 1,991 1,796

Net operating income SEK m 374 361 351 1,036 963

Net operating income margin % 55.5 55.0 59.0 52.0 53.6

Like-for-like rental income growth % 2.8 2.7 3.6 2.7 4.1

Real economic occupancy % 99.2 99.2 99.4 99.2 99.1

Fair value of investment properties SEK m 58,934 53,503 45,466 58,934 45,466

Fair value change SEK m 1,750 1,377 813 4,146 1,866

Capital expenditures SEK m 703 582 368 1,687 1,128

Average valuation yield requirement % 3.3 3.3 3.7 3.3 3.7

Q3 21Q2 21Q1 21Q4 20Q3 20

655634594
661 675

Q3 21Q2 21Q1 21Q4 20Q3 20

51.251.651.3 50.9 50.6

Q3 21Q2 21Q1 21Q4 20Q3 20

1.1

1.9 2.0

2.7

3.1

Rental income
SEK million

Net Operating Income Margin
Last twelve months, %

Fair Value Change
%
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Netherlands

25.6 billion
Investment Properties

288 million
Rental Income

0.0 billion
Acquisitions

Q3 2021 Q2 2021 Q3 2020 YTD 2021 YTD 2020

Rental income SEK m 288 283 273 850 756

Net operating income SEK m 176 177 140 518 411

Net operating income margin % 61.2 62.4 51.4 61.0 54.4

Like-for-like rental income growth % 2.7 4.6 n/a 3.3 n/a

Real economic occupancy % 99.7 99.6 98.9 99.5 98.9

Fair value of investment properties SEK m 25,566 24,184 23,303 25,566 23,303

Fair value change SEK m 1,130 641 497 1,528 863

Capital expenditures SEK m 131 168 -5 414 16

Average valuation yield requirement % 3.1 3.3 3.6 3.1 3.6

Rental income grew 1.6% to 288 million (283). Net operating income remained stable at 176 million (177), with higher repair and 
maintenance activity offset by lower technical costs, which resulted in a lower net operating income margin of 61.2% (62.4%).

Like-for-like rental income growth compared to the same period last year was 2.7% (4.6%) and the comparable portfolio  
comprised 78% (79%) of rental income.  

As of 1 January, real estate transfer tax in the Netherlands increased from 2% to 8%, which negatively impacted value  
development in the first quarter but the market showed resistance in second and thiord quarter.

Q3 21Q2 21Q1 21Q4 20Q3 20

273273 279 283 288

Q3 21Q2 21Q1 21Q4 20Q3 20

57.855.354.8 56.4
60.7

Q3 21Q2 21Q1 21Q4 20Q3 20

0.8

2.2

-1.0

2.7

4.6

Rental income
SEK million

Net Operating Income Margin
Last twelve months, %

Fair Value Change
%

Norway

18.9 billion
Investment Properties

167 million
Rental Income

0.0 billion
Acquisitions

Q3 2021 Q2 2021 Q3 2020 YTD 2021 YTD 2020

Rental income SEK m 167 167 160 497 491

Net operating income SEK m 111 123 104 351 332

Net operating income margin % 66.4 73.9 65.0 70.5 67.7

Like-for-like rental income growth % 2.0 0.9 1.5 0.5 5.9

Real economic occupancy % 96.1 92.9 95.0 93.8 94.7

Fair value of investment properties SEK m 18,909 18,842 16,510 18,909 16,510

Fair value change SEK m -7 -218 378 519 901

Capital expenditures SEK m 18 74 -50 138 23

Average valuation yield requirement % 2.9 2.8 2.9 2.9 2.9

Rental income was stable at 167 million (167). Net operating income decreased by 9.7% to 111 million (123) due to higher repair 
and maintenance expenses, which resulted in a net operating income margin of 66.4% (73.9%). Real economic occupancy im-
proved in the quarter due to seasonally strong student demand and market recovery post-covid.

Like-for-like rental income growth compared to the same period last year was 2.0% (0.9%) and the comparable portfolio com-
prised 100% (100) of rental income. 

Q3 21Q2 21Q1 21Q4 20Q3 20

167
158160 163 167

Q3 21Q2 21Q1 21Q4 20Q3 20

68.466.563.4
68.2 68.7

Q3 21Q2 21Q1 21Q4 20Q3 20

-1.2

2.52.4

4.1

0.0

Rental income
SEK million

Net Operating Income Margin
Last twelve months, %

Fair Value Change
%
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Czech Republic

16.5 billion
Investment Properties

285 million
Rental Income

0.0 billion
Acquisitions

Q3 2021 Q2 2021 Q3 2020 YTD 2021 YTD 2020

Rental income SEK m 285 281 265 836 622

Net operating income SEK m 200 198 227 594 479

Net operating income margin % 70.1 70.4 85.5 71.1 77.0

Like-for-like rental income growth % n/a n/a n/a n/a n/a

Real economic occupancy % 95.5 94.8 95.3 95.3 95.6

Fair value of investment properties SEK m 16,511 15,428 13,555 16,511 13,555

Fair value change SEK m 873 216 25 1,545 1,563

Capital expenditures SEK m 122 122 73 306 139

Average valuation yield requirement % 5.2 5.1 5.4 5.2 5.4

Rental income was 285 million (281), which corresponds to a 1.5% increase, driven by higher market rents.

Net operating income was stable at 200 million (198), resulting in a net operating income margin of 70.1% (70.4%).  
The lower margin is driven by higher property management costs.

Q3 21Q2 21Q1 21Q4 20Q3 20

2318

87
100

127

Q3 21Q2 21Q1 21Q4 20Q3 20

51.0
42.9

88.4

45.7

58.7

Q3 21Q2 21Q1 21Q4 20Q3 20

4.7

2.1

4.5
4.0

2.2

Rental income
SEK million

Net Operating Income Margin
Last twelve months, %

Fair Value Change
%

Germany

17.4 billion
Investment Properties

127 million
Rental Income

0.3 billion
Acquisitions

Q3 2021 Q2 2021 Q3 2020 YTD 2021 YTD 2020

Rental income SEK m 127 100 18 315 51

Net operating income SEK m 93 67 11 207 40

Net operating income margin % 73.1 66.8 62.2 65.7 79.1

Like-for-like rental income growth % 3.7 5.4 n/a -1.3 n/a

Real economic occupancy % 97.4 99.2 93.7 98.3 97.9

Fair value of investment properties SEK m 17,406 16,595 3,034 17,406 3,034

Fair value change SEK m 367 619 62 1,610 102

Capital expenditures SEK m 19 16 34 35 60

Average valuation yield requirement % 2.6 2.4 2.1 2.6 2.1

Rental income increased to SEK 127 million (100) due to acquisitions. Net operating income increased by 60.5% to 93 million 
(67), resulting in a net operating income margin of 73.1% (66.8%). The higher margin is driven primarily by accounting effects re-
lated to the recent acquisition. Real economic occupancy decreased somewhat in the quarter driven by recent acquisitions. The 
net operating income margin in Q3 2020 was inflated due to accounting effects on a relatively small portfolio. 
 
Like-for-like rental income growth compared to the same period last year was 3.7% (5.4%), positively impacted by the removal of 
the temporary rent freeze in Berlin in April, 2021. The comparable portfolio comprised only 4% (5%) of rental income. 

Q3 21Q2 21Q1 21Q4 20Q3 20

275265 270 281 285

Q3 21Q2 21Q1 21Q4 20Q3 20

72.372.1
77.0

71.4 68.6

Q3 21Q2 21Q1 21Q4 20Q3 20

2.5

0.2

3.2

1.5

5.6

Rental income
SEK million

Net Operating Income Margin
Last twelve months, %

Fair Value Change
%
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Poland

United Kingdom

Heimstaden Bostad made its first investment in Poland in De-
cember, 2020, followed by additional acquisitions in 2021. 
In May, Heimstaden Bostad expanded its portfolio with the 
3.1 billion acquisition of a newbuild project for 2,496 homes 
throughout five of the largest cities in Poland: Warsaw, 
Krakow, Wroclaw, Poznan and Gdansk - economic hubs in 
their regions and encompassing Poland’s most populated and 
prosperous areas.

All acquisitions in Poland are structured as forward purchase 
contracts and not recognised as investment properties until  
turnkey delivery. As of 30 September 2021, Heimstaden Bost-
ad had a pipeline of 3,839 homes with a value of 4.8 billion.

Heimstaden Bostad made its UK entry in the second quarter 
with the acquisition of newbuild project, Soho Wharf, in Bir-
mingham for 1.9 billion. Soho Wharf is located just outside the 
city centre and is part of a wider plan to expand Birmingham 
to the west, converting former industrial areas into new neigh-
bourhoods with generous public landscaping and high-quality 
architecture.

The project is structured as a forward funding contract with 
Galliard Homes, one of the largest housebuilders in the UK, as  
developer and contractor, and will be completed in stages 
from early 2023 to early 2024. As at 30 September 2021, 332 
million had been recognised on the balance sheet as fair value 
of investment properties. 

Homes: 3,839

Commercial Area: 8,193 sqm 

Est. GRI p.a.: SEK 363.7 million

Completion: Q3 2022-Q1 2025

Homes: 752

Commercial area: 987 sqm

GRI p.a.: SEK 110 million

Completion: Q1 2023-Q1 2024

0.4 billion
Investment Properties

4 million
Rental Income

0.3 billion
Acquisitions

Q3 2021

Rental income SEK m 4

Net operating income SEK m 3

Net operating income margin % 58.7

Like-for-like rental income growth % n/a

Real economic occupancy % 96.1

Fair value of investment properties SEK m 397

Fair value change SEK m 56

Capital expenditures SEK m -

Average valuation yield requirement % 5.2

Heimstaden Bostad made its first investment in Finland  
during the third quarter, with two acquisitions consisting of 
351 homes and 705 sqm commercial space. The acquisitions 
is located in Helsinki Metropolitan Area and in Lahti.

Rental income amounted to SEK 4 million. Net operating  
income was 3 million resulting in a net operating income
margin of 58.7%. The portfolio had a 56 million fair value  
gain in the period.

Finland

Helsinki, Finland
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Regulated income, %
Q3 2021 Q4 2020

Regulated residential income 1,069 857

Residential income 2,029 1,621

Regulated income, % 52.7 52.9

Residential, %
Q3 2021 Q4 2020

Fair value residential properties 179,547 133,739

Fair value investment properties 192,338 143,806

Residential, % 93.3 93.0

Like-for-like rental income growth
Q3 2021 1 Q3 2020 2

Rental income current year 1,377 941

Rental income previous year 1,337 919

Like-for-like rental income growth, % 3.0 2.4

1 Only properties owned as of 31 December 2019 included.
2 Only properties owned as of 31 December 2018 included.

Net operating income margin
Q3 2021 Q3 2020

Rental income 2,150 1,625

Net operating income 1,428 1,027

Net operating income, % 66.4 63.2

Economic occupancy, residential
Q3 2021 Q4 2020

Theoretical rental income on residential units 2,100 1,698

Economic vacancy -71 -77

Rental income on residential units 2,029 1,621

Economic occupancy, % 96.6 95.5

Real economic occupancy, residential
Q3 2021 Q4 2020

Theoretical rental income on residential units 2,100 1,698

Adj. for non-market vacancy -50 -46

Adj. Theoretical rental income 2,049 1,652

Real economic occupancy, % 97.6 97.3

Equity ratio
Q3 2021 Q4 2020

Equity 114,325 77,741

Assets 225,611 156,926

Equity ratio, % 50.7 49.5

Solvency ratio
Q3 2021 Q4 2020

Equity 114,325 77,741

Liabilities 111,286 79,185

Solvency ratio, % 50.7 49.5

Net asset value (NAV)
Q3 2021 Q4 2020

Equity 114,325 77,741

Deferred tax liability 7,238 4,212

NAV 121,563 81,953

EBITDA
 Rolling 12 months Q3 2021 Q4 2020

Operating pro�t before investment properties 
and fair value adjustments 4,497 3,589

Amortisation and depreciation 10 11

EBITDA 4,507 3,599

Debt/EBITDA

Rolling 12 months Q3 2021 Q4 2020

Interest-bearing liabilities 85,076 69,954

EBITDA 4,507 3,599

Debt / EBITDA, multiple 18.9 19.4

NAV per ordinary share
Q3 2021 Q4 2020

Equity 114,325 77,741

Preference capital A 293 287

Preference capital B 50,469 42,208

Hybrid capital & minority 28,245 14,008

Deferred tax 7,238 4,212

Equity excluding preference capital 42,556 25,450

Number of ordinary shares 7,644,815 6,578,058

NAV per ordinary share , SEK 5,567 3,869

Secured loan-to-value
Q3 2021 Q4 2020

Interest-bearing secured liabilities 56,015 40,463

Total assets 225,611 156,926

Secured loan-to-value, % 24.8 25.8

All �gures in SEK million unless otherwise speci�ed.

D
esign and layout A

rtb
ox A

S
. P

hotos: H
eim

stad
en.

Contacts:
Arve Regland, CFO, +47 47 90 77 00, arve.regland@heimstaden.com
Magnus Granerłd, IR Manager, +47 922 38 407, ir@heimstaden.com
 
This information is such that Heimstaden Bostad AB (publ) is required to disclose under the EU Market Abuse Regulation. The information  
was submitted for publication through the agency of the above contact persons at 07:00 CET on 22 October 2021.
 
The Annual Report for 2021 will be published on 28 February 2021.

Ö Promenaden 7 A, SE-211 28 Malmö, Sweden

Corporate ID Number: 556864-0873

+46 40  660 2000, www.heimstadenbostad.com
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