
 

       
 

 



 

• Revenue from Property Management amounted to MSEK 479 (458). Adjusted for currency effects and comparable 

units, the increase was 7 percent. 

• Net operating income from Property Management amounted to MSEK 409 (403). Adjusted for currency effects and 

comparable units, the increase was 9 percent. 

• Net operating income from Operator Activities amounted to MSEK 130 (115). Adjusted for currency effects and 

comparable units, the increase was 5 percent. 

• EBITDA amounted to MSEK 512 (495). 

• Profit for the period amounted to MSEK 592 (425). 

• Cash earnings amounted to MSEK 386 (328 adjusted for one-time gain and received tax compensation). 

• Revenue from Property Management amounted to MSEK 1,329 (1,178). Adjusted for currency effects and comparable 

units, the increase was 6 percent. 

• Net operating income from Property Management amounted to MSEK 1,127 (974). Adjusted for currency effects and 

comparable units, the increase was 8 percent. 

• Net operating income from Operator Activities amounted to MSEK 309 (312). Adjusted for currency effects and 

comparable units, the decrease was 6 percent. 

• The negative effect on net operating income from Operator Activities attributable to the terrorist attack in Brussels is 

estimated at around MSEK 48 compared to the same period last year. The negative effect on net operating income for 

full-year 2016 is now estimated to amount to just over MSEK 40. 

• EBITDA amounted to MSEK 1,353 (1,222). 

• Profit for the period amounted to MSEK 1,442 (1,450). 

• Cash earnings amounted to MSEK 975 (817 adjusted for one-time gain and received tax compensation). 

 

•  Pandox acquired Hilton Grand Place Brussels on 10 October, for the equivalent of approximately MSEK 525. 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



 

For the third quarter, Pandox is reporting 19 percent growth in net asset value, measured as 

growth in EPRA NAV adjusted for dividends, at annual rate. The growth in cash earnings was 

strong and supported by good growth in net operating income from Property Management as 

well as improved profitability in Operator Activities. Net operating income from Property 

Management and from Operator Activities increased by 9 percent and 5 percent respectively 

when adjusted for currency effects and comparable units.  

The driving forces behind the growth in Property Management were a continued good hotel 

market in Finland, Denmark and Germany, and also a recovery in Norway. Growth in Sweden 

was unchanged, which is explained by a very strong comparison period in 2015. Operator 

Activities are reporting increased profitability supported by good development particularly in 

Germany, Denmark and Canada, but continued to be dragged down by negative development 

in Belgium as a result of the terrorist attack at the end of March. The hotel market in Brussels 

has gradually improved, but this has been more drawn out than expected because of a weak 

conference and leisure market. The negative effect of the terrorist attacks in Brussels on net 

operating income from Operator Activities is now estimated at just over MSEK 40 for full-year 

2016 compared to full-year 2015. 

RevPAR increased by 2 percent in Europe in the third quarter, but with considerable variation 

between countries. Demand from the leisure segment was strong during the summer months, 

but many travellers chose different Mediterranean destinations to those that they usually 

choose because of the security situation. 

In general, Pandox’s markets were favoured by many conventions and exhibitions, as well 

as good demand from both the business and the leisure segment during the year. Overall, new 

capacity was limited – which was also positive for both growth and profitability. This pattern is 

particularly clear in Copenhagen, which increased RevPAR by 18 percent in the third quarter, 

driven by a combination of high occupancy and increased average prices. Helsinki  

(+11 percent) continued its positive trend and Oslo (+9 percent) experienced an upturn 

following a couple of weak quarters. In Stockholm growth was unchanged because of negative 

growth in September. The reason for this is two large conventions that took place in September 

the previous year. Underlying market development in Stockholm is good. In Germany, which 

had an intensive year as regards exhibitions and conventions, growth was 4 percent. Montreal 

increased RevPAR by a full 16 percent in the quarter, supported by a strong summer and 

around 1,000 rooms in the city being taken out of operation for renovation. 

At the beginning of October Pandox completed its acquisition of Hilton Grand Place in 

Brussels. The hotel has 224 rooms and a strong location close to the Grand Place and the 

central station in Brussels. The acquisition is industrially correct and offers good potential. It is 

a good example of how Pandox utilises its collective knowledge of hotel properties, the hotel 

market and hotel operations and lays the foundations for long-term growth in both cash 

earnings and portfolio value. Hilton Grand Place strengthens Pandox’s position in one of 

Europe’s most important meeting markets, as well as providing greater strategic flexibility 

within Brussels. 

Growth in Pandox’s key markets in the year to date has been somewhat stronger than expected, 

which is due to good demand from all Pandox’s guest segments. Compared with Europe as a 

whole, growth has been significantly higher. 

It is still too early to have a definitive view on how the hotel market will develop in 2017. 

The hotel business cycle usually follows global economic development and is additionally 

affected by a number of specific growth factors, such as increased disposable income and a 

growing global middle class. The outlook for international tourism and regional travel is 

positive in the long term, but since Pandox’s key markets are facing more challenging 

comparison quarters it is reasonable to assume that growth will be lower. 

       However, Pandox sees good opportunities to increase cash earnings even in an 

environment of lower growth. There are several reasons for this: (1) A high quality hotel 

property portfolio. (2) Significant pipeline with approved investments with good potential 

returns in existing portfolio. (3) Good prospects of improved profitability in Operator 

Activities. (4) Opportunities for supplementary acquisitions. Finally, I would like to remind 

people that Pandox’s business model is tried and tested, and that we have shown that we can 

generate good returns even in periods of lower market growth.

 

 

 

 
 

 

 
 

 
 

 

 

 

 
 



 

Pandox is one of Europe’s leading hotel property companies, with a geographical focus on 
Northern Europe. Pandox’s strategy is to own sizeable full-service hotels in the upper-mid to 
high-end segment with strategic locations in key leisure and corporate destinations. Pandox is 
an active owner with a business model based on long term lease agreements with the best 
operators in the market. But if these conditions are missing, Pandox has long experience of 
running hotel operations on its own, which creates business opportunities across the hotel 
value chain. 

At the end of the third quarter 2016, Pandox’s hotel property portfolio, after combination of 

Excelsior and Mayfair in Copenhagen, comprised 112 hotels with a total of 24,265 hotel rooms 

in eight countries, with a market value of MSEK 33,098. 91 hotels 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) of 13.4 years. The remaining 21 hotels were owned and operated by 

Pandox.  

In addition, Pandox has asset management agreements for nine hotels and operates one 

additional hotel under a long-term lease agreement. 

 High quality portfolio of premier hotel properties in strategic cities. 
 Geographical diversification which provides opportunity for diversification over the 

business cycle. 

 Income stability from renowned tenant base with long leases. 
 Focus on solid economies and ability to capture market growth. 

 Organic growth from refurbishment and repositioning of hotels. 

 Attractive yield and resilient cash flow generation. 

 Active ownership, which creates value and optionality. 

 Dividend policy – Pandox will target a dividend pay-out ratio of between 40 and 60 

percent of cash earnings1, with an average pay-out ratio over time of approximately  

50 percent. Future dividends and the size of any such dividends are dependent on 

Pandox’s future performance, financial position, cash flows, working capital requirements, 

investment plans and other factors. 
 

 Capital structure – Pandox will target a debt ratio (loan-to-value2) between 45 and 60 

percent, depending on the market environment and prevailing opportunities.
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The hotel markets in both North America and Europe generally developed well in the third 

quarter. Good demand was noted from the leisure segment during the summer months. In 

Europe, Spain and Portugal were among the countries favoured by strong incoming traffic from 

tourists who chose not to travel to countries such as Turkey and France in view of political 

uncertainty and the security situation. Overall, RevPAR (revenue per available room) increased 

in Europe by 2 percent in the third quarter, due to somewhat reduced occupancy and a  

2 percent increase in average prices. 

 

In the US and Canada, RevPAR increased by 3 and 8 percent respectively in the third quarter. 
In the US, growth has entered a calmer phase as a result of lower growth in demand, while at 
the same time supply has increased after several years of relatively limited additional capacity. 
The US is close to the peak of the hotel cycle and growth is now being driven solely by higher 
average prices. Montreal had a strong third quarter (+16 percent), which is explained by both 
good demand and a positive average price trend during the summer. The market was also 
affected by around 1,000 available rooms in the city temporarily taken out of production. 
  

The hotel markets in Europe as a whole developed in a positive direction in the quarter and 

RevPAR increased by 2 percent. However, growth continued to be negatively affected by weak 

development in France and Belgium, where the security situation impacted demand negatively 

– particularly in the leisure segment. Growth in the German market amounted to 4 percent for 

the quarter and to 5 percent for the period January to September. Conventions and exhibitions 

are important growth drivers for many cities in the German hotel market. 2016 has been 

exceptionally strong in this regard, which has made a significant impression on RevPAR. In 

Düsseldorf, where Pandox has three hotels, RevPAR increased by nearly 20 percent during the 

first nine months of the year. 

With the exception of Stockholm, all the Nordic capitals demonstrated a high level of growth. 

Helsinki continued its positive trend, supported by good demand from the Asian market and a 

strong average price trend. Pandox expects the opening of two large new hotels in October 

2016 to reduce growth in a short-term perspective. Oslo experienced an upturn following a 

couple of weak quarters, supported by increased domestic demand as well as a weaker 

Norwegian krona, resulting in increased demand from the international market. In Stockholm 

growth was negative in September, which resulted in unchanged RevPAR for the third quarter 

as a whole. The reason for this is two large conventions that took place in September the 

previous year. The underlying trend in Stockholm remains good. Copenhagen showed 

continued strength, supported by – among other things – a record-breaking year in terms of 

conventions and exhibitions. The RevPAR increase in Copenhagen in the third quarter is 

mainly explained by increased average prices.
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Revenue from Property Management amounted to MSEK 479 (458), an increase of 5 percent. 

Adjusted for one-time revenue of MSEK 60 in the comparable period in 2015, the increase was 

20 percent, driven by both acquired and organic growth in the lease portfolio. Adjusted for 

currency effects and comparable units, revenue increased by 7 percent. 

Revenue from Operator Activities amounted to MSEK 561 (534), an increase of 5 percent. 

Adjusted for currency effects and comparable units, revenue and RevPAR each decreased by 2 

percent. 

The Group’s net sales amounted to MSEK 1,040 (992). Adjusted for currency effects and 

comparable units, net sales increased by 2 percent. 

Net operating income from Property Management amounted to MSEK 409 (403), an increase 

of 1 percent. Adjusted for one-time revenue of MSEK 60 in the comparable period in 2015, the 

increase was 19 percent. Adjusted for currency effects and comparable units, net operating 

income increased by 9 percent, which is due to consistently good development in the hotel 

property portfolio. 

Net operating income from Operator Activities amounted to MSEK 130 (115), an increase of 

13 percent. Adjusted for currency effects and comparable units, net operating income increased 

by 5 percent. 

Total net operating income amounted to MSEK 539 (518), an increase of 4 percent. 

Adjusted for one-time revenue of MSEK 60 in the comparable period in 2015, the increase was 

18 percent. 

Central administration costs amounted to MSEK -27 (-23). The increase is mainly explained by 

costs for incentive schemes for senior executives and costs associated with being a listed 

company. 

EBITDA amounted to MSEK 512 (495), an increase of 3 percent. Adjusted for one-time revenue 

of MSEK 60 in the comparable period in 2015, the increase was 18 percent, driven by good 

development of net operating income from Property Management and improved profitability 

in Operator Activities. 

Financial expenses amounted to MSEK -114 (-106) and financial income to MSEK 0 (1). 

Profit before changes in value amounted to MSEK 363 (355), an increase of 2 percent. Adjusted 

for one-time revenue of MSEK 60 in the comparable period in 2015, the increase was 23 

percent. 

Unrealised changes in value for Investment Properties amounted to MSEK 369 (232). This 

remains explained by a combination of lower yield compression and thereby lower discount 

rates in the valuation of Investment Properties, and by improved underlying cash flows in 

Pandox’s property portfolio. 

Changes in the value of derivatives amounted to MSEK 24 (-73). 

Current tax amounted to MSEK -12 (17). The increase is explained by higher profits in 

Germany after the acquisition of 18 hotel properties. Received tax compensation of MSEK 19 is 

included in the third quarter 2015. Deferred tax expense amounted to MSEK -152 (-106), 

Profit for the period amounted to MSEK 592 (425) and profit for the period attributable to the 

Parent Company's shareholders amounted to MSEK 589 (425), which represents SEK 3.93 

(2.83) per share after full dilution. 

Cash earnings amounted to MSEK 386 (407), a decrease of 5 percent. Adjusted for one-time 

revenue of MSEK 60 and received tax compensation of MSEK 19 in the comparable period in 

2015, the increase was 18 percent. 
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Revenue from Property Management amounted to MSEK 1,329 (1,178), an increase of 13 

percent. Adjusted for one-time revenue of MSEK 60 in the comparable period in 2015, the 

increase was 19 percent. Adjusted for currency effects and comparable units, revenue increased 

by 6 percent. 

Revenue from Operator Activities amounted to MSEK 1,539 (1,510). Adjusted for currency 

effects and comparable units, revenue decreased by 4 percent and RevPAR by 5 percent. 

The Group’s net sales amounted to MSEK 2,868 (2,688) in total, an increase of 7 percent. 

Adjusted for currency effects and comparable units, the increase was 1 percent. 

Net operating income from Property Management amounted to MSEK 1,127 (974), an increase 

of 16 percent. Adjusted for one-time revenue of MSEK 60 in the comparable period in 2015, the 

increase was 23 percent. Adjusted for currency effects and comparable units, net operating 

income increased by 8 percent. The increase is explained by strong development in the 

majority of Pandox’s lease portfolio, as well as lower expenses. 

Net operating income from Operator Activities amounted to MSEK 309 (312), a decrease of 

1 percent. Adjusted for currency effects and comparable units, net operating income increased 

by 6 percent. The negative effect of the terrorist attacks in Brussels on net operating income 

amounted to around MSEK 48 compared with the same period last year.  

Total net operating income amounted to MSEK 1,436 (1,286), an increase of 12 percent. 

Adjusted for one-time revenue of MSEK 60 in the comparable period in 2015, the increase was 

17 percent. 

Central administration costs amounted to MSEK -83 (-64). The increase is mainly explained by 

higher employee costs relating to the new functions required for listed companies, costs for 

incentive schemes for senior executives and some non-recurring costs for external consulting 

services that were incurred in the second quarter. 

EBITDA amounted to MSEK 1,353 (1,222), an increase of 11 percent. Adjusted for one-time 

revenue of MSEK 60 in the comparable period in 2015, the increase was 16 percent, driven by 

higher net operating income from Property Management and somewhat improved profitability 

in Operator Activities. 

Financial expenses amounted to MSEK -341 (-335) and financial income to MSEK 1 (2). 

Profit before changes in value amounted to MSEK 905 (791), an increase of 14 percent. 

Unrealised changes in value for Investment Properties amounted to MSEK 888 (903). This 

remains explained by lower yield compression and thereby lower discount rates in the 

valuation of Investment Properties, and by improved underlying cash flows in Pandox’s 

property portfolio. Realised changes in value for Investment Properties amounted to MSEK 159 

(8) and are attributable to the divestment of eight hotel properties in Sweden, which was 

completed on 31 March 2016. 

Changes in the value of derivatives amounted to MSEK -155 (110). 

Current tax amounted to MSEK -38 (7). The increase is explained by higher profits in Germany 

after the acquisition of 18 hotel properties. Received tax compensation of MSEK 19 is included 

in the comparable period for 2015. Deferred tax expense amounted to MSEK -317 (-369). 

Profit for the period amounted to MSEK 1,442 (1,450) and profit for the period attributable to 

the Parent Company’s shareholders amounted to MSEK 1,434 (1,450), which represents  

SEK 9.56 (9.67) per share after full dilution. 

Cash earnings amounted to MSEK 975 (896), an increase of 9 percent. Adjusted for one-time 

revenue of MSEK 60 and received tax compensation of MSEK 19 in the comparable period in 

2015, the increase was 19 percent.  
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Rental income and other property income amounted to MSEK 479 (458) and net operating 

income to MSEK 409 (403).  

Adjusted for one-time revenue of MSEK 60 in the comparable period in 2015, rental 

income and net operating income increased by 20 percent and 19 percent respectively. 

Adjusted for currency effects and comparable units, total rental income and net operating 

income increased by 7 percent and 9 percent respectively. 

The development in comparable lease portfolio remained positive, driven by good growth 

in all Pandox’s lease markets. In general, demand during the year and the period was driven by 

a high proportion of conventions and exhibitions and an active leisure segment. Overall, new 

capacity was relatively limited – which was also a positive factor. Denmark, Finland and 

Norway saw the highest rent growth in the quarter, while Sweden grew more slowly as a result 

of an exceptionally strong third quarter in 2015. Helsinki continued to be favoured by a high 

level of travel from Asia. Oslo also developed better than expected. Germany continued to 

perform strongly and the 18 hotel properties in Germany consolidated since the start of the 

year increased RevPAR by 9 percent in the nine-month period, as compared with around 5 

percent for Germany as a whole. 

On 30 September 2016 Investment Properties had a weighted average unexpired lease term 

(WAULT) of 13.4 years (31 December 2015: 11.2). 

Revenue for the quarter from the eight external asset management agreements in Oslo 

amounted to MSEK 1 (1).
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Revenue from Operator Activities amounted to MSEK 561 (534) and net operating income 

amounted to MSEK 130 (115), an increase of 5 percent and 13 percent respectively. The net 

operating margin improved to 23.2 (21.5) percent.  

Adjusted for currency effects and comparable units, revenue decreased by 2 percent while 

net operating income increased by 5 percent. 

The terrorist attacks in Brussels at the end of March had a negative impact on net operating 

income equivalent to around MSEK 13 for the quarter, compared with the same period last 

year. A recovery is under way in Brussels, but this has been more drawn out than expected. The 

negative effect of the terrorist attacks in Brussels on net operating income from Operator 

Activities is now estimated at just over MSEK 40 for full-year 2016 compared to full-year 2015. 

Apart from Brussels, the Group’s own hotels in Germany, Denmark and Canada performed 

well in their respective sub-markets. Recently reclassified hotels in Norway and Sweden also 

made a positive contribution to profits. The quarter saw the opening of the newly renovated 

The Hub Hotel & Livingroom in Kista just outside Stockholm, formerly Mr Chip Hotel, a hotel 

concept aimed at active business and leisure travellers. 

Adjusted for currency effects and comparable units, RevPAR was decreased by 2 percent, 

which is entirely explained by development in Brussels. Pandox’s hotel portfolio in Brussels is 

weighted towards the conference segment, which has seen a somewhat greater decrease in 

RevPAR than the market as a whole.  

Revenues from Grand Hotel Oslo, which Pandox operates but where it does not own the 

property and thus has a lower operating margin, amounted to MSEK 48 (57) and net operating 

income was MSEK 0 (2). The hotel has seen a strong increase in guests since renovations were 

carried out. 

Adjusted for Grand Hotel Oslo, the net operating margin for Operator Activities was 25.3 

(23.7) percent. 
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At the end of the period Pandox’s property portfolio had a total market value of MSEK 33,098 

(31,437), of which Investment Properties accounted for MSEK 25,792 (25,062) and Operating 

Properties for MSEK 7,306 (6,375). The market value of Operating Properties is reported for 

information purposes only and is included in EPRA NAV. The takeover of operations and 

reclassification of Thon Hotel Fagernes was implemented 1 January 2016, Thon Hotel 

Sørlandet 28 May 2016 and Meetingpoint Hafjell 1 September 2016. Operating Properties are 

recognised at cost less depreciation and any impairment. At the end of the period the carrying 

amount of the Operating Properties portfolio was MSEK 5,831 (5,128). The increase is mainly a 

result of the reclassification of Thon Hotel Fagernes, Thon Hotel Sørlandet, Meetingpoint 

Hafjell and currency fluctuations. 

 

  

 

During the period January-September 2016, investments in the existing portfolio during the 

interim period, excluding acquisitions, amounted to MSEK 246 (234), of which MSEK 106 

(134) in Investment Properties and MSEK 140 (100) in Operating Properties. At the end of the 

period, investments for future projects equivalent to around MSEK 995 were approved, of 

which major projects include Leonardo Wolfsburg City, Hotel Berlin, Berlin, Elite Park Avenue 

Gothenburg, Elite Stora Hotellet in Jönköping, Hyatt Regency Montreal, InterContinental 

Montreal, Lillehammer Hotel, Hilton Grand Place Brussels as well as the new investment 

programme with Scandic Hotels for 19 hotels in the Nordic region. 
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At the end of the period the loan-to-value ratio was 47.0 percent (49.5). Equity attributable to 

the Parent Company’s shareholders amounted to MSEK 13,291 (12,092) and EPRA NAV (net 

asset value) was MSEK 18,079 (16,156). EPRA NAV per share was SEK 120.53 (107.71). Cash 

and cash equivalents plus unutilised long-term credit facilities, amounted to MSEK 2,801 

(1,561). 

At the end of the period the loan portfolio amounted to MSEK 15,547 (15,546). The average 

fixed rate period was 2.2 (2.6) years and the average interest rate, corresponding to the interest 

rate level at the end of the period, was 2.7 (2.8) percent including effects of interest-rate swaps. 

The average repayment period was 2.8 (3.4) years. The loans are secured by a combination of 

mortgage collateral and pledged shares. 

Unutilised long-term credit facilities amounted to MSEK 2,301 (1,391). 

In order to manage interest rate risk and increase the predictability of Pandox’s earnings 

streams, interest rate derivatives, mainly interest rate swaps, are used. At the end of the period 

Pandox had interest rate swaps amounting to MSEK 8,001, of which approximately 47 percent 

of Pandox’s loan portfolio was hedged against interest rate movements for periods longer than 

one year. 

 

      

 
      In order to reduce the currency exposure in foreign investment Pandox’s main objective is 

to finance the applicable portion of the investment in local currency. Equity is normally not 

hedged as Pandox strategy is to have a long investment perspective. Currency effects are largely 

in form of translation effects. 
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Pandox uses interest rate derivatives to achieve a desired interest maturity profile. The market 

value of the derivatives portfolio is measured on each closing date, with the change in value 

recognised in profit or loss. Upon maturing, the market value of a derivative contract is 

dissolved entirely and the change in value over time thus does not affect equity. 

On 30 September 2016 the market value of Pandox’s financial derivatives amounted to 

MSEK -852 (-703). The change is mainly explained by a decrease in the market interest rate 

relative to the fixed interest rate in the interest swap contract. 

 

  

     

    

The refinancing process for loans of MSEK 796 that mature in December 2016 is ongoing and 

will be completed in the fourth quarter 2016. 

At the end of the period deferred tax assets amounted to MSEK 772 (800). These represent tax 

loss carryforwards which the company expects to be able to use in upcoming fiscal years, and 

temporary measurement differences for interest rate derivatives. 

Deferred tax liabilities amounted to MSEK 2,660 (2,281) and relate to temporary 

differences between fair value and the taxable value of Investment Properties, as well as 

temporary differences between acquisition cost and the taxable value of Operating Properties. 



 

25 July 2016 Invitation to presentation of interim report January–June 2016. 

18 August 2016  Interim report January–June 2016. 

6 September 2016 Nomination committee for the AGM 2017. 

21 September 2016 Pandox acquires Hilton Grand Place Brussels for MEUR 55. 

22 September 2016 Invitation to Pandox Hotel Market Day 2016. 

10 October 2016  Pandox has completed the acquisition of Hilton Grand Place Brussels. 

17 October 2016  Invitation to presentation of interim report January–September 2016. 

1 November 2016 Pandox appoints Karmen Bergholcs as General Counsel. 

To read the full press releases, see www.pandox.se. 

 
Pandox acquired Hilton Grand Place Brussels for the equivalent of approximately MSEK 525, 
10 October. 

 

As of 30 September 2016, Pandox had the equivalent of 1,455 (1,470) full-time employees. Of 

the total number of employees, 1,423 (1,444) are employed in the Operator Activities segment 

and 32 (26) in the Property Management segment and in central administration. 

Activities in the Pandox’s property owning companies are administered by staff employed by 

the Parent Company, Pandox AB (publ). The costs of these services are invoiced to Pandox’s 

subsidiaries. Invoicing during the period January-September amounted to MSEK 45 (41), and 

the profit for the period amounted to MSEK 188 (477). 

At the end of the period the Parent Company’s shareholders’ equity amounted to  

MSEK 2,459 (2,841) and interest bearing debt of MSEK 5,124 (5,810), of which  

MSEK 4,250 (4,087) in the form of long-term debt. 

The Parent Company carries out transactions with subsidiaries in the Group. Such transactions 

mainly entail allocation of centrally incurred administration cost and interest relating to 

receivables and liabilities. All related party transactions are entered into on market terms.  

Pandox has entered into nine asset management agreements, regarding eight hotels located 

in Oslo and the Pelican Bay Lucaya resort in the Grand Bahama Island, which are owned by 

Eiendomsspar AS, subsidiaries of Eiendomsspar AS and affiliates of Helene Sundt AS and CGS 

Holding AS respectively. During the third quarter revenue from the asset management 

agreements amounted to MSEK 1 (1), and revenue from Pelican Bay Lucaya amounted to 

MSEK 0.1 (0.3). 

 As of March 1, 2015, Pandox operates Grand Hotel Oslo under a long-term lease agreement 

with the property owner Eiendomsspar AS. During the third quarter rental payments for Grand 

Hotel Oslo amounted to MSEK 13 (15). 

 

 

Pandox applies the European Securities and Market Authority’s (ESMA) guidelines for 

Alternative Performance Measurements. The guidelines aim at making alternative 

Performance Measurements in financial reports more understandable, trustworthy and 

comparable and thereby enhance their usability. According to these guidelines, an Alternative 

Performance Measurement is a financial key ratio of past or future earnings development, 

financial position, financial result or cash flows which are not defined or mentioned in current 

legislation for financial reporting; IFRS and the Swedish Annual Accounts Act. The guidelines 

are mandatory for financial reports published after 3 July, 2016. Reconciliations of Alternative 

Performance Measurements are available on pages 21-22. 

 

 

At the end of the period, the total number of undiluted and diluted shares outstanding 

amounted to 75,000,000 A shares and 75,000,000 B shares. For a fair comparison this 

number of shares is used for the calculation of also historical key ratios.   



 

Pandox seeks to achieve the lowest possible financing costs while simultaneously limiting risks 

related to interest rates, foreign currencies and borrowings.  

Pandox seeks to manage the risk that changes in interest rate levels could negatively affect 

Pandox’s results. Pandox’s objective is that interest rate exposure is managed so that increased 

costs as a result of reasonable changes in interest rates are compensated through higher 

revenues. Pandox seeks to achieve this objective through maintaining a loan portfolio with 

varying maturity dates and fixed interest periods.  

Further, Pandox has developed and implemented systems and procedures designed to 

support continuous monitoring and reporting of interest rate exposures. Pandox enters into 

interest-rate swaps to obtain fixed interest rates on a certain part of its debt portfolio. 

Pandox’s balance sheet and income statement are exposed to changes in the value of the 

Swedish Krona, as certain of Pandox’s assets are denominated in foreign currencies. Pandox 

seeks to hedge a part of this exposure through entering into loans in the local currency where 

Pandox’s assets are located.  

Pandox seeks to manage the risk that external financing may become more difficult to 

access.  Pandox aims to centralise, where possible, all Group borrowing in the Parent Company 

in order to gain flexibility and administrative benefits. Pandox’s objective is to enter into long-

term framework agreements. 

 

 

Pandox’s business and market are subject to certain risks which are completely or partly 

outside the control of the Company and which could affect Pandox’s business, financial 

condition and results of operations. These direct and indirect risks are the same for the Group 

and the Parent Company, with the exception that the Parent Company does not engage directly 

in hotel operations. Risks are the same both on a short and long term basis.  

Risk factors include, among others, the main following sector risks and risks related to the 

operations: (1) The value of Pandox’s assets is exposed to macroeconomic fluctuations and the 

liquidity in the property market could decline. (2) Pandox is subject to risks in its business of 

repositioning and transforming hotel properties. (3) Pandox’s costs of maintaining, replacing 

and improving its existing properties could be higher than estimated. (4) Pandox might be 

unable to identify and acquire suitable hotel properties. (5) Pandox may from time to time 

carry out acquisitions of new hotel properties, all of which are subject to risks. (6) Pandox may 

be unable to retain, and recruit, key personnel in the future. (7) Pandox depends on third party 

operators’ reputation, brand, ability to run their businesses successfully and financial 

condition. (8) Pandox is exposed to environmental risks. (9) Pandox is exposed to interest rate 

fluctuations. (10) Pandox is exposed to the risk of being unable to refinance its facility 

agreements when they fall due. (11) Pandox is subject to certain risks common to the hotel 

industry, which are beyond the Company’s control. (12) The hotel industry is characterised by 

intense competition and Pandox may be unable to compete effectively in the future. (13) New 

business models may enter the hotel industry. (14) The growth of Online Travel Agencies 

(OTAs) could materially and adversely affect Pandox’s business and profitability. 

 

The hotel industry is seasonal in nature. The periods during which the Company’s properties 

experience higher revenues vary from property to property, depending principally upon 

location and the customer base served. Since the majority of the customers that stay at Pandox 

owned or operated hotels are business travellers, the Company’s total revenues have 

historically been greater particularly in the second quarter. The timing of holidays and major 

events can also impact the Company’s quarterly results. 

Pandox AB (publ) is a Swedish limited liability company (corporate reg. no. 556030-7885) with 

its registered office in Stockholm, Sweden. Pandox was formed in 1995 and the company’s B 

shares are listed on Nasdaq Stockholm since 18 June 2015. 

This report contains forward-looking statements. Such statements are subject to risks and 

uncertainties as various factors, many of which are beyond the control of Pandox AB’s (publ), 

may cause actual developments and results to differ materially from the expectations expressed 

in this report.  

The report has been translated from Swedish. The Swedish text shall govern for all purposes 

and prevail in the event of any discrepancy. 

 

 



 

 

 

More information about Pandox and our financial calendar is available at www.pandox.se.  

Pandox will present the interim report for institutional investors, analysts and media via a 

webcasted telephone conference, 10 November 09:00 CET. 

To follow the presentation online go to http://media.fronto.com/cloud/pandox/161110. To 

participate in the conference call and ask questions, please call one of the telephone numbers 

indicated below about 10 minutes before the start of the presentation. The presentation 

material will be available at www.pandox.se at approximately 08:00 CET. 

SE: +46 (0)8 503 36 434 

UK LocalCall: 08444933800 

US LocalCall: 16315107498 

Conference ID: 96559464 

 

A recorded version of the presentation will be available at www.pandox.se. 

For further information, please contact: 

 

Anders Nissen    

CEO    

+46 (o) 708 46 02 02 

 

Liia Nõu 

CFO 

+46 (0) 702 37 44 04 

 

Anders Berg  

Head of Communications and IR 

+46 (0) 760 95 19 40 

 

 

 

http://www.pandox.se/


 

The Board of Directors and the CEO confirm that this report provides a fair overview of the 

Company’s and the Group’s business, position and results and describes the significant risks 

and uncertainties facing the Company and its subsidiaries.  

 

 

Stockholm, 9 November, 2016 

 

 

 

 

Christian Ringnes 

Chairman  

 

 

 

 

Leiv Askvig 

Board member 

 

 

 

 

Olaf Gauslå 

Board member 

 

 

 

Bengt Kjell 

Board member 

 

 

 

 

Ann-Sofi Danielsson 

Board member 

 

Helene Sundt 

Board member 

 

 

 

 

Mats Wäppling 

Board member 

 

 

 

 

 

 

Anders Nissen 

Chief Executive Officer  

 

 

 

 

 

 

This information is information that Pandox AB (publ) is obliged to make public pursuant to 

the EU Market Abuse Regulation and the Securities Markets Act. The information was 

submitted for publication, through the agency of the contact persons set out above, at 07:00 

CET on 10 November 2016. 

  



 

To the Board of Directors of Pandox AB (publ). 

 

Corporate reg. no. 556030-7885 

We have reviewed the summary interim financial information (interim report) of Pandox AB 

(publ) as of 30 September 2016 and the nine-month period then ended. The Board of Directors 

and the Chief Executive Officer are responsible for the preparation and presentation of this 

interim report in accordance with IAS 34 and the Annual Accounts Act. Our responsibility is to 

express a conclusion on this interim report, based on our review. 

 

 

We conducted our review in accordance with International Standard on Review Engagements 
ISRE 2410 Review of Interim Financial Information Performed by the Independent Auditor of 
the Entity. A review of interim financial information consists of making inquiries, primarily of 
persons responsible for financial and accounting matters, and applying analytical and other 
review procedures. A review is substantially less in scope than an audit conducted in 
accordance with International Standards on Auditing and other generally accepted auditing 
practices and consequently does not enable us to obtain assurance that we would become 
aware of all significant matters that might be identified in an audit. Accordingly, we do not 
express an audit opinion. 

Based on our review, nothing has come to our attention that causes us to believe that the 
interim report is not prepared, in all material respects, for the Group in accordance with IAS 34 
and the Annual Accounts Act, and for the Parent Company in accordance with the Annual 
Accounts Act.  

Stockholm 9 November, 2016  

 

 

Per Gustafsson Willard Möller 
Authorized Public Accountant Authorized Public Accountant 

  

  

  



 

 

 

  



 

 

 

 
 

  

 
 



 

 

 

   

 

 



 

 

     

 
     

 

A number of the financial 

descriptions and measures in this 

interim report provide information 

about development and status of 

financial and per share 

measurements that are not defined 

in accordance with the IFRS 

(International Financial Reporting 

Standards). Adjoining alternative 

financial measurements provides 

useful supplementary information 

to investors and management, as 

they facilitate evaluation of 

company performance. Since not 

all companies calculate financial 

measurements in the same 

manner, these are not always 

comparable to measurements used 

by other companies. Hence, these 

financial measures should not be 

seen as a substitute for measures 

defined according to the IFRS. 

Unless otherwise stated, the table 

to the left presents measures, along 

with their reconciliation, which are 

not defined according to the IFRS. 

The definitions of these measures 

appear on page 28.                     



 

 

     

 

  



 

 



 

 

 

 
 

 

  



 

At the end of the period, Pandox’s property portfolio comprised 112 (31 December, 2015: 121) 
hotel properties with 24,265 (31 December, 2015: 25,190) hotel rooms in eight countries. 
Pandox’s main geographical focus, which represents approximately 68 percent of the portfolio 
by market value, is the Nordics. Of the owned hotel properties, 91 are leased to third parties, 
which mean that approximately 78 percent of the portfolio market value is covered by external 
leases. These are reported in the Property Management segment. The remaining 21 hotels are 
owned and operated by Pandox and are reported in the Operator Activities segment.

 

     

 

The majority of Pandox’s tenant base consists of well-known hotel operators with strong hotel 
brands in their respective markets. The tenants are both Nordic-oriented hotel operators, such 
as Scandic (the largest hotel operator in the Nordics with more than 200 hotels), Nordic 
Choice, and operators focused on other regions and global markets such as Fattal (Leonardo), 
Rezidor (Radisson Blu) and Hilton.
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Average interest expenses based on interest rate maturity in 
respective currency as a percentage of interest-bearing debt.

 
EBITDA plus financial income less financial cost less current tax.

 
Total net operating income less central administration (excluding 
depreciation). 
 

Recognised equity as a percentage of total assets. 

Revenue less directly related costs for Property Management.

Revenue less directly related costs for Operator Activities 
including depreciation of Operator Activities. 

Growth measure that excludes effects of acquisitions, sales and 
reclassifications as well as exchange rate changes. 

Accumulated percentage change in EPRA NAV, with dividends 
added back, for the immediately preceding 12-month period. 

Profit before changes in value plus financial expense and 
depreciation, divided by financial expense. 
 

Investments in non-current assets excluding acquisitions. 

Interest-bearing liabilities as a percentage of the properties’ 
market value at the end of the period.
 

Interest-bearing liabilities less cash and cash equivalents and 
short-term investments that are equivalent to cash and cash 
equivalents. 

Net operating income corresponds to gross profit for Property 
Management.

Gross profit for Operator Activities plus depreciation included in 
costs for Operator Activities. 
 

Net operating income for Operator Activities in relation to total 
revenue from Operator Activities. 

Profit or loss rolling twelve months as a percentage of average 
equity attributable to the shareholders of the Parent Company. At 
interim reports, the return is also calculated on a rolling twelve 
month basis. Average shareholders’ equity is calculated as the 
sum of opening and closing balance divided by two. 

Since amounts have been rounded off in MSEK, the tables do not 
always add up.

  

 
EBITDA plus financial income less financial expense less current 
tax, after non-controlling interest, divided by the weighted 
average number of shares outstanding. 
 

 
Proposed/approved dividend for the year divided by the weighted 
average number of outstanding shares after dilution at the end of 
the period. 
 

 
Profit for the period attributable to the Parent Company’s 
shareholders divided by the weighted average number of shares 
outstanding. 
  

 
Equity attributable to the Parent Company’s shareholders, divided 
by the number of shares outstanding at the end of the period. 
 

 
Recognised equity, attributable to the Parent Company’s 
shareholders, including reversal of derivatives, deferred tax asset 
derivatives, deferred tax liabilities related to the properties and 
revaluation of Operating Properties, divided by the total number 
of shares outstanding after dilution at the end of the period. 

  
Total comprehensive income attributable to the Parent 
Company’s shareholders divided by the weighted average number 
of share outstanding after dilution at the end of the period.  

  
The weighted average number of outstanding shares taking into 
account changes in the number of shares outstanding, before 
dilution, during the period. 
 

 
The weighted average number of outstanding shares taking into 
account changes in the number of shares outstanding, after 
dilution, during the period. 
 
PROPERTY INFORMATION  
 

 
Market value of Investment Properties plus market value of 
Operating Properties. 
 

 
Number of owned hotel properties at the end of the period. 
 

  
Number of rooms in owned hotel properties at the end of the 
period. 
 

 
Revenue per available room, i.e. total revenue from sold rooms 
divided by the number of available rooms. Comparable units are 
defined as hotel properties that have been owned during the 
entire current period and the comparative period. Constant 
exchange rate is defined as the exchange rate for the current 
period, and the comparative period is recalculated based on that 
rate.

Average lease term remaining to expiry, across the property 
portfolio,  weighted by contracted rental income. 
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