
 

 

 

 



 

Å Revenue from Property management amounted to MSEK 331.9 (358.6*), a decrease of 7.4 

per cent, which is explained by the divestment of 15 hotel properties in April 2014. Adjusted 

for currency effects and comparable units, revenue increased by 3.6 per cent. 

Å Net operating income from Property management3 amounted to MSEK 260.0 (278.0), a 

decrease of 6.5 per cent. Adjusted for currency effects and comparable units, net operating 

income increased by 3.9 per cent. 

Å Net operating income from Operator activities 4 amounted to MSEK 50.5 (33.2), an increase 

of 52.1 per cent. Adjusted for currency effects and comparable units, net operating income 

increased by 34.5 per cent. 

Å EBITDA amounted to MSEK 289.4 (296.3), reflecting the divestment of 15 hotel properties 

in April 2014 , but was supported by an underlying increase in net operating income from 

both Property management and Operator activities . 

Å Profit for the period was MSEK 374.0 (351.4), corresponding to SEK 2.49 (2.34) per share. 

Å Property market value amounted to MSEK 26,995.9 (26,503.7), and changes in value in the 

period amounted to MSEK 363.1 (479.9). 

Å Net asset value (EPRA NAV) per share was SEK 96.25 (87.69). 

Å Cash earnings amounted to MSEK 170.8 (148.7) and SEK 1.14 (0.99) per share respectively, 

an increase by 14.9 per cent. 

Å Pandox expects continued growth in cash earnings in 2015.5 

1  For a complete set of definitions, please refer to pages 27, 28 and 34. 
2   Comparable figures are affected by the divestment of 15 Investment properties in April 2014 , and reclassification  of Omena Hotel Copenhagen (now Urban House 

Copenhagen) from Property management to Operator activities . 

3  Net operating income Property management includes rental income plus other property income less operating expenses.
4  Net operating income Operator activities  includes revenues less expenses plus depreciation included in expenses. 
5 Full outlook statement provided on page 17. 
6 Retrospectively adjusted for share split in May 2015. The total number of outstanding shares after split amount to 150,000,000 . 

*  Comparable figures in brackets refer to the corresponding quarter last year for income statement items and the previous quarter for balance sheet items, unless otherwise 
stated. 



 

Pandoxôs first  quarter was strong with growing underlying rental income and increased cash 

earnings. The driving force behind the positive development was a combination of improved 

international economic activity with increased demand in the hotel market , positive 

developments in our lease portfolio, profitable investments across our property portfolio and 

lower financing costs.  

Pandox owns large upscale and full -service hotels with strategic locations in strong markets. The 

hotel portfolio is of high standard with well -diversified revenue streams. 

 We benefit from long leases with well-known tenants, providing income stability, lower 

capital expenditures and reduced risk for Pandox. Approximately 80 per cent of our net 

operating income is generated by leased hotels with strong operators and brands.  

Together with our partners we create mutual value through product development projects 

and refurbishments where we share both investments and the future financial benefits derived 

from these investments. This is an important part of our strategy, creating conditions for 

healthy growth and contributing to portfolio quality and value growth over time . 

Increased economic activity is positive for Pandox due to our strong market position and high 

share of revenue-based lease agreements. Currently, c lose to 95 per cent of our rental income is 

revenue based, meaning that we share the upside with our tenants on improving hotel market 

conditions, and more importantly, the upside from creating a better hotel product. At the same 

time 72 per cent of our lease agreements include a minimum rent level. 

We are an active owner. Our deep knowledge of the hotel business means that we can take 

advantage of opportunities throughout the hotel  market value-chain. This creates growth 

opportunities for Pandox and its partners, and it minimi ses the risk for Pandox. 

In the first quarter , we announced our intention to take over the hotel operations at the 

Radisson Blu Lillehammer in Norway , a hotel property we currently own , and invest NOK 60m 

in a product and hotel operations development program.  This 

is in line with our strategy as an active owner to use our hotel 

expertise to reposition hotels and improve profitability, and 

safeguard the value of the hotel property.  

Based on continued improvements in the general economic 

environment and a positive trend in the travel market, 

Pandoxôs strong market position and portfolio , which 

benefits from increased operator activity , as well as 

continued low interest rates, we expect to be able to grow 

cash earnings further in 2015.  

 

Anders Nissen 

CEO 



 

Pandox is one of Europeôs leading hotel property companies, with a portfolio focused on 

Northern Europe. Pandox is dedicated to sizeable full-service hotels in key leisure and corporate 

destinations primarily in the upper -medium to high -end segments. Pandox is an active owner 

and combines a large attractive portfolio with solid operational skills, thereby creating value and 

additional opportunities across the hotel value chain.  

At the end of the first quarter 2015, Pandoxôs hotel property portfolio comprised 104 hotels with 

a total of 21,969 hotel rooms across eight countries, with a market value of approximately  

MSEK 27,000 . Of the 104 hotels, 89 were leased on a long-term basis to well-known tenants 

with established brands providing income stability, lower capital expenditure and risk  for 

Pandox. For Investment properties the weighted average unexpired lease term (WAULT) was 

8.7 years. The remaining 15 hotels were owned and operated by Pandox.  

In addition, Pandox had  asset management agreements for 9 hotels. Furthermore, one hotel 

is operated by Pandox under a long-term lease agreement. 

¶ Large, high quality portfolio of premier hotel properties in strategic locations  

¶ Income stability from renowned tenant base with long leases  

¶ Focus on solid economies and ability to capture market growth  

¶ Tangible organic growth from refurbishment and repositioning  

¶ Attractive yield, resilient cash flow generation and lower interest rates 

¶ Active ownership drives value and creates optionality 

Pandox has the following financial targets:  

 

¶ Dividend policy ï Pandox will target a dividend pay-out ratio of between 40 and 60 per cent 

of cash earnings1, with an average payout ratio over time of approximately 50 per cent. 

Future dividends and the size of any such dividends are dependent on Pandoxôs future 

performance, financial position, cash flow s, working capital requirements, investment plans 

and other factors. 

¶ Capital structure ï Pandox expects to target a debt ratio (loan-to-value2) of between 45 and 

60 per cent, depending on the market environment and prevailing opportunities.  

 
1 Defined as EBITDA plus financial income less financial cost less current tax. 

2 Defined as interest bearing liabilities  divided by the sum of property market value of Investment propertie s and Operating properties . 

  



 

The outlook for economic growth differs between regions but global growth is expected to 

gradually accelerate over the next few years, although at relatively modest levels. Development 

is largely driven by solid economic progress in the US, low interest rates and the lower oil price. 

Prospects for the euro zone have improved but high debt continues to burden several large 

economies. Growth in emerging markets is mixed but has been softer in recent months.  In the 

Nordic countries  growth is stable in Sweden and Denmark, while Finland continues to be 

negatively impacted by the Russian crisis and Norway facing economic headwinds from lower 

oil prices. 

1 Pandox does not have any direct business exposure to these markets but they are important for the overall assessment of the global hotel 

market  

The US remains the most powerful engine for global growth and positive effects are also seen on 

the American hotel market. Th e US is expected to extend its positive trend with growth in both  

volume and price. In the first quarter RevPAR growth on the American hotel market amounted 

to approximately 8 per cent. RevPAR in New York, however, declined by approximately 4 per 

cent with the stronger dollar as a contributing factor.  Furthermore, there has been a segment 

shift ongoing for some time with aggressive pricing strategies coupled with increased capacity, 

which has gradually lowered RevPAR growth in this market.  

RevPAR growth in Europe amounted to approximately 6 per cent in the first quarter with strong 

performance in several Southern and Central European markets. Northern Europe an hotel 

markets also developed favourably. In Scandinavia, Copenhagen was the strongest market with 

RevPAR growth of approximately 8 per cent. Stockholm also demonstrated stable growth of 

approximately 5 per cent. Increases were mainly driven by volume with prices remaining largely 

unchanged, compared to the previous year, despite minor additions to capacity . In Copenhagen, 

a number of new hotels are due to open in 2015. 

  



 

Revenue from Property management amounted to MSEK 331.9 (358.6) corresponding to a 

decrease of 7.4 per cent, which is explained by divestment of 15 Investment properties in April 

last year. Adjusted for currency effects and comparable units, revenue increased by  

3.6 per cent, supported by higher economic activity in many of our markets and increased 

demand for hotel rooms and services, new lease contracts with improved conditions  and 

recently renovated hotels. 

Revenue from Operator activities  amounted to MSEK 366.7 (304.4), representing an 

increase of 20.5 per cent. Adjusted for currency effects and comparable units, revenues and 

RevPAR increased by 8.9 per cent and 10.6 per cent respectively, supported by a stronger 

market, especially in Montreal, and recently renovated and repositioned hotels gaining market 

shares. 

Total group revenues amounted to MSEK 698.6 (663.0), an increase by 5.4 per cent. 

Adjusted for currency effects and comparable units, revenues increased by 6.3 per cent. 

Net operating income from Property management, which equals gross profit, amounted to  

MSEK 260.0  (278.0), a decrease of 6.5 per cent. Adjusted for currency effects, and comparable 

units, net operating income increased by 3.9 per cent. The increase is explained by improved  

hotel market condi tions, increased rents, reduced property costs as well as renovated hotel 

properties coming back to market. 

Net operating income from Operator activities , which equals gross profit plus depreciations 

included in costs Operator activities , amounted to MSEK 50.5 (33.2), an increase of 52.1 per 

cent. Adjusted for currency effects and comparable units, net operating income increased by 

34.5 per cent. The increase is primarily explained by increased demand in general, especially in 

the Montreal market, and renovated and repositioned hotels gaining market shares. 

Cost for central administration amounted to MSEK -21.3 (-15.1). The increase reflects 

development of group common functions and certain costs of non-recurring natur e of 

approximately MSEK 4 related to Pandoxôs 20-year anniversary. 

EBITDA (gross profit plus depreciation included in costs for Operator activi ti es, less central 

administration excluding depreciation) amounted to MSEK 289.4 (296.3), a decrease of 2.3 per 

cent explained by the reduction in net operating income from Property management following 

the divestment of 15 Investment properties in April 2014, and higher administration costs. The 

EBITDA for the group decreased less than the reduction in net operating income resulting from 

the divestment would imply, supported by an increase in underlying net operating income for 

both Property management and Operator activities . 

 



 

Financial expenses amounted to MSEK -114.6 (-144.9), a decrease of MSEK 30.3, which is 

explained by repayment of debt, following the divestment of 15 Investment properties in Ap ril 

last year, and lower interest rates on outstanding debt.  Financial income amounted to  

MSEK 0.7 (1.2). 

Profit before changes in value amounted to MSEK 143.4 (127.9), an increase of 12.1 per cent. 

Changes in value on Investment properties amounted to MSEK 363.1 (479.9) following yield 

compression in many markets, resulting in decreased valuation yields and hence lower discount 

rates in the valuation of Investment properties . 

Change in value on derivatives was MSEK -33.1 (-163.0), following a decline in market 

interest rates in relation to the fixed interest rate in the interest rate swap agreements. 

Current tax amounted to MSEK -4.7 (-3.9). Current tax is low due to large tax losses carried 

forward, and current tax is expected to remain low for the full year. Deferred tax expense 

amounted to MSEK -94.7 (-89.5). 

Profit for the period was MSEK 374.0 (351.4), corresponding to SEK 2.49 (2.34) per share.  

Cash earnings amounted to MSEK 170.8 (148.7), an increase of 14.9 per cent. 

 

 

  

1  Comparable figures are affected by the divestment of 15 hotel properties in April 2014 in Investment properties, and reclassification of 
Omena Hotel Copenhagen (now Urban House Copenhagen) from Investment properties to Operating properties. 
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Pandoxôs business is organised into Property management, which comprises 89 Investment 

properties owned by Pandox and leased on a long-term basis to market leading regional hotel 

operators and leading international operators, and Operator activities , which comprises 15 

Operating properties owned by Pandox, in which the Company executes hotel operations.  

Each segment is further divided into the five geographic areas: Sweden, Norway, Finland, 

Denmark, and International.  For full segment reporting please see page 30. 

In addition, Pandox has asset management agreements for nine hotels, of which eight (in 

Oslo) are reported under Property management, and one asset management agreement (the 

Pelican Bay Resort in the Grand Bahama Island) is reported under Operator activities . 

Furthermore, Pandox has one hotel (Grand Hotel Oslo) , which is operated by Pandox under 

a long-term lease agreement and reported under Operator activities . 

 

 

As of March 31, 2015, the market value of Pandoxôs total property portfolio was SEK 26,996m 

(31.12.2014: 26,504). 

 

 

1  Total depreciation for Operator activities and central administration amounts to:  MSEK 32.1 (Q1 2015), MSEK 24.7 (Q1 2014) and MSEK 
109.6 (FY 2o14).



 

 

 

 

Rental income and other property income amounted to MSEK 331.9 (358.6) and net operating 

income, which equals gross profit, amounted to MSEK 260.0  (278.0). Net operating income 

before property administration amounted  to MSEK 276.3 (294.4).  

The decrease in rental and other property income is explained by the reduction in income 

following the divestment of 14 Investment properties in Sweden to Fastighets AB Balder and the 

divestment of Hilton London Docklands to H.I.G.  Capital in April  2014. 

Adjusted for currency effects and comparable units, growth in total rental income was 3.6 

per cent. The improvement is explained by underlying growth in the hotel market, new lease 

contracts with improved conditions  and recently renovated hotels coming back to market 

mainly in our joint development program with Scandic (the Shark project).  

Reported net operating income after property administration decreased by 6.5 per cent, as 

an effect of the divestments in April 2014. However, adjusted for currency effects and 

comparable units, net operating income increased by 3.9 per cent, primarily as a result of higher 

rental income. 

Investment properties includes 89 hotel properties recognised at market value. The 

unreali sed value change for I nvestment properties amounted to MSEK 363.1 (479.9). 

As of 31 March 2015, the weighted average unexpired lease term (WAULT) was 8.7 (8.4) 

years. The lease maturity profile is staggered. 2022 is a year with relatively many lease 

expirations , which is mostly  related to lease agreements from Norgani . 

 

 

 

 

1 Pandoxôs leases are primarily linked to hotel revenue and generally contain a minimum guaranteed rent that provides both operational  upside 

and downside protection. 
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Revenues amounted to MSEK 366.7 (304.4) , an increase of 20.5 per cent, and net operating 

income amounted to MSEK 50.5 (33.2), an increase of 52.1 per cent. Adjusted for currency 

effects and comparable units, revenues increased by 8.9 per cent. Adjusted for currency effects 

and comparable units, net operating income increased by 34.5 per cent. Net operating income 

also includes Grand Hotel Oslo, which Pandox operates under a long-term lease agreement 

since March 1, 2015. 

The improvement in revenues is explained by a stronger international hotel market and 

renovated hotels, while net operating income benefits from the higher activity level with 

demand as the primary driver. Net operating income is also supported by productivity gains in 

the hotel operations and continued ramp-up of The Hotel Brussels, Radisson Blu Bremen and 

Radisson Blu Dortmund , Holiday Inn Lübeck and F irst Copenhagen. 

Adjusted for currency effects and comparable units, RevPAR growth was 10.6 per cent, 

mainly driven by improvements in occupancy and a slight increase in average room rates. 

Operating properties includes 15 owner-occupied properties, which are recognised at cost 

less depreciation and any impairment losses. The unreali sed value change for Operating 

properties, which is shown for information purposes, amounted to MSEK 173.8.  
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