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Hotelism by Pandox

The science of 
creating value 
in hotels

In 2022 our hotels were once 
again filled with people. The 
strength of the recovery shows 
that people and companies 
both want and need to travel. 

There are many reasons to 
travel and stay at a hotel: you 
might want to meet with 
clients, go to a concert or exhi­
bition, get together with fam­
ily, enjoy a city break or watch 
your children play in a football 
tournament.

In this Annual Report we will 
guide you through the past 
year, how the hotel market 
works and how Pandox oper­
ates in it based on our strategy, 
business model and priorities. 
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Hotelism by Pandox

Strategy and 
operations
Pandox’s business concept is to 
acquire, improve and lease out 
hotel properties to strong hotel 
operators under long­term, 
 revenue­based leases and to create 
value through active ownership.

NH Collection Salzburg City
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A leading hotel property owner
Pandox is a leading hotel property company that owns and leases out hotel properties to leading hotel operators. In 
total Pandox owns 157 hotel properties with around 35,500 rooms in 15 countries and a total market value of just 
over SEK 69 billion. Pandox was established in 1995 and has many years’ experience of the hotel property market.

Pan­European position
Pandox’s geographical focus is on Northern 
Europe. Our home market is a dynamic and 
densely populated area that is home to nearly 
200 million people. We have a well­diversified 
portfolio of hotel properties in 90 cities in 15 
countries*. Germany, Sweden and the UK are 
the three largest in terms of the properties’ 
market value. The portfolio focuses on domes­
tic and regional cities with mainly domestic 
demand, which account for 80 percent of the 
total number of rooms. 

Market value by country

High­quality  
portfolio

We have a portfolio of large 
hotel properties in the up­
per mid­price segment. The 
hotels are predominantly 
high­quality, full­service 
hotels in strong locations in 
their sub markets.

World class  
network

Our property portfolio 
has a good mix of differ­
ent geographical  markets, 
brands and types of 
demand, which creates 
stability. Strong tenants and 
a world­class network con­
stantly create new business 
 opportunities.

Unique 
strategy 

Our strategy is to own and 
lease out hotel properties 
to strong hotel operators 
and to operate hotels 
ourselves. We are an active 
property owner with deep 
specialist expertise con­
cerning hotels. 

Green  
hotel properties

Our goal is to be able to 
offer green hotel proper­
ties and we are making 
active efforts to reduce our 
climate footprint. 

R E A D  M O R E  O N  P A G E  1 1
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s h A R E  O F  P A N D O X  T O T A L s h A R E  O F  P A N D O X  T O T A L

Active ownership creates opportunities

Property Management is at the heart of Pandox’s business. We 
acquire, improve and lease out hotel properties to the market’s 
best operators who operate hotels under various brands. The 
business model is based on long revenue­based leases with 
good minimum rent levels and stable earnings.

Operator Activities

In Operator Activities Pandox operates hotels itself. This is an 
important part of our active ownership model. The ability to 
operate hotels itself gives Pandox valuable strategic flexibility.

Brief facts

Market value

83+17
Number of hotels

87+13
Net operating income

84+16
Market value

17+83
Number of hotels

13+87
Net operating income

16+84

Property Management

P R O P E R T Y  V A L U E

MSEK 69,231
N E T  O P E R A T i N G  i N C O M E

MSEK 3,434
N U M B E R  O F  h O T E L s

157
N U M B E R  O F  C O U N T R i E s

15
N U M B E R  O F  h O T E L  R O O M s

35,490
B R E E A M  C E R T i F i C A T i O N s

1283% 17%87% 13%84% 16%
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Strong end to the 
quarter

A hotel market in full 
swing

Strong profits in a 
strong hotel market

Strong cash flow and 
dividend reinstated

Historic recovery in the hotel market
The year 2022 had a weak start due to Covid­19 restrictions, but when these were gradually lifted in early spring it 
was the beginning of a historically strong recovery that continued for the rest of the year. For Pandox this meant 
strong growth in revenue and profit compared with 2021. 

Q1 Q2 Q3 Q4

The first quarter gets off to a weak start 
due to restrictions and normal seasonal 
variation, but ends strongly after Covid­19 
restrictions are eased in many countries.

Overall, Pandox’s total revenue and net oper­
ating income increase by 36 and 29 percent 
respectively in the quarter compared with 
the corresponding period in 2021. Overall, Pandox’s total revenue and net 

operating income increase by 78 and 84 
percent respectively compared with the 
corresponding period in 2021.

Overall, Pandox’s total  
revenue and net operating  
income both increase by  
108 percent compared  
with the corresponding period in 2021.

Pandox and scandic extend the leases for 
15 hotel properties in the Nordics. The 
extension includes a joint investment pro­
gramme amounting to around MSEK 700.

Based on the recovery in the hotel market 
and Pandox’s strong cash flows and stable 
financial position, the Board of Directors 
proposes a dividend of SEK 2.50 per share 
for the 2022 financial year.

Pandox divests Mora hotell & spa. This 
divestment is in line with Pandox’s strategy 
to constantly optimise the portfolio, focus­
ing on hotel properties in strategic loca­
tions, and takes place at an attractive price. having predominantly variable revenue, 

which normally provides protection against 
both increased costs and higher interest 
rates, puts Pandox in a strong position.

The third quarter of 2022 is the first quarter 
since 2019 without significant pandemic 
restrictions. RevPAR returns to the levels 
seen before the pandemic, mainly driven 
by a higher average room rate.

The hotel market performs very strongly in 
the second quarter, with rising occupancy 
and higher average room rates in all markets.

Pandox signs a lease with Citybox for a 
hotel property in central Brussels. The lease 
is expected to start in the first half of 2024 
following extensive renovation.

Pandox offers 
hotel rooms at 
no cost, mainly 
in Germany and 
Belgium, for 
people fleeing 
the war in 
Ukraine.

Overall, total 
revenue and net 
operating income 
increase by 67 and 
55 percent respec­
tively in the fourth 
quarter.

Pandox completes its acquisition of 
NH Brussels Louise in Belgium and 
DoubleTree by Hilton Bath in the UK, 
and agrees divestment of InterConti­
nental Montreal in Canada.

Pandox increases its pool of lenders 
from 11 to 13 by bringing in Swed­
bank and AMF Tjänstepension AB as 
new lenders. 

Pandox’s hotel Market Day is 
held on 15 November on the 
theme “The future of work and 
what it means for hotels”. This 
is the 27th time the event has been 
held, with people attending this time 
both in person and by livestream.

108%
i N C R E A s E  i N  N E T 

O P E R A T i N G  i N C O M E
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T O T A L  N E T  O P E R A T i N G 
i N C O M E

MSEK 3,434
C A s h  E A R N i N G s 

MSEK 2,056
T O T A L  R E V E N U E 

MSEK 5,654

Financial key ratios 
Change, 

%MsEK 2022 2021

Total revenue 5,654 3,273 73

Revenue, Property Management 3,307 2,422 37

Revenue, Operator Activities 2,347 851 176

Total net operating income 3,434 2,005 71

Net operating income,  
Property Management

2,868 2,027 41

Net operating income,  
Operator Activities

566 –22 N/A

EBITDA 3,304 1,868 77

Profit for the year 4,204 609 590

Earnings per share, SEK1) 22.94 3.32 591

Cash earnings 2,056 712 188

Cash earnings per share, SEK1) 11.18 3.88 188

Net interest­bearing debt 32,334 31,159 4

Loan­to­value ratio, properties, % 46.7 49.8 N/A

Interest coverage ratio, times2) 3.7 2.1 N/A

Market value, properties 69,231 62,596 11

EPRA NRV per share, SEK 205.03 173.54 183) 
1) For information on the number of shares, see page 35.
2) For more information, see page 151.
3) Measured as growth in EPRA NRV, annual rate. See key ratios on page 152.

KPIs, sustainability

Change2022 2021

Number of BREEAM­certified  
properties 12 6 100%

Renewable energy, % 41 41 0 pp

Employee satisfaction, % 77 78 –1 pp

Total revenue, MsEK

0

1,000

2,000

3,000

4,000

5,000

6,000

20222021202020192018

5,124
5,553 5,654

3,178 3,273

0

1,000

2,000

3,000

4,000

20222021202020192018

3,057
3,389 3,434

1,850 2,005

0

500

1,000

1,500

2,000

2,500

20222021202020192018

1,890
2,161 2,056

660 712

Total net operating income, MsEK Total cash earnings, MsEK

For comparable units, net sales increased 
by 54 percent adjusted for currency 
effects in 2022.

Hilton London Heathrow Airport (T4) with  
398 rooms, which recently underwent a major 
renovation.

For comparable units, net sales increased 
by 44 percent adjusted for currency effects 
in 2022.

Total cash earnings increased by 188 percent 
in 2022.

Recovery results in strong profits 

• Total revenue amounted to MSEK 
5,654 (3,273), an increase of 73 percent.

• Total net operating income amounted 
to MSEK 3,434 (2,005), an increase of 
71 percent.

• EBITDA amounted to MSEK 3,304 
(1,868), an increase of 77 percent.

• Profit before changes in value 
amounted to MSEK 1,853 (542),  
an increase of 242 percent.

• Unrealised changes in value 
amounted to MSEK 1,185 (–368) for 
investment properties.

• At the end of the year cash and cash 
equivalents plus unutilised credit 
facilitates amounted to MSEK 4,489 
(3,576).

• Profit for the period amounted to 
MSEK 4,204 (609).

• Earnings per share amounted to 
SEK 22.94 (3.32).

• The Board of Directors is proposing  
a dividend of SEK 2.50 (–) per share.
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Back in the saddle
2022 was the year of the hotel market’s historic comeback. The easing of 
pandemic restrictions in early spring started a recovery that was both faster 
and more vigorous than many could have imagined. For Pandox the positive 
development in the market translated into strong growth in both revenue 
and net operating income.

2022 began in a minor key but ended in a 
major one, in what may be described as a 
historic recovery for the hotel market. After 
more than two years of pandemic, with a 
difficult business climate for the hospital­
ity industry, the hotel market went from 
strength to strength as the year progressed. 
The pent­up need to travel among private 
individuals and companies – to get together, 
go to conferences, see their favourite bands 
or accompany their children to a football 
tournament in another city – proved to be 
incredibly strong. 

For us at Pandox it feels great not just 
to see our hotel properties full again and 
our tenants earning real money, but also to 
be proved right in our hypothesis that the 
pandemic had not taken away people’s and 
companies’ desire to travel and meet up.

The year got off to a tentative start...
The beginning of 2022 was very weak, with 
pandemic restrictions continuing to lie like a 
wet blanket over the hotel market throughout 
the world. In January we recorded occupancy 
in the Property Management business seg­
ment at a modest 27 percent. Things quickly 
began to turn around from February onwards, 
however, as countries successively took away 
their restrictions and allowed people to move 

T h R E E  F O C U s  A R E A s  i N  2 0 2 2

• Capitalise on the hotel market’s recovery.
• Maintain a strong financial position.
• Actively optimise the portfolio.

“It feels great to see our  
hotel properties full again”

Liia Nõu, CEO Pandox

about and travel freely. First out of the blocks 
were the UK, Denmark and Norway, closely 
followed by Sweden. These countries were 
immediately rewarded with rising occupancy 
rates at hotels. By the end of March occu­
pancy rates in several regional markets in the 
Nordics and the UK were already well in line 
with 2019 levels. In countries that were more 
reticent to ease restrictions, such as Germany 
and Finland, the recovery took a little longer.

...but then picked up speed
The more the year progressed, the clearer it 
became that the recovery was here to stay. 
Cities with regional and domestic demand 
continued to perform well, while at the same 
time the big cities – which had been partic­
ularly hard hit during the pandemic – began 
to feel a breath of fresh air. As early as the 

P A N D O X  A N N U A L  R E P O R T  2 0 2 2     8



second quarter, occupancy at our hotels had 
reached a good 65 percent or so, which along 
with strong upward movement in average 
room rates took RevPAR above 2019 levels in 
some markets. Such positive development in 
the hotel market resulted in a rapid increase 
in our revenue­based rental income in Prop­
erty Management and our operating income 
in Operator Activities.

The third quarter was completely free of 
pandemic restrictions and became Pandox’s 
strongest quarter ever, driven by both good 
demand and higher average room rates. The 
fourth quarter kept up this good trend, with 
continued stable demand and strong cash 
flows.

In 2022 Pandox’s total revenue and total 
net operating income increased by 73 and 
71 percent respectively compared with 2021.

sharper strategy enhances portfolio quality 
Pandox’s strategy is based on active owner­
ship and long­term value creation in hotel 
properties. This also includes optimising the 
composition of the portfolio through both 
acquisitions and divestments. We are not 
averse to divesting hotel properties when the 
price is right and when we can reinvest the 
capital to increase profitability.

Supported by a stable balance sheet, 
strong cash flow and a well­proven toolbox 
for value­ creating investments, we were able 
to act on transaction opportunities in 2022 
despite operating in a more uncertain world 
of rising interest rates, inflation and a cooler 
financing climate. 

During the year we acquired NH Brussels 
Louise in Belgium and DoubleTree by Hilton 
Bath in the UK. The hotel in Bath has 176 
rooms and is fully funded. There is good 
potential to optimise operations and further 

grow market share. For NH Brussels Louise 
we communicated in the third quarter that 
we had signed a lease with the Norwegian 
operator Citybox Hotels. The lease is expected 
to take effect in the first half of 2024 when 
the hotel reopens after extensive renovation. 

We have also divested three hotel prop­
erties: two smaller properties in Sweden and 
Finland, and the much larger InterContinen­

tal Montreal in Canada for MCAD 80. These 
divestments realise value and free up capital 
for continued profitable expansion in our 
main markets as well as securing our strong 
financial position.

In addition, we are continuing to invest 
around SEK 1 billion per year in our existing 
hotel property portfolio. These investments 
are mainly aimed at increasing cash flow and 
are expected to yield a return of 8–12 percent 
on the capital invested. We have countered 
the price increases for inputs and other items 
that were seen in 2022 with even greater dis­
cipline in our investment costings, to ensure 

that we have the right priorities and a good 
return.

stable starting point in a changed  
financing market
After many years of low interest rates, during 
the year we experienced a shift in climate 
with ever higher interest rates as a result of 
the high inflation. In the short term the infla­
tion has benefitted Pandox, since a large part 
of our revenue is variable. Higher room rates 
in particular have offered protection from 
both increased costs and higher interest rates.

Pandox has two sources of financing: the 
Company’s equity and bank loans secured by 
underlying properties. Our financing model 
is based on long­term relationships with 
banks and shareholders, as it has been since 
the Company was formed in 1995. During 
the year Pandox expanded its pool of lenders 
from 11 to 13 by bringing in Swedbank and 
AMF Tjänstepension AB as further lenders, 
which is a sign of strength for Pandox as a 
company.

In 2022 we were keen to maintain a 
strong financial position. At the end of the 
year we had a loan­to­value ratio of 46.7 
percent, while cash and cash equivalents plus 
unutilised credit facilitates amounted to a 
good MSEK 4,489.

Raising our ambitions within sustainability
Pandox’s most important contribution to 
more sustainable development lies in creating 
resource­efficient properties and enabling 
operation that reduces their environmental 
and climate footprint. This year significant 
steps were taken to integrate the area of 
sustainability fully into the business. In sub­
mitting our climate targets to the Science 
Based Targets initiative (SBTi) we have clearly 

Focus on the future

Value­creating 
investments in 
the existing 
portfolio
Thanks to Pandox’s consider­
able platform of hotel properties 
and partnerships throughout 
Europe, attractive opportunities 
to invest in our existing portfolio 
are always arising. They include 
investments in renovation, new 
rooms, expansion or to improve 
energy efficiency. In 2022 Pandox 
invested around MSEK 850 in 
projects to boost future growth.

Examples from the year 
include a major renovation of 
Hotel Pomander in Nuremberg, 
expansion of DoubleTree by 
Hilton Brussels City, renovation 
of Leonardo Royal Hotel Birming­
ham and a major upgrade of 
Scandic Park Stockholm.

“In 2022 we were 
keen to maintain a 

strong financial 
position”
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staked out an ambitious course for Pandox. 
It includes phasing out natural gas, improv­
ing energy efficiency, reuse and increasing 
purchases of sustainable materials. We have 
also restructured our diversity and inclusion 
efforts, formulating a strong vision for the 
future in a joint initiative between myself 
and key players in the organisation. Having 
strong, committed employees is critical for 
Pandox’s continued development and prog­
ress. During the year we also submitted our 
fourth Communication on Progress to the 
UN Global Compact as evidence that we are 
supporting its Ten Principles, which guide our 
sustainability efforts. Proof that we are on the 
right track is provided by our far­reaching dis­
cussions with banks on sustainability­linked 
loans.

People in the spotlight at Pandox’s hotel 
Market Day
One of the greatest challenges facing the hotel 
sector since the pandemic is recruiting staff 
for the hotels. Many people left this part of 
the service sector during the pandemic and 
have now found other jobs. Although the 
situation gradually improved during the year, 
the staffing issue is high on the agenda of 
most hotel operators. The requirements made 
of hotels as an employer have increased. 

This was the background to our Hotel 
Market Day, which this year took as its theme 
“The future of work and what it means for 

T h R E E  i T E M s  h i G h  O N  T h E  A G E N D A  F O R  2 0 2 3

• inflation and interest rates.
• Resilience of the hotel market to economic downturn.
• Opportunities for value creation regardless of the 

 business climate.

hotels”. With the help of various experts 
we discussed what a changed view of work 
means for hotels as products and workplaces. 
It was a very interesting day filled with inspi­
ration and new insights that I will take with 
me into 2023, and I really would recommend 
reading the report of the day that can be 
found on Pandox’s website.

Ready for 2023
In these comments last year I wrote that  people 
would travel again as soon as this was  possible 
and restrictions allowed it. It is extremely 
pleasing to note that this was correct. I also 
wrote that here at Pandox we are incurable 
optimists – and I stand by that, even though life 
is clouded by new uncertainties with a possi­
ble recession around the corner. It is our belief 
that people will prioritise travel and meeting 
up, both at work and in their private lives. We 
travel in our private lives because it is part of 
our lifestyle, and we travel for work because in 
the long run it is the best way to drive business 
forward profitably and with quality.

With a strong balance sheet, a well­diver­
sified portfolio of hotel properties with pre­
dominantly domestic and regional demand, 
strong operators and partners, a balanced 
 business model and a unique corporate culture 
we are ready for whatever comes our way.

I would like to take this opportunity to 
thank our shareholders, lenders, business 
partners, hotel guests, employees and our 
 corporate dogs – our Pandogs – for a year 
when we were able to report (longed­for) 
growth in revenue and profits again after 
the challenging years of the pandemic. 

Thank you for the trust you have placed 
in us!

Stockholm, March 2023

Liia Nõu
CEO

C E O  C O M M E N T s
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Our strategy and business model

Pandox’s business concept is to acquire, improve and lease out hotel properties to strong hotel operators 
under long­term leases with revenue­based rent and to be an active owner, creating value throughout 
the hotel value chain. Pandox’s vision is to be one of the world’s leading hotel property companies.

Active ownership with deep hotel knowledge

Only hotel 
 properties

Pandox’s strategy 
focuses on hotel prop­
erties as the only class 
of asset, where special­
isation and knowledge 
are crucial to achieving 
results.

Deep hotel 
 knowledge

Pandox is an active owner 
with a deep knowledge of 
the hotel industry and 
considerable experience 
of all operating models in 
the hotel market. Com­
bined with intelligence 
and insight, this gives us 
both knowledge advan­
tages and competitive 
advantages.

Large hotels 
in good locations

Pandox focuses on large 
hotel properties that are 
home to large hotels in 
the full­service segment 
at strategic locations in 
attractive cities.

Diversification in 
various ways

Pandox’s hotel property 
portfolio is diversified 
by geography, demand, 
brands and hotel prod­
ucts, which evens out 
fluctuations in revenue 
over the hotel business 
cycle.

Variable revenue 
and minimum rents

Pandox’s core business 
involves signing long­term 
leases with revenue­based 
rents and good minimum 
rent levels with the best 
hotel operators.

Operating hotels 
itself when needed

Pandox moves freely 
throughout the hotel 
value chain and can also 
operate its own hotels. 
This reduces risk and 
creates new business 
opportunities, not least 
for acquisitions.

Sustainability with 
a business focus

Pandox makes active 
efforts to achieve a 
sustainable business by 
investing in green hotel 
properties and green 
hotel operations.
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Some conclusions from the pandemic

• The travel sector has recovered from 
each crisis quite simply because people 
need to travel.

• When restrictions were lifted in 2022, 
demand rapidly returned.

• Domestic and regional travel are now 
greater than before the pandemic.

• Fewer but better planned business trips, 
often with more hotel nights per trip 
than previously.

• It was the restrictions that forced people 
to change their behaviour.

• When the restrictions disappeared, the 
behavioural changes were not as great as 
people had thought.

• Clearly, people now value their freedom 
more than before the pandemic.

• Experiences have become more import­
ant than before, as is underlined by a 
very strong leisure travel sector.

• Lots of people want a better work­life 
balance.

• Hybrid working is the new normal for 
employees, but many employers want 
them to spend more time at the office.

• Meeting others in the office is often 
important for wellbeing.

• Increased demand for meetings from 
companies with flexible work models.

• Hotel properties work best for hotel 
operations.

• Significant investment is often required 
to convert hotel properties for other 
purposes such as housing.

• Why convert something for which there 
will be demand in time?

“No-one’s going to  
travel any more”

“People’s behaviour  
has changed  

for ever”

“Nobody is ever  
going back to working 

 in offices”
“hotels will all  

be converted into  
 apartments”
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Leading the 
multigenerational 
workplace
Rachele Focardi is an expert in generational diver­
sity. At the Hotel Market Day 2022 she talked 
about the challenges and opportunities that a 
deep understanding of generational diversity can 
bring to workplaces.

Why is generational diversity important today?
Our society and our workplaces are in the mid­
dle of a major demographic change. For the first 
time in history we have four generations working 
together in the same workplace: Baby Boomers, 
Gen X, Millennials and Gen Z. They all have 
different characteristics and it’s important for 
employers to understand these. I’m convinced 
that understanding this will bring great benefits 
for all companies.

What’s your best advice for a company that 
wants to get to grips with this?
In my book I suggest that companies create a 
shadow board. This would be a board that func­
tions in parallel to the executive committees, but 
which is made up of young talent. The two get 
access to the same information, and the shadow 
board can then present comments and ideas 
from its generation’s perspective. That way you 
create inclusion between the generations which 
benefits the company. 

h O T E L  M A R K E T  D A Y 1 3

Future ways of working – how does it affect hotels?
Pandox’s annual Hotel Market Day on 15 November 2022 took as its theme “The future of work and 
what it means for hotels”. A great many experts discussed what a changed view of work means for 
hotels as products and workplaces.

“People want to  
belong to a tribe”
Eric Jafari is Chief Development Officer 
at Edyn, a hotel company offering unique 
hotel experiences. 

What do you think is needed to get people 
to go back to working in the hotel industry?
The future of work is very much defined 
by human behaviour. When it comes to 
attracting young people in the big cities, we 
need to understand them. Before the pan­
demic the ideal day for those in the 20–39 
age group was to start the day with mind­
fulness, then go to their job and in the eve­
ning eat out at some Instagrammable place. 
Because of the high property prices, they 

“Work is not just about 
money – it’s about 

community, and to be a 
good employer you 

have to create a 
community.”

Prof. Dr.­Ing. Vanessa Borkmann of 
the Fraunhofer Institute on the topic 
“Future employers – success with a 

value­based approach”

were forced to live in a tiny room and spent 
very little time at home. That all changed 
when the pandemic arrived – leaving them 
with two choices: adapt or move back in 
with their parents. It was a traumatic event 
that I believe rewired their neural pathways.

How can young people overcome such 
a traumatic event?
Personally, I think the answer can be found 
in two studies that have been carried out. 
One was conducted by us at Edyn, when 
we asked why people stayed at our hotels. 
The answer was that it was because of their 
design. For a young, design­led generation, 
design and aesthetics are extremely import­
ant.

The second answer can be found in two 
fascinating studies from 1942 which tracked 
Harvard sophomores and inner city kids 
throughout the rest of their lives. As the 
studies neared their end in the 2000s it was 
found that the quality of their lives was 
defined by the quality of their relationships.

What does that tell us?
Social media promises us connections, 
but in fact we are lonelier than ever – so I 
believe the answer to creating attractive 
workplaces is to deal with the loneliness by 
creating social areas where people can really 
meet each other. We are social beings who 
want to belong to a community, to a tribe.
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Fixing the talent 
crunch in the 
service sector
ida Troive, Chief Human Resources 
Officer at Parks & Resorts Scandinavia, 
talked about her experience of recruit­
ment within the service sector. One 
of her tips was to offer paid training 
as a way to become more attractive 
as an employer.

The worst employee 
in history?
During the event we watched scenes 
from the working day of a fictitious 
hotel employee – Jerker Hansson, 
played by Swedish actor Per Andersson. 
In short sketches we saw how he met 
his hotel guests’ every need and wish. 
But despite his enthusiasm, all too 
often he got it wrong. 

Watch the event on demand  
at pandox.se

h O T E L  M A R K E T  D A Y 1 4

 

Digital disruption and the future of work
Carl Benedikt Frey is a German­Swedish 
economist who is currently Director, Future 
of Work at the Oxford Martin School at the 
University of Oxford.

In your view, what will work be like  
in the future?
One of the most important things to under­
stand when talking about work in the future 
is why people tend to live in cities. The 
answer lies in the “cost of proximity”. His­
torically the cost of transporting goods was 
high, which explains why people lived in 
smaller communities in the early 1800s. It 
was the railways and other means of trans­
port that came about in conjunction with 
the first industrial revolution that made 
large cities possible. And then around 1990 
along came the internet, and we were able 
to coordinate production at a distance. A lot 

of travel then was linked to investigating and 
maintaining global value chains, which had a 
huge effect on the travel and hotel industry. 
Now that’s going to change, and we will once 
again see a new wave of technology that will 
change our view of work and travel.

So which places are likely to thrive  
in the future?
We still see belonging as a critical compo­
nent. We want to be together and that’s 
why I’m quite certain that cities such as 
Stockholm, London and other global hubs 
will continue to thrive. But alongside this we 
will also see secondary hubs in places like 
the Philippines, India and Bangladesh. These 
are places that expect to see a considerable 
upswing in the future.

Trends that will influence  
workplaces
June Koh, Total Workplace Partner at Cushman & Wakefield, talked about “The future tra­
jectory of the workplace and city”. Here are five insights to think about when developing 
workplaces where employees thrive.

1   Don’t just listen to the managers – surveys show that employees think differently 
to managers on workplace­related matters.

2   Working from home is effective – it has emerged that many employees tend to 
 concentrate better at home than in the office.

3   Encourage social interaction – the social dimension of work is getting more important.

4   Work routines – involve your employees to find the routine that works best for them.

5   hybrid working is the future – don’t build your office centred around one place.

5
future  
trends



Value creation through active ownership combined 
with deep knowledge of the hotel industry

OUR REsOURCEs OUR REsOURCEs

hotel properties
• 157 hotels with 35,490 rooms in  

15 countries and 90 cities

Customers/tenants
• Rental income and revenue 

from hotel guests, totalling MSEK 5,654
• Investments of MSEK 863

Employees
• Employee benefits MSEK 933
• Social cohesion and personal 

 development

society/environment
• Taxes and levies
• Direct and indirect jobs
• Environments for meetings and recreation
• Positive development of the local 

 environment
• 12 BREEAM­certified properties operated 

by Pandox itself

Capital owners
• Cash earnings of MSEK 2,056
• Interest and fees MSEK 1,022
• Dividend of around MSEK 460

suppliers
• Payments of MSEK 3,330

Employees
• 1,226 employees, of whom 47 work in 

central administration and 1,179 in our 
own hotel operations

Networks
• More than 30 partners and brands
• Hotel guests in Pandox­operated hotels
• Suppliers and partners

Financing
• Capital from shareholders MSEK 30,731
• Loans from banks and other lenders  

MSEK 33,964

structural capital
• The Pandox Method of value creation

Natural resources
• Energy
• Water 
• Materials

• Only hotel properties

• Long leases with strong operators

• Revenue­based rents with good minimum levels

• Deep hotel expertise

• Ability to operate hotels ourselves

• Long­term sustainability work

VALUE CREATEDPANDOX’s BUsiNEss MODEL
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A strong network of  
hotel partners and brands
The choice of business partner and brand is determined by the hotel’s unique 
circumstances and is important for value creation.
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In total Pandox works 
with more than  

30 business partners  
and brands.
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Deep, broad and long-term partnerships
Crucial to Pandox’s success are the partnerships the 
Company has with its tenants, which consist of just over 
30 hotel operators and hotel brands that vary in nature 
and geographical reach in 15 countries and 90 cities. They 
include global brands such as Hilton, regional brands 
such as Scandic and local independent brands such as 
Park Centraal Amsterdam.

Pandox diversifies its hotel property portfolio by 
having a presence in domestic, regional and international 
markets, and through hotel types and the business mix. 
Pandox’s large full­service hotels in good locations attract 
all types of demand. Pandox’s largest demand segment 
has historically been business travellers and conferences, 
but the percentage of leisure travellers has increased 
significantly in recent years. This is the result of a global 
increase in leisure travel, but also of joint development 
– in cooperation with tenants – of new hotel products 
with a more attractive leisure profile. 

During the pandemic leisure travel dominated 
demand, but in 2022 a strong recovery in business travel 
led to a more balanced demand situation.

Productivity and profitability always in focus
It is important to Pandox that its tenants are hotel oper­
ators with good commercial understanding and a strong 
focus on productivity. Increased productivity increases 
profitability, which in turn provides the resources for 
investments in the hotel products.

Different brands, different promises
While the number of brand owners in the hotel market 
has decreased, the number of hotel brands has increased. 
One reason is the strong growth in online travel agen­
cies (OTAs), which has driven increased diversity on the 
supply side. The majority of hotel bookings in the world 
are now made digitally, and the percentage continues to 
rise. Digitalisation is creating significant opportunities 
for Pandox as a hotel property owner. An increased range 
of brands and low barriers for Pandox to create and dis­
tribute independent hotel products digitally provides 
the Company with unique opportunities to give newly 

 acquired hotel properties and/or those recently taken 
over the right identity and position.

The relevance and power of the different brands 
depends on the submarket. Scandic and Nordic Choice, 
which have brands including Clarion and Quality, are 
leading actors in the regional hotel market in the Nordics. 
Leonardo/Jurys Inn is a similar example in the UK and 
Ireland. However, none of these brands holds the same 
attraction for international business travellers and confer­
ences as Hilton or Radisson. For a hotel property owner 
like Pandox it is important to understand which brands 
work where, which type of demand they attract in their 
respective submarkets and how to position the hotel in 
order to be as profitable as possible.

independent brands are sometimes better
Sometimes a situation arises in which it is better for 
Pandox to create its own independent hotel brand. The 
reasons may be that the current brand does not send the 
right signals to the market, that it is too expensive rela­
tive to the demand that the brand generates or that it is 
otherwise not suitable for the particular market or hotel. 
A strategy of independence is particularly relevant when 
a substantial change in the hotel product is necessary, for 
example when acquiring an underperforming hotel or 
taking over after an expired lease. In such situations it is 
generally simpler and more effective to change both the 
product and organisational structure under an indepen­
dent brand. There is a greater degree of freedom and the 
return is often higher.

Some examples of hotels that have undergone such 
a change in recent years are:
• Motel One Copenhagen, Denmark (from First Hotels)
• Hotel Mayfair in Copenhagen, Denmark (from First 

Hotels)
• Hotel Pomander in Nuremberg, Germany  

(from  Maritim Hotels)

BRiEF FACTs ABOUT sOME OF PANDOX’s BUsiNEss PARTNERs

Scandic is the largest hotel operator in the Nordic region with around 280 
hotels and 58,000 rooms in six countries, and a clear operational focus and 
strong position in the regional hotel market in the Nordic region.

Fattal, with the brands Leonardo, Jurys Inn and NYX, is one of Europe’s 
fastest­growing hotel chains with more than 240 hotels and 45,000 rooms 
as well as an active pipeline in Europe and Israel.

Nordic Choice Hotels is the second largest hotel operator in the Nordics 
after Scandic with 200 hotels and around 37,000 rooms and long stay 
 products. Nordic Choice holds a strong position in the regional hotel  
market in the Nordics.

HR Group is one of the fastest growing hotel owners in Central Europe  
and one of the leading hotel operators in Germany. Its portfolio today 
 consists of 145 hotels with more than 25,000 rooms in Germany, Austria,  
the Netherlands, Switzerland and Spain.

Hilton Worldwide is one of the largest brand owners and distribution 
 companies in the global hotel market, with more than 18 brands spread 
across nearly 7,000 hotels in 123 countries.

Radisson is one of the world’s largest hotel companies with 1,100 hotels  
and more than 197,000 rooms in 95 countries. Radisson has attractive 
brands and holds a strong position in the international hotel market.

P. 654 C
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NH is one of Europe’s larger regional hotel operators with 350 hotels 
and around 60,000 rooms in 28 countries. NH has a clear focus on hotel 
 operation and constructive business development.
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157
Hotel properties
Pandox’s hotel property portfolio consists of 157 properties with 
an average of 226 rooms. The portfolio is well­diversified across 
geographies, countries, cities, types of demand and subsegments.

137
properties

MSEK 57,563
market value, properties

5.58%
valuation yield

Rental income by country 2022

20
properties

MSEK 11,669
market value, properties

6.50%
valuation yield

Revenue by country 2022

MSEK 69,231 
Total market value of portfolio
In 2022 the market value of the total hotel property portfolio 
increased by around 11 percent, explained by positive currency 
effects, acquisitions and increased cash flows.

Property Management

Pandox total

Operator ActivitiesTwo business segments 
providing balance and 
potential
Apart from owning and leasing out hotel properties, Pandox 
may also operate hotels itself. This reduces risk, creates new 
business opportunities and increases the return.

Pandox’s core business  
involves acquiring, 

improving and leasing out 
hotel properties to the best 

operators in the market.

Pandox may also  
operate hotels  

itself.

 Sweden, 26%
 Germany, 24%
 UK/Ireland, 21%
 Finland, 8%
 Norway, 8%
 Denmark, 6%
 Belgium, 2%
 Other, 6%

 Belgium, 36%
 Germany, 22%
 Canada, 21%
 UK/Ireland, 13%
 Netherlands, 3%
 Denmark, 3%
 Finland, 2%
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Well-known and strong tenants
Pandox’s tenant base consists of highly 
reputable hotel operators with strong 
hotel brands. Tenants include regional 
operators such as Scandic Hotels Group 
(the largest hotel operator in the Nordics), 
Fattal Hotels Group (Leonardo, Jurys Inn), 
HR Group and Nordic Choice Hotels, as 
well as global operators such as Hilton, 
Radisson and NH Hotel Group.

Leases with the right incentives
Pandox’s leases are mainly linked to the 
hotel’s revenue and often contain a con­
tractual minimum rent clause. This makes 
it possible to achieve increased income 
in an improved market, while also having 
downside protection in a weaker market. 
Pandox prefers revenue­based leases 
which normally have two different rent 
levels: (1) A higher percentage rent based 
on the operator’s room revenue and the 
operator’s conference room rental revenue. 
(2) A lower percentage rent based on other 
operator revenue, mainly food and bever­
age revenue. This also includes revenue 
that may be specific to the hotel’s offering, 
such as parking and spa services.

With revenue­based leases the property 
owner and operator have a joint incentive 
to develop the hotel product and create 
good productivity and profitable growth. 
Pandox works with its tenants to identify 
suitable cash flow­increasing investments 
in the properties. Joint investment projects 
normally involve an extension of the lease 
term and an adjustment of the percentage 
rent. New or renegotiated hotel leases 
usually have a term of 10–25 years. On 
31 December 2022 Pandox’s lease port­
folio had a weighted average unexpired 
lease term (WAULT) of 15.0 (14.0) years. 
(See definitions on page 198.)

shared investment reduces risk
The way maintenance costs and invest­
ments are distributed between the tenant 
and the property owner in hotel leases 
is an important factor that distinguishes 
hotel properties from, say, office prop­
erties. The division of responsibility 
between the parties is regulated in a 
checklist. Hotel tenants in the Nordic 
countries are normally responsible for 
maintenance of hotel rooms, restaurants, 
lobbies and other public spaces, including 

furniture, fixtures and equipment. The 
property owner is typically responsible for 
technical investments and installations in 
the property, technical maintenance and 
usually for bathrooms as well. In general 
the tenants’ responsibility is greater out­
side the Nordic region.

Investments raise the standard of 
the hotel and make it more competitive, 
which means increased revenues and 
greater profitability for the operator and 
thereby higher revenue­based rent for 
Pandox. The long lease terms,  combined 
with the tenant’s responsibility for 
 maintenance and cash flow­increasing 

Net operating  
income, MSEK

2,868

Pandox’s rental income and net operating income increased significantly as a result of the recovery in 
the hotel market. During the year 15 leases with Scandic in the Nordics were extended and a new lease 
was signed with Citybox in Brussels. The pace of investment was high, with new hotel products in 
 Salzburg, Stockholm, Birmingham and Frankfurt.

Property Management
Higher variable rents resulted in strong profits Rental income and net operating income
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Brands in Property Management

By agreement type, number of rooms

By partner, number of rooms

By destination, number of rooms
Scandic Park – situated in central Stockholm 
and often described as a natural extension of 
Humlegården park – has undergone one of the 
most extensive modernisations in its history. 
Every part of the hotel has been upgraded, with 
a design brief to reference its early 1970s origins.

The hotel has been renovated in stages and all 
the rooms were finished in 2020. The latest stage 
of the renovations, completed in September 2022, 
focused on all of the public areas such as the 
lobby, reception, bar and restaurant. A new gym 
has also been added alongside the lobby.

Designed by Doos Arkitekter, the idea was to 
produce a modern look that harmonised with the 
hotel’s origins in the building created by architect 
Sven Markelius. The colour choices and furniture 
also have clear links to the 1970s.

Scandic Park Stockholm 
moves up a gear

investments, mean that Pandox – as the 
hotel property owner – has historically 
had less financial responsibility for invest­
ments compared to the owner of, for 
example, an office building. Pandox esti­
mates that tenants contribute a significant 
portion of total investments over time.

Good return from variable rents
The strong performance of the hotel 
 market meant that Pandox was able to 
generate a total of MSEK 1,020 in variable 
rent from leases with and without a con­
tractual minimum level. This is on a par 
with the record year of 2019 and contrib­
uted to the very good growth in profits. 

Two minor divestments
During the year Pandox made active 
efforts to optimise the quality of the port­
folio. As a result of this, two minor divest­
ments were made: Mora Hotell & Spa in 
Sweden and Scandic Kajanus in Finland.

Leases with scandic extended
Pandox and Scandic Hotels entered into 
an agreement to extend the leases on 

15 hotel properties and one conference 
property in the Nordics. The leases are 
revenue­ based with a contractual min­
imum rent level and are effective for 
12–20 years. The parties will jointly invest 
around MSEK 700 in the hotel properties 
over several years. 

New partnership with Citybox
Pandox signed a new lease with Norwegian 
operator Citybox Hotels for NH Brussels 
Louise, which Pandox acquired earlier in 
2022. The lease is expected to take effect 
in the first half of 2024 when the hotel 
reopens after extensive renovation.

Major investments in the existing  portfolio
In 2022 Pandox continued to invest to 
grow the existing portfolio. Examples of 
completed and ongoing projects during 
the year are: Scandic Park Stockholm (read 
more on the right), Quality Grand Borås, 
Leonardo Royal Birmingham, Pullman 
Stuttgart Fontana and NH Collection 
Salzburg.
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  Revenue­based  
leases with a  
minimum rent level, 72%

  Revenue­based  
leases without a  
minimum rent level, 23%

 Fixed leases, 6%

 Scandic, 37%
 Leonardo, 24%
 Nordic Choice, 6%
 NH, 6%
 Radisson Blu, 5%
 Independent, 4%
 Dorint, 4%
 Hilton, 4%
 Mercure, 2%
 Other, 8%

 Regional, 42%
 Domestic, 41%
 International, 17%
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Sales and net operating income 
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Operator Activities 
A powerful recovery

Operator Activities are an important part of Pandox’s strategy. Knowledge of hotel operation and 
the capacity to operate hotels itself reduces risk and creates new business opportunities. An increase 
in business travel combined with a strong leisure travel sector contributed to a powerful recovery in 
both revenue and profits during the year.

Active ownership provides many 
advantages
Pandox may choose to operate hotels itself 
if it is not possible to enter into a lease with 
a tenant on attractive terms. The ability to 
take over the operation of a hotel reduces 
the risk when leases expire and/or if the 
tenant cannot meet its obligations. It is 
also useful in situations where hotels need 
to be completely renovated and it is not 
currently financially attractive to lease to 
third parties. However, the goal is always 
to sign new leases at commercially attrac­
tive levels and develop relationships with 
existing or new tenants. Pandox’s deep 
knowledge of how to operate hotels also 
makes it possible to efficiently monitor 
tenant performance throughout the port­
folio. Operational know­how also creates 
opportunities to carry out acquisitions of 
mixed portfolios that include both hotel 
properties and hotel operations.

Full operating exposure
In the Operator Activities segment all 
of the hotels’ revenue and net operating 
income flow to Pandox. Revenue includes 
rooms, food and beverages, conference 
rooms and the hotels’ other revenue 

streams. The single largest cost item is 
employee costs, such as for reception, 
housekeeping and restaurant staff. Other 
cost items include consumables and other 
hotel­related costs. Pandox works actively 
to develop revenue and distribution strate­
gies for each hotel. The combination of 
good revenue forecasts and sound resource 
planning creates the conditions for high 
productivity and good profitability.

Both external and own brands
Pandox markets the hotels in the Operator 
Activities segment either under interna­
tionally known hotel brands, such as 
Radisson Blu, Hilton or Novotel, or under 
its own independent hotel brands adapted 
for local market conditions.

On 31 December 2022 a total of 10 
hotel properties were being operated 
within Operator Activities under franchise 
agreements, five under independent 
brands owned by Pandox and five under 
management agreements.

Two acquisitions and one divestment
During the year Pandox made two acquisi­
tions within Operator Activities. The first 
was NH Brussels Louise in central Brussels. 

Later in the year Pandox announced a 
major forthcoming renovation prior to 
leasing to Citybox Hotels. The second was 
DoubleTree by Hilton Bath for MGBP 40. 
The hotel has 176 rooms and will be oper­
ated under a new management agreement 
with Axiom Hospitality.

Pandox has also divested the Inter­
Continental Montreal in Canada. The sale 
included both the hotel property and 
hotel operation, and the total transaction 
value is around MCAD 80. Handover took 
place in February 2023. In February 2023 
The Queens Hotel in Leeds was also 
acquired for MGBP 53.

Net sales, MSEK

2,347
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Following the reopening of DoubleTree by Hilton Brussels City in Septem­
ber 2021, in 2022 Pandox announced a further expansion of the hotel. 

Convinced of the hotel’s strategic location and potential, we are investing 
around MEUR 35 in a major expansion that will add 7,300 sq m. A total of 
151 new rooms are expected to be added in the new building, supplement­
ing the hotel’s existing 354 rooms that underwent complete renovation in 
the past year. In addition, Pandox will build a 600 sq m convention hall and 
a further four conference rooms.

The hotel, originally known as the Palace Hotel, was built in 1908–1909 
by architects Antoine Pompe and Adhèmar Lener.

The expansion will comply with the strict sustainability criteria defined 
by the international certification system BREEAM (Building Research Estab­
lishment Environmental Assessment Method).

The expansion is expected to be complete in 2025.

The renovated and modernised Hotel Pomander, in the heart of Nuremberg, 
is expected to reopen at the beginning of April 2023. Situated close to the 
historic city centre and the central station, the hotel offers a perfect base for 
exploring the city’s past and present. Pandox acquired the hotel in 2019 and 
it has been closed for renovation since mid­2021.

With its modern facilities and relaxed style, Hotel Pomander is aimed at 
both leisure and business travellers.

The hotel is strategically located in central Nuremberg – the second 
 largest city in Bavaria – and normally has high occupancy and high average 
room rates.

Pandox expands DoubleTree  
by Hilton Brussels City

Hotel Pomander opens in Nuremberg

Brands in Operator Activities

By agreement type, number of rooms

By partner, number of rooms

By destination, number of rooms

 Franchise, 50%
 Management agreement, 25%
 Independent brands, 25%

 Hilton, 30%
 Independent brands, 27%
 Radisson Blu, 12%
 Holiday Inn, 8%
 Novotel, 7%
 InterContinental, 6%
 Indigo, 5%
 Crown Plaza, 5%

 International, 64%
 Domestic, 21%
 Regional, 15%
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how Pandox monitors and develops the market
Pandox has a strong commercial position in the hotel market by vir­
tue of the Company working with many different hotel brands and 
being active in a wealth of markets and destinations that vary in 
nature and demand. Pandox constantly monitors and analyses 
important trends and drivers in the hotel market and this provides 
input for discussions with tenants.

Pandox has an individual business plan for each hotel property. This 
includes defining a peer group – a number of relevant competing 
hotels – against which the hotel property’s performance is constantly 
assessed. Through a combination of knowledge, experience and curio­
sity, Pandox challenges and inspires its tenants to identify new busi­
ness and investment opportunities. 

Is the hotel correctly positioned? What investments are appropriate? 
What is the return if we invest? How should risk and return be  shared? 
In its toolbox Pandox also has knowledge of how to establish inde­
pendent hotel brands.

Keys to Pandox’s value creation
To make the right acquisitions and thereby create value in hotel properties, a deep knowledge of the hotel market and its drivers is needed.

Pandox has an active acquisition strategy based on industry 
know­how, a long­term perspective and the ability to act 
freely throughout the hotel value chain. Pandox’s opportuni­
ties for value creation through acquisitions increase when the 
object to be acquired is underperforming or where the trans­
action is highly complex, for example in portfolios that include 
both hotel properties and hotel operations.

A large, well­diversified portfolio offers good opportunities 
for value­creating and growth­driving investments. Pandox 
has an ongoing dialogue with each tenant on joint investment 
projects to further increase the hotel’s revenue and profitabil­
ity. For example, new beds in existing rooms, new rooms in 
existing hotel properties or new rooms through extension of 
existing hotel properties.

Profitable and sustainable operation is the core of Pandox’s 
business, whichever business model is used. Sometimes Pandox 
chooses to take on the role of both owner and operator in 
order to secure the hotel property’s long­term value. Operating 
a hotel may be appropriate if it is in need of a major upgrade 
and there is no possibility of signing a profitable lease with a 
long­term partner. The ultimate goal is always to sign a new 
lease at a commercially attractive level.

Expertise and insights provide knowledge advantages

Key issues for a hotel property owner

Choice of operating model Choice of business partner Agreement structure Hotel product Revenue management Brand & distribution

• Lease
• Operated by Pandox, 

 franchise
• Operated by Pandox, 

 independent
• Management agreement

• Hotel operator • Revenue­based leases with 
 contractual minimum rent

• Revenue­based leases with no 
contractual minimum rent

• Fixed leases
• Other types of agreements

• Management and organisa­
tion

• Productivity and profitability
• Investments and develop­

ment

• Drive revenue • Positioning
• Segmentation
• Channels
• Brand

Profitable acquisitions Growth­driving investments Profitable and sustainable operation
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Profitable acquisitions drive Pandox forward

Jacob, what has changed in the hotel 
transaction market since the pandemic?
Depending on how you look at it, you could 
either say that a lot has changed or not much. 
During the pandemic the future was highly 
uncertain, which resulted in a historically low 
level of activity in the transaction market. At 
the same time, in recent years a situation has 
been created that I usually refer to as “deep 
pockets but short arms” – large amounts of 
capital have been built up in the sector but 
have not been invested due to continued great 
uncertainty, now mainly because of higher 
interest rates and a cooler financing climate. 

What trends are you seeing just now among 
hotels and hotel properties?
The hotel industry has been structurally 
improved in an incredible way as a result of 
Covid. Getting through a situation in which 
guests disappeared overnight and were gone 
for 18 months is an extreme challenge. Today 
I would describe the hotel sector as “lean 
and hungry”, which is a perfect state to be 
in when the industry faces new challenges.

Certain trends we are seeing are par­
ticularly advantageous as far as Pandox is 
concerned. Not only has proper knowledge 

of the hotel industry become increasingly 
important, but also the revenue­based rent 
model – which is more adaptable and flexi­
ble – has gained in popularity at the expense 
of the fixed rent model, which for various 
reasons is becoming less relevant.

What are Pandox’s thoughts on the transaction 
market in the coming years? 
In view of the great upheaval in the financing 
markets over the past year, it’s going to be 
really exciting to follow developments in the 
years ahead. One theory we have is that it 
will become clear that hotel industrialists like 
Pandox will want to be more active and make 
acquisitions, while property investors that are 
not hotel specialists will be more reticent. 

What role does Pandox want to play  
in this development?
Pandox’s expertise is and always has been in 
hotels and hotel properties. The knowledge 
base we have built up over the years gives 
us a strong platform from which to find and 
make good investments even in an uncertain 
world. The developments and uncertainty 
during the past year remind me very much of 
Brexit and the important role that this played 

Acquisitions are an important part of Pandox’s growth strategy. 27 years 
after being founded and after hundreds of acquisitions in 15 countries, 
the Company has built up a solid acquisition process that lays the foun­
dations for continued profitable growth. Behind this success lies sound 
knowledge of the hotel industry, a broad network and a clear plan for 
 creating value in each acquisition. Jacob Rasin has worked at Pandox 
since 2011 and is today Vice President Transactions. Here he tells us  
more about how the Company sees acquisitions and value creation.

in Pandox being able to really establish itself 
in the UK in 2017. 

What do you think will be required in order  
to create value in the transaction market  
in the years ahead?
I think it will be “back to basics”, which I 
see as positive. There will be a greater focus 
on the individual business case, actors must 
have sound hotel knowledge in order to 
create value, while at the same time for most 
actors financing will be harder to obtain and 
more expensive because of the high interest 
rates. There will be no more free lunches. 
In recent years value creation by the hotel 
industry has been overshadowed by tech­
nical value creation in the financial sphere. 
I hope that this situation will be reversed in 
the coming years – that would be good for us.

What makes Pandox a good counterparty  
in a transaction?
As I see it, we’re good because we’re clear 
about what we want. We have also completed 
so many transactions through the years that 
most people know that we keep our word.

You’ve been working at Pandox for more than 
10 years. how come you have stayed?
Wonderful colleagues both internally and 
externally. Daily challenges that constantly 
motivate you. Freedom around how things 
can be done. And of course, Pandox’s corpo­
rate culture – the Pandox Spirit. 

Why do you enjoy working on transactions?
Because no two days are the same, and the 
fact that you can’t create lasting value with­
out genuine teamwork. 

i N T E RV i EW 
JACOB R A s i N
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Hotelism by Pandox

Market and trends
Pandox’s main market is a densely 
populated area that is home to 
nearly 200 million people. It 
extends from the far north of 
Norway to the Alps in the south 
and is one of the world’s economi­
cally strongest and most dynamic 
regions.
 

Leonardo Royal Hotel Birmingham
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Strong position in  
domestic cities

Pandox has a well­diversified portfolio of hotel properties in 90 cities 
in 15 countries. The portfolio has the most exposure – around 80 percent 
measured in terms of the number of rooms – to domestic and regional 
 cities with mainly domestic demand.

Characteristics
• Domestic demand is the primary driver
• No or limited international demand
• Greater dependence on the public sector
• Fully recovered after the pandemic

 

Examples in Pandox’s portfolio
Leeds, Sheffield, Gothenburg,  Jönköping, 
Örebro, Jyväskylä, Kuopio, Bergen, Bodø, 
Dortmund, Mönchengladbach and 
 Wolfsburg.

Diversification in various ways
• Type of demand
• Destinations
• Locations
• Brands
• Hotel products

Portfolio approach reduces risk
By combining different markets, types of 
demand and brands, Pandox can balance 
out fluctuations in individual markets. 
This increases resilience and reduces risk. 
Domestic and regional demand carries 
the most weight.

Characteristics
• Growing destinations “on the way up”
• Mainly regional and domestic demand, 

with elements of international demand
• Greater variety of guest segments
• Fully recovered after the pandemic 

Examples in Pandox’s portfolio
Hamburg, Munich, Cologne, Frankfurt,  
The Hague, Copenhagen, Stockholm,  
Oslo, Helsinki, Manchester, Edinburgh, 
Birmingham and Basel.

Characteristics
• Internationally established destinations
• Hubs for international travel
• Markets with strong purchasing power
• All guest segments represented
• Still potential for recovery in 

 international long­haul travel 

Examples in Pandox’s portfolio
London, Amsterdam, Montreal, Brussels, 
Berlin, Vienna and Dublin.

42% 41%

Pandox facts

18 hotels 
5,995 rooms

Pandox facts

62 hotels 
15,015 rooms

Pandox facts

77 hotels 
14,480 rooms

Pandox facts

157 hotels 
35,490 rooms
15 countries*
90 cities
* Includes the England, Wales, Northern Ireland and Scotland 

submarkets

17%

Percentage 
of total 
number of 
rooms

Percentage 
of total 
number of 
rooms

Percentage 
of total 
number of 
rooms

International cities Regional cities Domestic cities Total portfolio
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Trends in the right direction for Pandox
Pandox is active in a dynamic industry with several strong trends and drivers, such  
as increased prosperity, a growing middle class and blurred work­leisure boundaries, 
combined with the possibilities offered by digitalisation. The pandemic has not 
changed people’s fundamental need to travel. 

Continued potential 
for recovery

Growing middle 
class

Experiences more 
important

Digitalisation is 
making things 

easier
Shorter distances

Sustainability and 
values

Growing middle class

The global population is 
growing and so is the middle 
class – a factor that normally 
leads to increased travel. 
People are also living longer, 
which means they are look­
ing for new experiences later 
in life as well. Travel often 
has a high priority.

Experiences more 
important

New generation consumers 
are often more interested in 
gathering experiences than 
material possessions. Typi­
cally, they are on the hunt for 
the best destination, the best 
accommodation and the best 
food menu. The hotel is no 
longer just a place to sleep, 
but part of a lifestyle. The 
pandemic has made people 
value their freedom more 
than before.

shorter distances

The majority of guests arrive 
at their hotel by car, bus 
or train. Low cost flights to 
both long­haul and short­
haul destinations are also a 
strong underlying driver in 
the hotel industry.

Digitalisation is 
 making things easier

Digitalisation is a trend 
that was further reinforced 
during the pandemic. 
Digitalisation has made the 
world smaller and blurred 
the lines between work and 
leisure. It has also  accelerated 
the pace of change and 
made it easier to book both 
travel and accommodation. 
The pandemic has increased 
the need for digital solutions 
in physical hotel environ­
ments.

sustainability  
and values

Demand for sustainable 
products and services is 
increasing as knowledge 
levels among consumers 
and in society increase. For 
consumers it is increasingly 
important for the services 
they purchase to match 
their own values. The pan­
demic has been a catalyst for 
sustainability among both 
companies and individuals.
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High entry barriers in a constantly 
developing hotel market
Pandox is a leading hotel property owner in Europe with an active ownership model that covers the entire 
hotel value chain. The hotel property market is fragmented and has good growth opportunities.

Good opportunities for Pandox ...

Large and 
fragmented market

The hotel property market in Europe is fragmented. Pandox, which is one of the 
biggest players, has a combined market share of just under 1 percent, measured 
as the number of rooms in the markets where the Company is established. 
Competing hotel property companies are rarely international specialists, but 
instead tend to be from the financial sector or are national property companies 
with various property types in their portfolio. Overall, there are a handful of 
competitors in each market, of which only a few are active in multiple markets.

high entry barriers The entry barriers to the hotel property market are high. Hotel properties have 
specific characteristics and this requires comprehensive specialist expertise 
and substantial capital in order to create a portfolio with an attractive risk and 
return profile. A well­established hotel property in a strategic location has 
 natural competitive advantages that are difficult to replicate. A well­diversified 
hotel property portfolio is even harder to recreate as this requires a long­term 
perspective and an international presence.

The need for 
operational expertise 
is increasing

As large hotel chains become more brand­oriented, the need for specialised 
hotel property owners and strong operators increases. This is because the brand 
promise conveyed in digital channels has to be turned into a positive guest expe­
rience in the physical environment at the hotel. This calls for knowledge of how 
to create an attractive hotel product through a combination of efficient operation 
and value­adding investments. Here, skilful operator companies have gradually 
advanced their positions. This trend has created opportunities for Pandox to 
take over operation when the conditions for a profitable lease are not in place.

Flexibility and agility 
create opportunities

Pandox’s pan­European position and ability to work with all operating models 
creates clear competitive advantages and growth opportunities. Pandox’s core 
business is to acquire and improve hotel properties and lease them to strong 
hotel operators under revenue­based leases, where Pandox’s rental income 
grows as the operator’s sales grow. Pandox moves freely throughout the hotel 
value chain and can operate hotels in properties that the Company owns. This 
reduces risk and creates new business opportunities.

... in a constantly developing hotel market

Changed business 
models in the hotel 
market

The international hotel market has gone through an extensive structural trans­
formation. Large international hotel chains have changed their business models, 
having sold their hotel properties and outsourced hotel operation to other 
 parties. They have then developed different types of asset­light strategies that 
require less capital with a focus above all on distribution (bookings) and brand 
development (franchising). The large hotel companies today have relatively 
little to do with the day­to­day operation of their hotels. This is instead usually 
handled by specialised, independent operating companies through franchise 
or management agreements.

Asset-light requires 
large volumes in 
order to be profitable

Within an asset­light strategy, revenue is mainly derived from franchise fees 
and commissions on bookings. This business model requires large volumes in 
order to be profitable. The main aim is to increase the number of franchisees 
and room bookings – preferably in their own distribution channels. The busi­
ness model not only requires substantial marketing investments, but also a 
continuous increase in the number of rooms in the portfolio. This has resulted 
in a search for new franchisees and, in some cases, in consolidation. One factor 
contributing to this trend is online travel agencies (OTAs) that aggregate offer­
ings and match demand using efficient technology and extensive marketing.

Fewer operators but 
more brands

Consolidation has decreased the number of brand owners, while the number 
of brands has increased. The reason is that many hotel chains invest substantial 
resources in diversifying their brand portfolios and attracting customer 
demand in new segments.

The pandemic has 
reinforced more than 
changed

The pandemic has reinforced existing trends, especially interest in revenue­ 
based leases that provide a better risk/return balance between property owners 
and tenants than is the case with fixed leases. This has in turn increased the 
need for and value of a deeper understanding of hotel operation, which works 
in Pandox’s favour.

 

Download as PDF to print out   

Strategy and operations 

Market and trends 

Pandox in the world

Trends and drivers

Market and agreement structure

Market overview 2022

RevPAR

The Pandox share

Properties 

Sustainability 

Governance 

Financial 

M A R K E T  A N D  A G R E E M E N T  s T R U C T U R E P A N D O X  A N N U A L  R E P O R T  2 0 2 2     2 8



The lease is key for Pandox
Leases are the dominant agreement model for Pandox. The lease has clear 
advantages both for the property owner and the tenant since the return,  
risk and investments can be shared between the parties. Pandox applies 
all operating models in the hotel property market.

Four business models in the hotel property market

Revenue­based  
with contractual 
 minimum level

Percentage of total number of rooms

60% 

Revenue­based  
without contractual 

 minimum level

Percentage of total number of rooms

19% 

Fixed

Percentage of total number of rooms

5% 

Lease

PROPERTY MANAGEMENT

 1

Percentage of total number of rooms

8% 

Operated by  
property owner under  

a franchise brand

Percentage of total number of rooms

5% 

Operated by  
property owner with an 

independent brand

Percentage of total number of rooms

3% 

Management agreement

OPERATOR ACTIVITIES

 3 2  4

PROPERTY MANAGEMENT

 1  Lease
Agreement with many advantages
Pandox uses revenue­based leases, often with 
a contractual minimum rent level. This agree­
ment model has several advantages:
• Long­term perspective
• Joint incentives
• Shared investments and shared risk
• Focus on productivity and profitability 

How it works
A revenue­based lease is tied to the develop­
ment of the hotel business, with a percentage 
of the hotel’s sales paid to Pandox in the form 
of rent. When the hotel’s sales increase, so 
does Pandox’s rental income – and vice versa. 
Hotel property owners and hotel operators 
thus share both the upsides and downsides, 
and have clear common incentives to increase 
the hotel’s profitability and therefore also the 
hotel property’s value. In many leases there 
are also contractual minimum levels below 
which the rental income cannot fall. These 
cover Pandox’s cost of capital for financing the 
properties. Pandox also has fixed leases in a 
few individual cases. 

Interest in leases increasing
Over the years, Pandox has acquired, renewed 
and signed numerous leases in existing and 

new markets and has seen increased interest 
in the lease model. One reason for this is in­
creased specialisation within the hotel market 
and the emergence of strong regional hotel 
operators that share Pandox’s view of the ad­
vantages of leases. The pandemic has further 
strengthened the argument for revenue­based 
leases. For Pandox as a hotel property owner, 
the lease is a key aspect of value creation 
in the hotel business since it contributes to 
shared investments and shared risk.

OPERATOR ACTiViTiEs

 2  Operated by property owner under 
a franchise brand
When a hotel property owner owns both 
the hotel property and the hotel business, a 
franchise agreement with a brand owner may 
be appropriate. as it allows the hotel property 
owner to benefit from the franchiser’s brand 
and distribution resources. Normally the 
franchisee pays revenue­based royalties plus 
additional fees for access to other services. 
Franchise agreements are common within 
Operator Activities.

 3  Operated by property owner with 
an independent brand
In some cases it may be better to give the 
hotel a whole new profile of its own using an 
independent brand created by Pandox, for 
example in a local market where an interna­

tional brand has a low recognition factor and 
the costs of rights and distribution cannot 
be justified.

 4  Management agreement
A management agreement is an agency 
contract where the hotel property owner 
also owns the hotel business, but assigns a 
hotel operator to run and manage the hotel 
on behalf of the hotel property owner. The 

property owner pays a management fee, often 
revenue­based, to the operator for the service.
Management agreements are often very 
long­term, with the operator undertaking to 
run the hotel in accordance with established 
brand strategies. Under this type of agreement 
structure, the hotel property owner shoulders 
all the investments and thus bears financial 
responsibility for both the hotel’s operation 
and the property.
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Fast and strong market recovery in 2022 
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RevPAR growth in key geographical markets

Source: STR Global, Benchmarking Alliance, Statistics Finland. Based 
on total number of rooms in the market.

In 2022 the hotel market returned to a 
close to normal seasonal pattern and 
business mix. From a nominal RevPAR 
perspective, it has recovered fully after 
the pandemic. The year had a weak start 
with the hotel market in a seasonal and 
restrictions­related holding pattern. De­
mand increased significantly once restric­
tions were lifted, initially driven by the 
leisure segment and with a similar trend 
to before – with regional cities relatively 
stronger than major cities. As physical 
offices were reopened and travel and con­
ference activity increased, the business 
segment also contributed to demand and 
occupancy in Europe reaching 46 percent 
in the first quarter.

The recovery gained strength during 
the spring. The UK, Denmark and 
Norway, which lifted their coronavirus 
restrictions early on, saw stronger devel­
opment than, for example, Germany and 
Finland where reopening happened later 
and the recovery only really amped up 
towards the end of the second quarter. 
Heading into the summer the occupancy 
gap between large international cities and 
regional cities diminished. For Europe as 
a whole, occupancy reached 70 percent 
in the second quarter. Average room rates 
also developed strongly in the spring, 
driven by pent­up demand in the leisure 
segment. Average room rates for week­
days, which rely the most on business 
demand, also improved gradually after 
Easter. 

This progress was sustained during the 
summer, mainly driven by strong pent­
up demand from the leisure segment at 
weekends and during the holiday period. 
The staycation trend continued and, in 
comparison with 2021, significantly high­
er occupancy rates were noted in major 
cities, which is explained a significant 
increase in events. Towards the autumn 
demand in the business and  conference 
segments improved gradually and reached 
more normal levels in most markets 
towards the end of the third quarter. 
Intra­European travel, which is important 
for the hotel industry, normalised at the 
same time as international arrivals to 
 Europe improved considerably. Occu­
pancy in the third quarter amounted to 
around 75 percent for Europe as a whole.

The fourth quarter followed the same 
trend as the third quarter, with slightly 
lower occupancy than the 2019 level 
and average room rates settling at a 
significantly higher level than before the 
pandemic. Occupancy in Europe reached 
66 percent in the fourth quarter. Demand 
in the business segment improved but 
did not fully reach prepandemic levels.

Further potential in some  
demand segments
In 2022 demand was strong through­
out the domestic leisure segment and 
demand in the domestic business 
segment improved significantly as the 
year progressed. In general, destinations 

that are more dependent on  international 
travel had weaker development, in 
particular those destinations with a larger 
percentage of long­haul flights. Markets 
with a high proportion of international 
conferences and larger events also lagged 
behind. 

Overall, RevPAR at the end of 2022 
was back to prepandemic levels (nomi­
nally), the difference being that average 
room rates were higher and occupancy 
was slightly lower. Some international 
 demand was still absent and there is 
therefore still potential for improvement. 
This is also the case for larger conferences 
and trade fairs, which take longer to 
plan and fill up. The lifting of Covid­19 
restrictions in China should also lead to 
increased travel from China to Europe, 
particularly in the second half of 2023. 
This will benefit larger, classic tourist 
 destinations and big cities in particular, 
but airport hotels by larger airports will 
also benefit from it.
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RevPAR (revenue per available room) is a 
key indicator in the hotel industry and an 
important measure for Pandox. RevPAR 
is a measure of a hotel’s – or in aggregate 
form, a market’s – earnings capacity and 
describes how well it has succeeded 
in occupying its rooms (demand) and 
at what room rate (willingness to pay). 
RevPAR varies with economic activity 
and demand from various subsegments 
of the travel market as well as structural 
factors such as country, city, location, 
transportation, product type and supply 
in the hotel market. In addition there 
are multiple strong market trends that 
support the hotel market, such as people 
spending more money on experiences 
and wanting to travel more often. 

 See the section on trends on page 27.

Daily monitoring and analysis
Tracking RevPAR is part of Pandox’s busi­
ness monitoring process. In the Property 
Management business segment RevPAR 
is tracked on an ongoing basis. In the 

Operator Activities segment it is tracked 
daily by the hotels and the Pandox Reve­
nue Management Centre in Brussels. The 
capacity and performance of the individ­
ual operator makes a big difference. Based 
on systematic business analysis, Pandox 
discusses various possibilities to support 
the operator in developing and refining 
the hotel product, thereby increasing 
profitability for the operator and rental 
income for Pandox.

Markets vary in nature
Pandox is active in hotel markets that 
vary in nature and circumstances. This is 
reflected in RevPAR and thus determines 
what kind of hotel investments can be 
profitably made. The higher the RevPAR, 
the more scope there is for Pandox to 
make investments that add value.

International destinations such as 
London and Amsterdam have a high 
proportion of international demand and 
good demand in all subsegments. Region­
al cities such as Stockholm, Copenhagen, 

Manchester, Cologne and Hamburg have 
a smaller international element, but 
generally good demand from all subseg­
ments. Domestic cities such as Leeds, 
Linköping and Kuopio are more depen­
dent on domestic demand and individual 
subsegments. However, these generally 
experience stable development over time 
and are less dependent on major global 
events. 

Overall, Pandox has a clear demand 
balance in its portfolio with a good spread 
of risk between different types of mar­
kets, countries and destinations. 

 See the section “Pandox in the world” on  
page 26. 

RevPAR development in 2022
There was very strong growth in average 
room rates in most markets during the 
year and this more than compensated for 
occupancy that did not fully reach 2019 
levels. Altogether this has resulted in 
RevPAR for Pandox exceeding the levels 
noted in 2019.

RevPAR – a key performance indicator

REVPAR CATEGORiEs OF CiTiEs WiTh EXAMPLEs

sEK 2022 2021  Change, %

international cities
London 1,684 685 146

Amsterdam 1,105 297 273

Dublin 1,401 451 211

Regional cities
Copenhagen 980 515 90

Cologne 699 325 115

Stockholm 759 378 103

Manchester 766 481 59

Domestic cities
Leeds 763 477 60

Dortmund 482 257 88

Kuopio 671 545 23

Linköping 497 334 49

Sheffield 663 401 65

Source: Statistics Finland, STR Global, Benchmarking Alliance,  
Statistics Sweden

Sweden RevPAR, real*
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Source: Statistics Sweden, Pandox 
*Inflation­adjusted (KPI)

RevPAR can be used in various ways:
1.  To take the temperature of the hotel sector
2.  To measure how well a hotel market is 

 performing
3.  As a measure of how a hotel is performing  

in its market

how RevPAR works
If the average room rate is SEK 1,000 and the occu­
pancy rate is 70 percent, then RevPAR is SEK 700 
(1,000 x 0.70 = 700). A hotel with 200 rooms thus 

has annual room revenue of SEK 51,100,000 (700 x 
200 x 365). In addition to this is other revenue such 
as from food, beverages and conferences, which by 
definition is not included in the term RevPAR.

From RevPAR to rental income 
Pandox’s leases are revenue­based, with a certain 
percentage of the hotel’s revenue becoming rent 
for Pandox. The percentage is normally higher for 
hotel rooms and conference rooms, and lower for 
food and beverages and other revenue. The differ­

ence is due to the fact that profitability, and thus 
the ability to pay rent, is higher for accommoda­
tion than for restaurant operations.

If the rent in the above case is paid at 35 percent 
of room revenue, then the rental income for Pan­
dox is SEK 17,885,000 (51,100,000 x 0.35). In addi­
tion, there will normally be other income that in 
certain cases may be substantial. This means that 
Pandox’s actual rent growth may be either higher 
or lower than RevPAR growth in the market.

Comments: Net RevPAR takes into account the costs of acquiring customers – e.g. distribution and marketing – and is a more relevant measure for a hotel operator.
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Shares and ownership structure
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TOTAL RETURN ON PANDOX SHARES 
18 June 2015–31 December 2022

THE PANDOX SHARE AND EPRA NRV PER SHARE 
18 June 2015–31 December 2022

Contact information

Net asset value important in valuation of property companies
The valuation of a property company is normally based on 
its net asset value, which in simple terms is the difference 
between the market value of the property portfolio and net 
debt. In most property companies there are also derivatives, 
tax assets and tax liabilities that affect the net asset value. 
A premium is when market cap is higher than the net asset 
value and a discount is when market cap is lower than the 
net asset value.

 See page 152 for a definition of Pandox’s net asset value according to 

EPRA NRV.

Pandox’s total return over time
The Pandox share’s total return in 2022 was –20 percent. 
Calculated from the share’s first trading day on 18 June 
2015, the total return at year­end was +22 percent.

SEK

Share price Pandox B EPRA NRV per share (”spot”, previous quarter)
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Anders Berg
SVP, Communications & IR
+46 760 95 19 40 
anders.berg@pandox.se

Erik Ax Rabaeus
Director, Communications & IR
+46 707 13 77 06
erik.ax@pandox.se

ANNUAL GENERAL MEETiNG
Pandox AB’s Annual General Meeting will take place 
on Tuesday, 12 April 2023. For information about the 
AGM and how it will be held, visit pandox.se.

Annual General Meeting calendar
Record date for the  
Annual General Meeting  31 March 2023
Annual General Meeting 12 April 2023

PROPOsED DiViDEND
At the 2023 Annual General Meeting the Board of 
Directors will propose a dividend of MSEK 2.50 (–) per 
share, equivalent to a total of MSEK 460 (–), for the 
2022 financial year.

FiNANCiAL CALENDAR
Annual General Meeting 2023 12 April 2023
Interim Report January–March 2023 26 April 2023
Interim Report April–June 2023 14 July 2023
Interim Report July–September 2023  26 October 2023
Year­End Report 2023 8 February 2024

Pandox’s class B shares have been listed on Nasdaq Stockholm Large Cap since June 2015. 
Pandox’s goal is to provide the capital market with open, reliable and accurate information 
on the Company’s operations and financial development.
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Reasons to invest in Pandox
At year­end 2022 listed property companies 
accounted for around 3 percent of the value on the 
FTSE Global All Cap Index, with residential, retail, 
offices, industry and logistics the dominant segments.
Hotel properties constitute a small part of the 
property market.

Few listed specialists (competitors)
Listed specialists in hotel properties in Europe 
other than Pandox (Nasdaq Stockholm, PNDX) are 
PPHE Hotel Group (London Stock Exchange, PPH) 
and  Covivio Hotels (Euronext Paris, COVH). Other 
property companies with significant hotel  property 
exposure include Aroundtown (Frankfurt Stock 
 Exchange, AT1) and Balder (Nasdaq Stockholm, 
BALD). In the US there are several large listed hotel 
property owners.

hotel properties are a demanding class of asset
Hotel properties are an asset class that requires 
specialisation, active ownership and an industrial 
perspective for successful value creation. Time is also 
a key success factor. It takes a long time to acquire 
suitable properties, implement investments and 
build relationships with hotel operators and business 
partners that can develop and realise the hotels’ full 
potential.

Replicating large hotel portfolios is not easy
It is hard to build large hotel portfolios. Even if there 
is capital available for acquisitions, systematic and 
long­term efforts are needed in a tough international 
environment to create a portfolio with an attractive 
risk and return profile. In this respect, Pandox’s hotel 
property portfolio is unique.

Good growth  
opportunities

Well positioned for growth in  
the hotel market

Low market share in the  
hotel property market

High exposure to stable domestic  
and regional demand

Attractive partner in the hotel market

Active throughout the value chain

Good potential from variable rents  
and good protection provided by  
minimum rents and fixed rents

Further normalisation of the hotel market  
with increased demand from
Asia, groups and companies

<1%
Pandox’s market share measured as number  

of rooms in current markets

80%
Of the number of rooms 

in domestic and regional cities

>30
Hotel operators and brands in the portfolio

Ability to also operate hotels 
itself reduces risk and  
creates opportunities

Positive cash earnings and good financial  
position throughout the pandemic

Strong market  
position

Balanced  
risk

Analysts who follow Pandox

ABG Sundal Collier
Fredrik Stensved
Markus Henriksson

Carnegie
Fredric Cyon
Erik Granström

DNB
Simen Mortensen
Niklas Wetterling

Handelsbanken
Johan Edberg
Oscar Lindqvist

Kepler Cheuvreux
Albin Sandberg 
 
Green Street
Edoardo Gili
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The share and ownership structure
Listed on Nasdaq stockholm
Pandox’s class B shares have been listed on Nasdaq Stockholm’s 
Large Cap index since 2015. The class B shares are also traded on 
several alternative marketplaces. This is the second time that 
 Pandox has been a listed company. The first time was from 
1997 to 2004. 

share price development and market capitalisation
On 31 December 2022 the last price paid for the class B shares 
was SEK 116.40 (146.00) and the visible market cap was MSEK 
12,670 (15,892). With the unlisted class A shares included at 
the same price as the class B shares, the market cap was MSEK 
21,358 (26,842). 

In 2022 the change in the value of Pandox shares was  
–20 (+0.5) percent, compared with the OMX Stockholm Bench­
mark PI Index at –23 (+32) percent and the OMX  Stockholm 
Real Estate PI Index at –45 (+44) percent. 

Calculated from the date of listing, 18 June 2015, the value 
of Pandox shares at year­end 2022 had increased by 9 percent 
compared to 80 percent for the OMX Stockholm Real Estate PI 
Index and 84 percent for the OMX Stockholm Benchmark PI 
Index. The total return on Pandox shares over the same period 
was +22 percent.

Trading and liquidity
Trading on Nasdaq Stockholm accounted for 35 (44) percent 
of all trading in Pandox shares in 2022. During the year around 
48 (79) million class B shares were traded on Nasdaq Stock­
holm, corresponding to around 44 (73) percent of outstanding 
class B shares at year­end, for a value of around MSEK 6,300 
(9,900). Average daily trading on Nasdaq Stockholm during the 
year amounted to 188,413 (312,085) shares, corresponding to 
around MSEK 25 (45) in value. 

 

Trading in marketplaces other than Nasdaq Stockholm 
amounted to 65 (56) percent. In terms of type of transaction, 
ongoing trading transacted directly on the stock exchange 
amounted to around 33 (44) percent and trades reported on 
the stock exchange to around 29 (25) percent.

Ownership structure and number of shares
As of 31 December 2022 Pandox had 8,872 (10,760) share­
holders. Pandox’s largest shareholders were Eiendomsspar AS, 
Helene Sundt AB and Christian Sundt AB. Other major share­
holders were, in descending order, AMF Försäkring & Fonder, 
Alecta Pensionsförsäkring and Fjärde AP­fonden.

The total number of shares is 183,849,999, of which 
75,000,000 are class A shares and 108,849,999 class B shares. 
Class A shares entitle the holder to three votes and class B 
shares to one vote.

Largest shareholders as of 31 December 2022
The 15 largest registered shareholders according to percentage of voting rights 

shareholder
Number of  

class A shares
Number of  

class B shares
% of  

share capital
% of  

votes

Eiendomsspar AS 37,314,375 10,144,375 25.8 36.6
Helene Sundt AB 18,657,188 4,912,187 12.8 18.2
Christian Sundt AB 18,657,187 4,312,188 12.5 18.1
AMF Försäkring & Fonder 25,571,387 13.9 7.7
Alecta Pensionsförsäkring 6,787,577 3.7 2.0
Fjärde AP-fonden 4,157,467 2.3 1.3
Vanguard 3,521,988 1.9 1.1
BlackRock 3,074,921 1.7 0.9
Länsförsäkringar Fonder 3,070,659 1.7 0.9
Swedbank Robur Fonder 2,300,704 1.3 0.7
Norges Bank 2,174,821 1.2 0.7
Nordea Fonder 1,523,435 0.8 0.5
PGIM Investments 1,402,297 0.8 0.4
Handelsbanken Fonder 1,389,118 0.8 0.4
APG Asset Management 1,347,213 0.7 0.4
Total, top 15 shareholders 74,628,750 75,690,337 81.8 89.7
Other shareholders 371,250 33,159,662 18.2 10.3
Total 75,000,000 108,849,999 100 100

Information compiled by Monitor as of 31 December 2022. 
Sources: Euroclear Sweden, Morningstar, Finansinspektionen (FI), Nasdaq and Millistream.

shARE FACTs
Market: Nasdaq Stockholm
segment: Large Cap
sector: Real Estate
Ticker symbol: PNDX B
Number of class B shares (listed): 
108,849,999
Number of class A shares (unlisted): 
75,000,000
Market cap: MSEK 21,358 (class A and 
B shares)
share volatility: 
38.1% (from 18 June 2015, annual basis)
share beta value: 
1.07 (from 18 June 2015, OMXSBPI)
Average daily trading volume: 
188,413 shares (2022)

Source: Nasdaq, InFront, Euroclear, Monitor, Pandox. 
As of 31 December 2022.

Information compiled by Monitor as of 31 December 2022. 
Sources: Euroclear Sweden, Morningstar, Finansinspektionen (FI), 
Nasdaq and Millistream.

shareholders by category as percentage of capital
31 December 2022

shareholders by country as percentage of capital
31 December 2022

 Swedish institutions, 27%
 Foreign institutions, 12%
 Swedish individuals, 2%
 Other shareholders, 53%
 Anonymous ownership, 6%

 Norway, 54%
 Sweden, 30%
 USA, 7%
 Other, 9%
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KEY RATiOs
2022 2021 2020 2019 2018

Key ratios per share, after dilution effects 1)

Total net operating income, SEK 18.68 10.91 10.06 18.43 18.25

Profit for the year, SEK 22.94 3.32 –7.61 15.91 16.83

Cash earnings, SEK 3) 11.18 3.88 3.64 12.84 11.28

Equity, SEK 3) 167.15 137.14 129.88 143.32 127.63

Net asset value (EPRA NRV), SEK 205.03 173.54 167.60 186.40 164.04

Dividend, SEK 2) 2.50 — — — 4.70

Market cap and return

Market cap, MSEK 23,976 26,842 26,658 38,976 24,555

Return, Pandox shares, % –20 0.5 –33.9 45.2 –7.5

Return, OMX Stockholm Benchmark Index, % –23 32 10.9 26.3 –8.3

Return, OMX Stockholm Real Estate Index, % –45 44 –5.9 59.2 9.7

Dividend pay-out ratio of cash earnings, % 22.4 — — — 41.6

Dividend pay-out ratio of EPRA NRV, % 1.2 — — — 2.9

Dividend yield, % 2.2 — — — 3.2

share data

Closing price, class B shares, SEK 116.40 146.00 145.20 212.00 146.60

Highest price during the year, SEK 153.30 168.10 227.50 219.50 170.00

Lowest price during the year, SEK 103.60 123.60 50.20 143.00 135.00

Average price during the year, SEK 132.30 144.40 110.76 182.55 151.73

Average daily trading volume, number of class B 
shares (Nasdaq Stockholm) 188,413 312,085 708,576 120,273 120,121

Weighted average number of class A shares,  
before dilution effects, thousands 75,000 75,000 75,000 75,000 75,000

Weighted average number of class A shares,  
after dilution effects, thousands 75,000 75,000 75,000 75,000 75,000

Number of class A shares at end of period, 
 thousands 75,000 75,000 75,000 75,000 75,000

Weighted average number of class B shares,  
before dilution effects, thousands 108,850 108,850 108,850 95,053 92,499

Weighted average number of class B shares,  
after dilution effects, thousands 108,850 108,850 108,850 95,053 92,499

Number of class B shares at end of period, thousands 108,850 108,850 108,850 108,850 92,499

Weighted average number of shares, total,  
after dilution effects, thousands 183,850 183,850 183,850 170,053 167,499

Total number of shares at end of period, thousands 183,850 183,850 183,850 183,850 167,499
1) For definitions of key ratios, see page 151.
2)  For 2022 the Board’s proposed dividend is stated.
3) Attributable to the shareholders of the Parent Company.

shARE CAPiTAL hisTORY
Change in number  

of shares Number of shares after the transaction share capital, sEK

Year Event B A  B A Total Change Total

1994 Formation 2,500 — 2,500 — 2,500 150,000 150,000

1995 New share issue 1,250,000 — 1,252,500 — 1,252,500 75,000,000 75,150,000

1995 Bonus issue 1,247,500 — 2,500,000 — 2,500,000 74,850,000 150,000,000

1997 4:1 split 7,500,000 — 10,000,000 — 10,000,000 — 150,000,000

1998 New share issue 5,000,000 — 15,000,000 — 15,000,000 75,000,000 225,000,000

2000 New share issue 9,900,000 — 24,900,000 — 24,900,000 148,500,000 373,500,000

2013 New share issue 100,000 —  25,000,000 —  25,000,000 1,500,000 375,000,000

2015 New share series 
and 6:1 share split

50,000,000 75,000,000 75,000,000 75,000,000 150,000,000 — 375,000,000

2016 New share issue 7,499,999 — 82,499,999 75,000,000 157,499,999 18,749,998 393,749,998

2017 New share issue 10,000,000 — 92,499,999 75,000,000 167,499,999 25,000,000 418,749,998

2019 New share issue 16,350,000 — 108,849,999 75,000,000 183,849,999 40,875,000 459,624,998
Source: Euroclear, Pandox.

siZE OF shAREhOLDiNGs As OF 31 DECEMBER 2022

holding Number of shareholders % of share capital % of votes

1–500 7,675 0.4 0.2

501–1,000 512 0.2 0.1

1,001–5,000 465 0.6 0.3

5,001–10,000 68 0.3 0.2

10,001–20,000 27 0.2 0.1

20,001–50,000 39 0.7 0.4

50,001– 86 91.9 95.6

Anonymous ownership — 5.8 3.2

Total 8,872 100 100
Source: Monitor as of 31 December 2022.
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Hotelism by Pandox

Properties
Pandox’s hotel property portfolio 
consists of 157 hotels with around 
35,490 hotel rooms in 15 countries 
and 90 destinations. The hotels are 
operated under various types of 
agreements and are marketed 
under well­known hotel brands. 
Over the years Pandox has also 
created a number of independent 
brands.

The Queens Hotel, Leeds

P A N D O X  A N N U A L  R E P O R T  2 0 2 2     3 6
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Belgium

Hotel Indigo Brussels City
284 rooms Green Key  SafeGuard   BREEAM

nhow Brussels Bloom
305 rooms Green Key 

Hotel Hubert Brussels
100 rooms Green Key  BREEAM

The Hotel, Brussels
421 rooms Green Key  SafeGuard 

 International
 Regional
 Domestic

Demand

6%  10 hotels
8% 2,732 rooms
8% of market value

Share of Pandox DoubleTree by Hilton Brussels City
354 rooms Green Key   SafeGuard 

Hilton Grand Place Brussels
224 rooms 
Green Key  IHG Green Engage  ISO 50001 

R

R

R

R

R

F

F  Property Management

R  Operator Activities

Brussels

Antwerp
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Denmark

Urban House Copenhagen by MEININGER
228 rooms 

Scandic Copenhagen
486 rooms Nordic Swan 

Scandic Glostrup
120 rooms Nordic Swan 

Motel One Copenhagen
200 rooms ISO 14001, ISO 50001 Green Key 

 International
 Regional
 Domestic

Demand

5%  8 hotels
5% 1,843 rooms
6% of market value

Share of Pandox 

Scandic Hvidovre
207 rooms Nordic Swan 

Hotel Mayfair
203 rooms Green Key 

F

F

R

F

F

F

F  Property Management

R  Operator Activities

Copenhagen

Kolding
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Finland

Scandic Park Helsinki
523 rooms Nordic Swan 

Pilot Airport Hotel
109 rooms 

Hilton Helsinki Strand
190 rooms Nordic Swan 

Scandic Grand Marina
470 rooms Nordic Swan 

 International
 Regional
 Domestic

Demand

9%  14 hotels
8% 4,671 rooms
7% of market value

Share of Pandox 

Scandic Tampere City
263 rooms 

Scandic Kuopio
137 rooms Nordic Swan 

F

F

F

F

F

F

F  Property Management

R  Operator Activities

Espoo Helsinki
Tampere Vantaa
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Canada

 International
 Regional
 Domestic

Demand

1%  2 hotels
3% 952 rooms
2% of market value

Share of Pandox 

1%  2 hotels
1% 405 rooms
2% of market value

Share of Pandox 

Netherlands

 International
 Regional
 Domestic

Demand

InterContinental Montreal1)

357 rooms Green Key  

Novotel Den Haag World Forum
216 rooms  Planet 21 

DoubleTree by Hilton Montreal
595 rooms Green Key  SafeGuard 

Park Centraal Amsterdam
189 rooms 

R R

R F

F  Property Management

R  Operator Activities

1) InterContinental Montreal divested as of 1 February 2023.

Montreal

Amsterdam
The Hague
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Norway

Scandic Solli
226 rooms Nordic Swan 

Radisson Blu Hotel, Bodø
191 rooms Green Key 

Clarion Collection Bastion
99 rooms ISO 14001

Scandic Sørlandet
210 rooms Nordic Swan 

Comfort Hotel Bergen
159 rooms ISO 14001

Scandic Lillehammer
303 rooms 

 International
 Regional
 Domestic

Demand

9%  14 hotels
7% 2,573 rooms
5% of market value

Share of Pandox 

F

F

F

F

F

F

F  Property Management

R  Operator Activities

Bodø

Bergen
Oslo
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Sweden

Scandic Grand Örebro
224 rooms Nordic Swan 

Elite Stora Hotellet Jönköping
167 rooms Green Key 

Hilton Stockholm Slussen
289 rooms  Green Key 

Vildmarkshotellet Kolmården
213 rooms Nordic Swan 

Scandic Park Stockholm
203 rooms Nordic Swan 

Radisson Blu Arlandia
342 rooms Green Key 

 International
 Regional
 Domestic

Demand

26%  41 hotels
25% 8,824 rooms
22% of market value

Share of Pandox 

F

F

F

F

F

F

F  Property Management

R  Operator Activities

Luleå

Örebro
Stockholm

Jönköping
Borås

Östersund

Malmö
Helsingborg

Gothenburg
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1%  1 hotel
1% 206 rooms
1% of market value

Share of Pandox 

1%  2 hotels
2% 639 rooms
2% of market value

Share of Pandox 

Switzerland Austria

 International
 Regional
 Domestic

Demand

 International
 Regional
 Domestic

Demand

NH Collection Salzburg City
140 rooms 
 

NH Vienna Airport
499 rooms ISO 14001
 

Radisson Blu Hotel, Basel
 Green Key 

Radisson Blu Hotel, Basel
206 rooms Green Key 

F

F

F

F

F  Property Management

R  Operator Activities

Basel

ViennaSalzburg
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Germany

Dorint Parkhotel Bad Neuenahr
238 rooms Planet 21 

Dorint Hotel am Dom Erfurt
160 rooms Planet 21 

Leonardo Royal Köln am Stadtwald
150 rooms 

Holiday Inn Lübeck
159 rooms IHG Green Engage  SafeGuard 

NH Munich Airport
236 rooms ISO 14001 

Mercure Hotel München Neuperlach Süd
253 rooms Planet 21 

 International
 Regional
 Domestic

Demand

24%  38 hotels
24% 8,361 rooms
25% of market value

Share of Pandox 

F

F

F

F

F

R

F  Property Management

R  Operator Activities

Heidelberg

Düsseldorf
Dortmund

Bremen

Cologne
Frankfurt

Hannover

Munich

Hamburg

Berlin
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Leonardo Royal Hotel Frankfurt
449 rooms 

Hotel Berlin, Berlin
701 rooms Green Key  SafeGuard  ISO 14001

NH Collection Hamburg City
129 rooms 

Leonardo Hotel Hannover Airport
214 rooms 

Radisson Blu Hotel, Bremen
235 rooms Green Key  SafeGuard  BREEAM

Radisson Blu Hotel, Cologne
393 rooms Green Key 

  Germany, cont.
R

R

F

F

F

F

F  Property Management

R  Operator Activities
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United Kingdom

The Midland Hotel, Manchester
312 rooms Green Tourism Gold 

DoubleTree by Hilton Bath
176 rooms 

Hilton Garden Inn London Heathrow Airport
364 rooms BREEAM

Leonardo Hotel Sheffield
259 rooms 

Leonardo Royal Hotel Birmingham
445 rooms 

Aparthotel Adagio Edinburgh Royal Mile
146 rooms 

 International
 Regional
 Domestic

Demand

15%  23 hotels
16% 5,608 rooms
17% of market value

Share of Pandox 

F

F

R

F

F

F

F  Property Management

R  Operator Activities

Glasgow

Inverness

London

Brighton

Manchester
Leeds

Birmingham

Belfast
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Ireland

Jurys Inn Dublin Christchurch
182 rooms 

Jurys Inn Cork
133 rooms 

Jurys Inn Galway
130 rooms 

Jurys Inn Dublin Christchurch
  

Jurys Inn Cork
  

 International
 Regional
 Domestic

Demand

2% 3 hotels
1% 445 rooms
2% of market value

Share of Pandox 

F

F

FF

F

F  Property Management

R  Operator Activities

Dublin

Cork

Galway
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Property portfolio

At year­end 2022, Pandox’s property portfolio 
consisted of 157 (157) hotel properties with 
35,490 (35,372) hotel rooms in 15 (15) countries.

The Property Management business 
segment covers more than 80 percent of the 
portfolio’s total market value of external leases. 
The tenants are reputable hotel operators with 
strong hotel brands in their respective markets.

The remainder consists of the Operator 
Activities business segment, in which Pandox 
operates hotels itself.

PORTFOLiO OVERViEW BY sEGMENT AND COUNTRY, 31 DECEMBER 2022

Number Market value (MsEK)

Property Management hotels Rooms
Per 

 country
As % of 

total Per room

Sweden (SE) 41 8,824 15,436 22 1.7

Germany (DE) 33 6,871 13,124 19 1.9

United Kingdom (UK) 20 4,821 10,682 15 2.2

Finland (FI) 12 2,742 4,511 7 1.6

Norway (NO) 14 2,573 3,575 5 1.4

Denmark (DK) 7 1,642 3,548 5 2.2

Belgium (BE) 3 765 1,380 2 1.8

Austria (AT) 2 639 1,572 2 2.5

Ireland (IE) 3 445 1,601 2 3.6

Switzerland (CH) 1 206 896 1 3.8

Netherlands (NL) 1 189 1,239 2 6.6

Total Property Management 137 29,717 57,563 83 1.9

Operator Activities 

Belgium (BE) 7 1,967 4,156 6 2.1

Germany (DE) 5 1,490 3,840 6 2.6

Canada (CA) 2 952 1,446 2 1.5

United Kingdom (UK) 3 787 1,358 2 1.7

Netherlands (NL) 1 216 404 1 1.9

Denmark (DK) 1 201 438 1 2.2

Finland (FI) 1 160 26 0 0.2

Total Operator Activities 20 5,773 11,669 17 2.0

Total 157 35,490 69,231 100 2.0

PORTFOLiO OVERViEW BY BRAND, 31 DECEMBER 2022

Number

Brand hotels Rooms As % of total Countries

Scandic 49 10,853 31 SE, NO, FI, DK

Leonardo 1) 34 7,742 20 UK, IE, DE

Hilton 9 2,840 8 SE, FI, UK, BE, CA

Radisson Blu 8 2,033 6 CH, DE, UK, NO, SE

Nordic Choice Hotels 11 1,887 5 SE, NO

NH Hotels 7 1,681 5 AT, BE, DE

Dorint 5 1,085 3 DE

Mercure 4 760 2 DE

Jurys Inn 4 715 2 IE

Elite Hotels 2 492 1 SE

Holiday Inn 2 469 1 BE, DE

Novotel 2 421 1 DE, NL

InterContinental 1 357 1 CA

Indigo 1 284 1 BE

Crowne Plaza 1 262 1 BE

Pullman 1 252 1 DE

Citybox 1 246 1 BE

Meininger 1 228 1 DK

Motel One 1 200 1 DK

Adagio 1 146 0 UK

Best Western 1 103 0 SE

Independent brands 11 2,933 9 SE, FI, BE, DE, NL, UK

Total 157 35,490 100 152)

1) During the year 16 Jurys Inn hotels were rebranded to Leonardo. 
2) Including the submarkets England, Scotland, Wales and Northern Ireland.

Lease maturity profile, 
31 December 2022

MSEK %

0
100
200
300
400
500
600
700
800

205320472041203520292023

Expiring rental value, MSEK 

Accumulated expires, %

0

20

40

60

80

100

Rooms by operator/brand, 
31 December 2022

 Scandic, 31%
 Leonardo, 20%
 Hilton, 8%
 Radisson Blu, 6%
 NH Hotel Group, 5%
 Nordic Choice, 5%
 Dorint, 3%
 Other, 22%
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Change in property value

At year­end 2022 Pandox’s property portfolio had a total market 
value of MSEK 69,231 (62,596), of which MSEK 57,563 (52,215) 
was for investment properties and MSEK 11,669 (10,380) for 
operating properties. The market value of operating properties is 
reported for information purposes only and is included in EPRA 
NRV. Operating properties are recognised at cost less depreciation 
and any impairment.

At the end of the period the carrying amount of operating 
properties was MSEK 8,450 (8,015).

At year­end 2022 the average valuation yield amounted to 5.58 
(5.44) percent for investment properties and 6.50 (6.38) percent for 
operating properties.

 Read more about Pandox’s valuation of hotel properties on pages 
165–170 

ChANGE iN VALUE – iNVEsTMENT PROPERTiEs

MsEK

Investment properties, opening balance (1 January 2022) 52,215

+ Acquisitions 365

+ Investments in existing portfolio 432

– Divestments –126

+/– Reclassifications 878

+ Remeasurement for the year of property, plant and equipment  
in comprehensive income —

+/– Change in value, unrealised 1,185

+/– Change in value, realised –5

+/– Change in exchange rates 2,619

investment properties, closing balance (31 December 2022) 57,563

ChANGE iN VALUE – OPERATiNG PROPERTiEs (REPORTED FOR iNFORMATiON PURPOsEs ONLY)

 MsEK

Operating properties, opening balance (1 January 2022) 10,380

+ Acquisitions 537

+ Investments in existing portfolio 430

– Divestments —

+/– Reclassifications –878

+/– Change in value, unrealised 331

+/– Change in value, realised —

+/– Change in exchange rates 896

Operating properties, closing balance (31 December 2022) 11,669

MiXED DEVELOPMENT iN ThE TRANsACTiON MARKET 
iN 2022
The global hotel transaction market saw a decline in volume 
in 2022 as a result of geopolitical tensions in Europe, but with 
great variation between regions.

Trends in the hotel market in 2023:
• Continued disconnect between strong hotel market and 

macroeconomic headwinds
• Continued focus on single­asset transactions, as large 

portfolios can be difficult to finance
• Increased international travel and cross­border hotel 

transactions

DECREAsED TRANsACTiON ACTiViTY EXPECTED iN 2023 
JLL anticipates that volumes in the transaction market will 
contract by 5 to 10 percent in 2023 as a result of the uncer­
tain economic situation.

Source: JLL Global Hotel Investment Outlook 2023.

Pandox’s own brands, 31 December 2022
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Property list
Property Management

hotel City Location
Environmental certification/
environmental management system

Type of 
agree-
ment Operator/brand sq m

Num-
ber of 

rooms Brand Demand

sW E DE N

Best Western Royal Star, Älvsjö Stockholm Congress centre RM Private/Best Western 4,900 103 Best Western R

Clarion Grand Hotel Helsingborg Helsingborg City centre ISO 14001 RM Nordic Choice Hotels/Clarion Hotel 8,555 158 Nordic Choice Hotels D

Clarion Hotel Grand Östersund Östersund City centre ISO 14001 RM Nordic Choice Hotels/Clarion Hotel 8,766 197 Nordic Choice Hotels D

Elite Park Avenue, Gothenburg Gothenburg City centre Green Key RM Elite/Elite Hotels 21,998 325 Elite Hotels R

Elite Stora Hotellet, Jönköping Jönköping City centre Green Key RM Elite/Elite Hotels 11,378 167 Elite Hotels D

Hilton Stockholm Slussen Stockholm City centre LightStay, Green Key R Hilton/Hilton 18,416 289 Hilton R

Quality Hotel Ekoxen Linköping City centre ISO 14001 RM Nordic Choice Hotels/Quality Hotel 14,671 208 Nordic Choice Hotels D

Quality Hotel Grand Borås Borås City centre ISO 14001 RM Nordic Choice Hotels/Quality Hotel 9,593 158 Nordic Choice Hotels D

Quality Hotel Luleå Luleå City centre ISO 14001 RM Nordic Choice Hotels/Quality Hotel 12,166 220 Nordic Choice Hotels D

Quality Hotel Park Södertälje Södertälje City centre ISO 14001 R Nordic Choice Hotels/Quality Hotel 10,292 207 Nordic Choice Hotels D

Quality Hotel Winn Göteborg Gothenburg Ring road ISO 14001 RM Nordic Choice Hotels/Quality Hotel 5,800 121 Nordic Choice Hotels R

Radisson Blu Hotel, Arlandia Stockholm Airport Green Key RM Radisson Hospitality/Radisson Blu 15,260 342 Radisson Blu R

Radisson Blu Hotel, Malmö Malmö City centre Green Key RM Radisson Hospitality/Radisson Blu 18,969 229 Radisson Blu D

Scandic Alvik, Stockholm Stockholm Ring road Nordic Swan RM Scandic/Scandic 12,075 324 Scandic R

Scandic Backadal, Gothenburg Gothenburg Ring road Nordic Swan RM Scandic/Scandic 9,397 236 Scandic R

Scandic Crown, Gothenburg Gothenburg City centre Nordic Swan R Scandic/Scandic 24,380 338 Scandic R

Scandic Elmia, Jönköping Jönköping Congress centre Nordic Swan RM Scandic/Scandic 11,230 287 Scandic D

Scandic Grand, Örebro Örebro City centre Nordic Swan R Scandic/Scandic 12,900 224 Scandic D

Scandic Hallandia, Halmstad Halmstad City centre Nordic Swan R Scandic/Scandic 7,617 170 Scandic D

Scandic Helsingborg Nord Helsingborg Ring road Nordic Swan RM Scandic/Scandic 9,399 240 Scandic D

Scandic Järva Krog, Stockholm Stockholm Ring road Nordic Swan R Scandic/Scandic 11,300 215 Scandic R

Scandic Kalmar Väst Kalmar Airport Nordic Swan RM Scandic/Scandic 5,485 150 Scandic D

Scandic Kista Stockholm City centre Nordic Swan R Scandic/Scandic 5,517 149 Scandic R

Scandic Kramer, Malmö Malmö City centre Nordic Swan R Scandic/Scandic 7,441 113 Scandic D

Scandic Kungens Kurva, Stockholm Stockholm Ring road Nordic Swan RM Scandic/Scandic 11,581 260 Scandic R

Scandic Linköping Väst Linköping Ring road Nordic Swan RM Scandic/Scandic 6,105 153 Scandic D

Scandic Luleå Luleå Ring road Nordic Swan, BREEAM Very Good RM Scandic/Scandic 11,313 273 Scandic D

Scandic Malmen, Stockholm Stockholm City centre Nordic Swan RM Scandic/Scandic 15,130 332 Scandic R

Scandic Mölndal, Gothenburg Gothenburg City centre Nordic Swan R Scandic/Scandic 11,000 208 Scandic R

Scandic Norrköping Nord Norrköping Ring road Nordic Swan RM Scandic/Scandic 6,768 151 Scandic D

Scandic Park, Stockholm Stockholm City centre Nordic Swan R Scandic/Scandic 12,290 203 Scandic R

Scandic Plaza, Borås Borås City centre Nordic Swan R Scandic/Scandic 10,592 204 Scandic D

Scandic S:t Jörgen, Malmö Malmö City centre Nordic Swan RM Scandic/Scandic 24,401 288 Scandic D

Scandic Segevång, Malmö Malmö Ring road Nordic Swan RM Scandic/Scandic 6,284 169 Scandic D

Scandic Skärholmen Stockholm City centre Nordic Swan R Scandic/Scandic 7,400 208 Scandic R

Scandic Star Sollentuna Stockholm City centre Nordic Swan RM Scandic/Scandic 18,573 270 Scandic R

Scandic Sundsvall Nord Sundsvall Ring road Nordic Swan RM Scandic/Scandic 4,948 169 Scandic D

Scandic Södertälje Södertälje Ring road Nordic Swan RM Scandic/Scandic 5,630 131 Scandic D

Scandic Winn, Karlstad Karlstad City centre Nordic Swan R Scandic/Scandic 10,580 199 Scandic D

Scandic Örebro Väst Örebro Ring road Nordic Swan RM Scandic/Scandic 7,621 212 Scandic D

Vildmarkshotellet, Kolmården Norrköping Resort Nordic Swan RM Private/Independent 10,300 213 Independent D

Key
R Revenue­based

RM  Revenue­based with contractual minimum 

level

RP  Revenue­based and profit­based

P  Profit­based

F  Fixed

iP  International profit­based

M  Management agreement

FR  Franchise agreement

AM  Asset management agreement

D  Domestic

R  Regional

i  International

Facts – total Pandox portfolio

Rooms by brand, 
31 December 2022

 Scandic, 31%
 Leonardo, 20%
 Hilton, 8%
 Radisson Blu, 6%
 NH Hotel Group, 5%
 Nordic Choice, 5%
 Dorint, 3%
 Other, 22%

Rooms by agreement type, 
31 December 2022

  Revenue­based leases 
with a minimum  
rent level, 60%

  Revenue­based  
leases, 19%

 Fixed rent, 5%
  Franchise agreements  

(Operator Activities), 8%
  Independent agreements  

(Operator Activities), 5%
  Management agreements  

(Operator Activities), 3%
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environmental management system

Type of 
agree-
ment Operator/brand sq m

Num-
ber of 

rooms Brand Demand
NORWAY

Clarion Collection Hotel Arcticus Harstad City centre ISO 14001 RM Nordic Choice Hotels/Clarion 
 Collection Hotel

5,034 112 Nordic Choice Hotels D

Clarion Collection Hotel Bastion Oslo City centre ISO 14001 R Nordic Choice Hotels/Clarion 
 Collection Hotel

4,688 99 Nordic Choice Hotels R

Comfort Hotel Børsparken Oslo City centre ISO 14001 RM Nordic Choice Hotels/Comfort Hotel 9,736 248 Nordic Choice Hotels R

Comfort Hotel Bergen Bergen City centre ISO 14001 RM Nordic Choice Hotels/Comfort Hotel 5,920 159 Nordic Choice Hotels D

Scandic Alexandra, Molde Molde City centre R Scandic/Scandic 18,356 165 Scandic D

Radisson Blu Hotel, Bodø Bodø City centre Green Key RM Radisson Hospitality/Radisson Blu 15,546 191 Radisson Blu D

Scandic Kokstad, Bergen Bergen Airport Nordic Swan R Scandic/Scandic 9,654 199 Scandic D

Scandic Bodø Bodø City centre Nordic Swan R Scandic/Scandic 8,750 136 Scandic D

Scandic Hafjell Øyer Resort R Scandic/Scandic 9,540 210 Scandic D

Scandic Lillehammer Lillehammer City centre R Scandic/Scandic 18,000 303 Scandic D

Scandic Ringsaker Hamar Ring road Nordic Swan RM Scandic/Scandic 9,250 176 Scandic D

Scandic Solli, Oslo Oslo City centre Nordic Swan RM Scandic/Scandic 12,962 226 Scandic R

Scandic Sørlandet, Kristiansand Kristiansand Resort Nordic Swan R Scandic/Scandic 9,940 210 Scandic D

Scandic Valdres, Fagernes Fagernes Resort Nordic Swan R Scandic/Scandic 10,310 139 Scandic D

DE NM A R K

Urban House by Meininger Copenhagen Copenhagen City centre RM Meininger/Meininger 8,158 228 Meininger R

Motel One Copenhagen Copenhagen City centre Green Key, ISO 14001, ISO 50001 RM Motel One/Motel One 7,963 200 Motel One R

Scandic Copenhagen Copenhagen City centre Nordic Swan R Scandic/Scandic 31,500 486 Scandic R

Scandic Glostrup Copenhagen Ring road Nordic Swan R Scandic/Scandic 5,767 120 Scandic R

Scandic Hvidovre Copenhagen Ring road Nordic Swan R Scandic/Scandic 9,005 207 Scandic R

Scandic Kolding Kolding Ring road Nordic Swan RM Scandic/Scandic 10,472 186 Scandic D

Scandic Sluseholmen Copenhagen Ring road Nordic Swan R Scandic/Scandic 14,177 215 Scandic R

F i N L A ND

Skyline Airport Hotel Vantaa Airport EcoCompass (EMS) RM Private/Independent 9,717 215 Independent R

Pilot Airport Hotel Vantaa Airport R Private/Independent 3,570 109 Independent R

Hilton Helsinki Kalastajatorppa Helsinki Ring road RM Scandic/Hilton 26,171 238 Hilton R

Hilton Helsinki Strand Helsinki City centre Nordic Swan RM Scandic/Hilton 18,450 190 Hilton R

Scandic Imatran Valtionhotelli Imatra City centre RM Scandic/Scandic 12,234 137 Scandic D

Scandic Espoo Espoo Ring road Nordic Swan R Scandic/Scandic 6,407 96 Scandic D

Scandic Grand Marina, Helsinki Helsinki City centre Nordic Swan RM Scandic/Scandic 29,607 470 Scandic R

Scandic Jyväskylä Jyväskylä City centre RM Scandic/Scandic 8,952 150 Scandic D

Scandic Kuopio Kuopio City centre Nordic Swan RM Scandic/Scandic 9,538 137 Scandic D

Scandic Park, Helsinki Helsinki City centre Nordic Swan RM Scandic/Scandic 32,271 523 Scandic R

Scandic Rosendahl, Tampere Tampere Resort Nordic Swan R Scandic/Scandic 18,348 213 Scandic D

Scandic Tampere City Tampere City centre Nordic Swan RM Scandic/Scandic 19,012 263 Scandic D

Key
R Revenue­based

RM  Revenue­based with contractual minimum 

level

RP  Revenue­based and profit­based

P  Profit­based

F  Fixed

iP  International profit­based

M  Management agreement

FR  Franchise agreement

AM  Asset management agreement

D  Domestic

R  Regional

i  International
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GE R M A N Y

Dorint Hotel am Main Taunus Zentrum 
Frankfurt

Frankfurt Ring road Planet 21 F HR Group/Dorint 13,518 282 Dorint R

Dorint Hotel an der Kongresshalle 
 Augsburg

Augsburg City centre Planet 21 RM HR Group/Dorint 9,300 184 Dorint D

Dorint Hotel an den Westfalenhalle Dort­
mund

Dortmund Congress centre Planet 21 RM HR Group/Dorint 14,000 221 Dorint D

Dorint Hotel am Dom Erfurt Erfurt City centre Planet 21 RM HR Group/Dorint 13,100 160 Dorint D

Dorint Parkhotel Bad Neuenahr Bad Neuenahr Resort Planet 21 F HR Group/Dorint 22,496 238 Dorint D

Mercure Hotel Frankfurt Airport Frankfurt Airport Planet 21 F HR Group/Mercure 5,325 150 Mercure R

Mercure Hotel Frankfurt Eschborn Ost Frankfurt City centre Planet 21 F HR Group/Mercure 10,000 224 Mercure R

Mercure Hotel München Neuperlach Munich City centre Planet 21 F HR Group/Mercure 12,172 253 Mercure R

Pullman Hotel Stuttgart Fontana Stuttgart City centre Planet 21 F HR Group/Pullman 13,666 252 Pullman R

Mercure Hotel Schweinfurt Maininsel Schweinfurt City centre Planet 21 F HR Group/Mercure 9,929 133 Mercure D

Leonardo Hotel Aachen Aachen City centre RM Fattal/Leonardo 5,320 99 Leonardo D

Leonardo Hotel Düsseldorf Airport 
 Ratingen

Düsseldorf Airport RM Fattal/Leonardo 9,900 199 Leonardo R

Leonardo Hotel Düsseldorf City Center Düsseldorf City centre RM Fattal/Leonardo 10,544 134 Leonardo R

Leonardo Hotel Frankfurt City South Frankfurt Airport RM Fattal/Leonardo 15,800 295 Leonardo R

Leonardo Hotel Hamburg City Nord Hamburg City centre RM Fattal/Leonardo 9,237 182 Leonardo R

Leonardo Hotel Hannover Hannover City centre RM Fattal/Leonardo 10,350 178 Leonardo D

Leonardo Hotel Hannover Airport Hannover Airport RM Fattal/Leonardo 11,777 214 Leonardo D

Leonardo Hotel Heidelberg Heidelberg City centre RM Fattal/Leonardo 9,484 169 Leonardo D

Leonardo Hotel Heidelberg­Walldorf Heidelberg City centre RM Fattal/Leonardo 7,966 161 Leonardo D

Leonardo Hotel Karlsruhe Karlsruhe City centre RM Fattal/Leonardo 8,857 147 Leonardo D

Leonardo Hotel Köln­Bonn Airport Cologne Airport RM Fattal/Leonardo 7,900 177 Leonardo R

Leonardo Hotel Mannheim City Center Mannheim City centre RM Fattal/Leonardo 10,300 148 Leonardo D

Leonardo Hotel Mönchengladbach Mönchengladbach City centre RM Fattal/Leonardo 6,018 128 Leonardo D

Leonardo Royal Hotel Baden­Baden Baden­Baden City centre RM Fattal/Leonardo 8,300 121 Leonardo D

Leonardo Royal Hotel Düsseldorf 
 Königsallee

Düsseldorf City centre RM Fattal/Leonardo 20,771 253 Leonardo R

Leonardo Royal Hotel Frankfurt Frankfurt City centre RM Fattal/Leonardo 24,000 449 Leonardo R

Leonardo Royal Hotel Köln  
Am Stadtwald

Cologne City centre RM Fattal/Leonardo 9,500 150 Leonardo R

Leonardo Hotel Wolfsburg City Center Wolfsburg City centre RM Fattal/Leonardo 19,275 343 Leonardo D

NH Collection Hamburg Hamburg City centre F NH/NH Collection 11,611 129 NH R

NH Frankfurt Airport Frankfurt Airport RM NH/NH 14,564 158 NH R

NH Munich Airport Munich Airport ISO 14001 RM NH/NH 7,148 236 NH R

Radisson Blu Hotel, Cologne Cologne Congress centre Green Key RM Radisson Hospitality/Radisson Blu 29,600 393 Radisson Blu R

Hotel Pomander Nuremberg City centre rightandfair, ISO 14040 RM Pandox/Independent 14,795 311 Independent D

Key
R Revenue­based

RM  Revenue­based with guaranteed minimum rent

RP  Revenue­based and profit­based

P  Profit­based

F  Fixed

iP  International profit­based

M  Management agreement

FR  Franchise agreement

AM  Asset management agreement

D  Domestic

R  Regional

i  International

Rooms by demand type, 
31 December 2022

 Regional, 42% 
 Domestic, 41%
 International, 17%

Rooms by country, 
31 December 2022

 Sweden, 25%
 Germany, 24%
 UK, 16%
 Belgium, 8%
 Finland, 8%
 Norway, 7%
 Denmark, 5%
 Other, 7%

Facts – total Pandox portfolio

P R O P E R T Y  L i s T P A N D O X  A N N U A L  R E P O R T  2 0 2 2     5 2
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UN i T E D K i NGD OM

England

Hilton London Heathrow Airport London Airport ISO 14001, ISO 50001, LightStay R Hilton/Hilton 25,090 398 Hilton I

Leonardo Royal Hotel Birmingham Birmingham City centre Green Tourism RM Fattal/Leonardo 27,455 445 Leonardo Hotels R

Leonardo Hotel Bradford Bradford City centre Green Tourism RM Fattal/Leonardo 6,092 198 Leonardo Hotels D

Leonardo Royal Hotel Brighton 
 Waterfront

Brighton City centre Green Tourism RM Fattal/Leonardo 11,866 210 Leonardo Hotels R

Leonardo Hotel Cheltenham Cheltenham City centre Green Tourism RM Fattal/Leonardo 6,416 122 Leonardo Hotels D

Leonardo Hotel East Midlands Airport East Midlands Airport Green Tourism RM Fattal/Leonardo 7,869 164 Leonardo Hotels D

Leonardo Hotel and Conference Venue 
Hinckley Island

Hinckley Ring road Green Tourism RM Fattal/Leonardo 28,290 362 Leonardo Hotels D

Leonardo Hotel Leeds Leeds City centre Green Tourism RM Fattal/Leonardo 13,615 248 Leonardo Hotels D

Leonardo Hotel London Croydon London City centre Green Tourism RM Fattal/Leonardo 12,749 240 Leonardo Hotels I

Leonardo Hotel Manchester Manchester City centre Green Tourism RM Fattal/Leonardo 10,160 265 Leonardo Hotels R

Leonardo Hotel Middlesbrough Middlesbrough City centre Green Tourism RM Fattal/Leonardo 8,625 132 Leonardo Hotels D

Leonardo Royal Hotel Oxford Oxford Ring road Green Tourism RM Fattal/Leonardo 16,755 240 Leonardo Hotels R

Leonardo Hotel Sheffield Sheffield City centre Green Tourism RM Fattal/Leonardo 11,600 259 Leonardo Hotels D

Leonardo Hotel Swindon Swindon City centre Green Tourism RM Fattal/Leonardo 9,589 229 Leonardo Hotels D

The Midland Hotel, Manchester Manchester City centre Green Tourism RM Fattal/Independent 34,500 312 Independent R

Northern ireland

Jurys Inn Belfast Belfast City centre Green Tourism RM Fattal/Leonardo 13,023 270 Jurys Inn D

scotland

Leonardo Hotel Glasgow Glasgow City centre Green Tourism RM Fattal/Leonardo 14,645 321 Leonardo Hotels R

Leonardo Hotel Inverness Inverness City centre Green Tourism RM Fattal/Leonardo 4,993 118 Leonardo Hotels D

Aparthotel Adagio Edinburgh Royal Mile Edinburgh City centre RM Adagio/Adagio 8,720 146 Adagio R

Wales

Leonardo Hotel Cardiff Cardiff City centre Green Tourism RM Fattal/Leonardo 10,400 142 Leonardo Hotels D

i R E L A ND

Jurys Inn Cork Cork City centre Green Tourism RM Fattal/Jurys Inn 4,708 133 Jurys Inn D

Jurys Inn Dublin Christchurch Dublin City centre Green Tourism RM Fattal/Jurys Inn 6,475 182 Jurys Inn I

Jurys Inn Galway Galway City centre Green Tourism RM Fattal/Jurys Inn 5,107 130 Jurys Inn R

OT h E R

Belgium

nhow Brussels Bloom Brussels City centre Green Key RM NH/NH 26,963 305 NH I

NH Brussels EU Berlaymont Brussels City centre Green Key RM NH/NH 10,827 214 NH I

NH Brussels Louise Brussels City centre RM Pandox/NH 9,178 240 NH Hotels I

Netherlands

Park Centraal Amsterdam Amsterdam City centre Earth Check Bronze RM Grand City Hotels/Independent 10,811 189 Independent I

switzerland

Radisson Blu Hotel, Basel Basel City centre Green Key RM Radisson Hospitality/Radisson Blu 19,493 206 Radisson Blu R

Austria

NH Collection Salzburg City Salzburg City centre RM NH/NH 7,301 140 NH R

NH Vienna Airport Vienna Airport ISO 14001 RM NH/NH 22,208 499 NH I

Key
R Revenue­based

RM  Revenue­based with contractual minimum 

level

RP  Revenue­based and profit­based

P  Profit­based

F  Fixed

iP  International profit­based

M  Management agreement

FR  Franchise agreement

AM  Asset management agreement

D  Domestic

R  Regional

i  International

Rooms by location, 
31 December 2022

 City centre, 61%
 Ring road, 16%
 Airport, 10%
 Resort, 5%
 Congress centre, 4%
 Business park, 4%

Facts – total Pandox portfolio
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B E LGi UM

Crowne Plaza Antwerp Antwerp Ring road Green Key, IHG Green Engage, SafeGuard, 
BREEAM In­use Very Good

FR Pandox/Crowne Plaza 18,340 262 Crowne Plaza D

DoubleTree by Hilton Brussels City Brussels City centre Green Key, IHG Green Engage, SafeGuard FR Pandox/Hilton 28,095 354 Hilton I

Hilton Grand Place Brussels Brussels City centre Green Key, ISO 14001, ISO 50001, LightStay 
Green Tourism, BREEAM In­use Very Good

FR Pandox/Hilton 22,186 224 Hilton I

Holiday Inn Brussels Airport Brussels Airport Green Key, IHG Green Engage,  
BREEAM certification in progress

FR Pandox/Holiday Inn 21,072 310 Holiday Inn I

Hotel Hubert Brussels Brussels City centre Green Key, BREEAM In Use Very Good IP Pandox/Independent 4,650 100 Independent I

Hotel Indigo Brussels City Brussels City centre Green Key, SafeGuard, BREEAM In Use 
Very Good

FR Pandox/Indigo 13,850 284 Indigo I

The Hotel Brussels Brussels City centre Green Key, BREEAM In­use Very Good IP Pandox/Independent 35,612 421 Independent I

F i N L A ND

Hotel Korpilampi, Espoo Espoo Resort Green Key, BREEAM In­use Very Good IP Pandox/Independent 12,918 160 Independent D

DE NM A R K

Hotel Mayfair Copenhagen City centre Green Key IP Pandox/Independent 7,465 203 Independent R

C A NA DA

DoubleTree by Hilton Montreal Montreal City centre Green Key, LightStay, SafeGuard FR Pandox/Hilton 44,148 595 Hilton I

InterContinental Montreal1) Montreal City centre Green Key, IHG Green Engage, Biosphere M IHG/InterContinental 25,524 357 InterContinental I

N ET h E R L A ND s

Novotel Den Haag World Forum The Hague Congress centre M Grape/Novotel 10,500 216 Novotel R

UN i T E D K i NGD OM

England

Hilton Garden Inn London  
Heathrow Airport

London Airport Green Key, BREEAM In­use Very Good FR Pandox/Hilton 14,733 364 Hilton I

DoubleTree by Hilton Bath Bath City centre M Axiom Hospitality/Hilton 7,266 176 Hilton R

The Queens Hotel 2) Leeds City centre M Axiom Hospitality/Independent 16,966 232 Independent D

scotland

Radisson Blu Hotel, Glasgow Glasgow City centre Green Tourism Silver,  
BREEAM In­use Very Good

M Radisson Hospitality/Radisson Blu 20,261 247 Radisson Blu R

GE R M A N Y

Holiday Inn Lübeck Lübeck Ring road IHG Green Engage, 
BREEAM In­use Very Good

FR Pandox/Holiday Inn 7,022 159 Holiday Inn D

Hotel Berlin, Berlin Berlin City centre Green Key, BREEAM In­use Very Good IP Pandox/Independent 42,610 701 Independent I

Novotel Hannover Hannover City centre Green Key, Planet 21, SafeGuard M Grape/Novotel 13,048 205 Novotel D

Radisson Blu Hotel, Bremen Bremen City centre Green Key, BREEAM In­use Very Good FR Pandox/Radisson Blu 21,000 235 Radisson Blu D

Radisson Blu Hotel, Dortmund Dortmund Congress centre Green Key, BREEAM In­use Very Good,  
SafeGuard

FR Pandox/Radisson Blu 9,100 190 Radisson Blu D

External management agreements

hotel City Location
Environmental certification/
environmental management system

Type of 
agree-
ment Operator/brand sq m

Num-
ber of 

rooms Brand Demand

BA h A M A s

Pelican Bay, Grand Bahama Island3) Lucaya Resort Clean & Pristine AM Sundt AS/Independent NM 186 Independent

1) On 23 September 2022 Pandox entered into an agreement on the divestment of the InterContinental Montreal in Canada. The divestment was completed on 1 February 2023.
2) The Queens Hotel in Leeds was acquired and taken over on 16 February 2023 and is not included in the portfolio values or other data for 2022.
3) Owned by Sundt AS, a related party of Helene Sundt AS and CGS Holding AS, a principal shareholder in Pandox. Pandox is paid based on a percentage of the hotel’s revenues.

Key
R Revenue­based

RM  Revenue­based with contractual minimum 

level

RP  Revenue­based and profit­based

P  Profit­based

F  Fixed

iP  International profit­based

M  Management agreement

FR  Franchise agreement

AM  Asset management agreement

D  Domestic

R  Regional

i  International

P R O P E R T Y  L i s T P A N D O X  A N N U A L  R E P O R T  2 0 2 2     5 4
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Hotelism by Pandox

Sustainability
Pandox helps to drive sustainable 
development by creating 
resource­efficient properties and 
operating hotels in a way that 
reduces Pandox’s climate footprint 
while also growing the business.

2022 2021 2020

Total number of 
BREEAM certified 
 properties 12 6 3

Percentage of renewable 
energy for whole 
 portfolio, % 41 41 38

Employee satisfaction, % 77 78 81

P A N D O X  A N N U A L  R E P O R T  2 0 2 2     5 5

“The pieces fall into place” – see page 56
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If 2021 was the year when Pandox sought to  
find its role in the fast­moving transition, 2022 
was the year when the pieces started falling into 
place. Our own ambitions, international agree­
ments, laws and regulations have been the  
most important drivers. 

For example, we submitted our climate goals to the Science 
Based Targets initiative (SBTi), obtained our first sustainability­ 
linked bank loan, certified six additional properties to BREEAM 
In­Use with a rating of Very Good, reported according to the 
EU’s green taxonomy and launched a strategic initiative within 
diversity and inclusion. 

Teamwork and science Based Targets 
In 2022 sustainability became a team effort as stronger links 
were established between the various departments and our 
SBTi targets became our guiding star. The targets will hopefully 
be approved in June 2023 when SBTi will review our applica­
tion and our level of ambition. An important focus for Pandox 
will be implementing strategic energy efficiency measures 
throughout the portfolio and reducing dependence on natural 
gas at hotels operated by Pandox. Studies are already under 
way at four hotels operated by Pandox to explore the possibil­
ity of replacing natural gas with pumps for both heating and 
cooling. Pandox will also be working on reducing material use 
and using more sustainable materials in renovations. This will 
involve a major focus on building more knowledge about the 
properties, how different materials and installations impact 
 climate emissions and what impact climate change is having. 
These insights will be key factors in our strategic decisions and 
also in our value creation going forward.

New talent strengthens the organisation
An energy specialist has been added to strengthen our sustain­
ability team in order to carry out energy mapping and provide 
recommendations. The aim is to advance our dialogue with 

tenants on supplementing the existing 
leases with green agreements. It is import­
ant for both parties to view the properties 
based on the realities we face as new 
expectations and requirements emerge. 

The taxonomy and Pandox’s role
The taxonomy reveals the clear ambitions of 
the EU. Although we feel that the taxonomy 
focuses too much on new production, it does urge investors to 
pay closer attention to sustainability than in the past. 

Pandox’s strategy is to own properties and improve them. 
According to the EU, by renovating existing buildings it should 
be possible to reduce the EU’s total energy consumption by 
5–6 percent and to lower carbon emissions by the same amount. 
Yet on average fewer than one percent of the national building 
stock is renovated every year. 

Pandox has an important role to play in the transition by 
improving the performance of existing properties. Our green 
investment programme is doing good by driving development 
towards energy­efficient properties. Additional and significant 
steps will also be taken based on the science­based targets in 
place.

However, the taxonomy’s requirement that every property 
is to have an energy performance certificate with a rating of A 
or B is in most cases not commercially justifiable, for example 
for an existing property built in the 1970s. At that time build­
ings were constructed with inferior insulation and less was 
known about energy efficiency.

Green incentives
In 2022 we decided to incorporate a sustainability index into the 
general managers’ productivity system for their daily operations. 
The purpose is to visualise and create a daily focus on sustain­
ability topics and targets. The index is based on six categories: 
energy, water, food waste, waste, towels and linen, as well as 
chemicals grouped together depending on impact. From the 
beginning of 2023 the hotel managers’ variable cash remunera­
tion is directly linked to the index.

Climate risk assessment to future-proof 
the properties 
Our long­term focus on sustainability 
includes analysis and climate adapta­
tion of Pandox’s properties where 
there is a high risk of a negative impact 
from a changed climate. During the 
year a desktop analysis of these risks 

was carried out for all properties with the help of a new  climate 
tool. This was followed by two site inspections as well as an 
in­depth analysis of one additional property. From now on, 
analysis and proposed measures will form a natural component 
in the annual investment process.

Diversity and inclusion in focus
Employee commitment is a key success factor for Pandox. In the 
wake of the pandemic and its consequences – with difficulties 
finding personnel and new expectations of employers from 
younger generations – it is more important than ever to be able 
to attract new people and encourage existing employees to stay 
on. To this end, representatives from the executive manage­
ment team, headed by the CEO, and key individuals within the 
organisation attended a workshop on diversity and inclusion. 
This was a first step towards coming together around a common 
ambition and vision. This will be a constant process and will 
result in concrete goals being established in the coming year.

Plan to be launched in 2023
If we take a peek at 2023, we will see a year in which initiatives 
launched in 2022 are implemented. This effort will require a will­
ingness throughout the organisation to embrace change. It will 
also be an exciting year with many new opportunities and new 
knowledge enabling us to offer resource­efficient properties.

Stockholm, March 2023

Caroline Tivéus
SVP, Director of Sustainable Business

About sustainability

“The pieces fall into place”



  

Download as PDF to print out   

Strategy and operations 

Market and trends 

Properties 

Sustainability 

Pandox’s sustainability agenda

Pandox’s value chain

Sustainability targets and strategies

Environment and climate

Responsible and fair business

Guest satisfaction and security

Attractive and equal workplace

Inclusive local communities

Sustainability notes

GRI Index

TCFD Index

Sustainability definitions

Governance 

Financial 

P A N D O X ’ s  V A L U E  C h A i N P A N D O X  A N N U A L  R E P O R T  2 0 2 2     5 7

Division of responsibilities 
within Property 
Management
Within Property Management the 
responsibility for the property and 
sustainability­related matters is shared 
between the tenant and Pandox. The 
division of responsibility is stipulated 
in the lease with the hotel operator and 
may vary depending on what is stan­
dard practice in different countries. 

The hotel operator is responsible for 
the hotel’s day­to­day operation and 
for the interior of the hotel. Pandox is 
responsible for the building’s exterior, 
technical maintenance and operation, 
development, more substantial reno­
vations, and for retrofit and extensions. 
Responsibility for investment in tech­
nical installations varies between the 
Nordics and other countries. In general 
Pandox has greater responsibility for the 
properties in the Nordics than in other 
countries. 

The hotel operator is responsible for 
sourcing electricity, water, heating and 
cooling for the hotel. Pandox is there­
fore limited in its ability to influence the 
steps taken to reduce energy and water 
consumption at the hotel properties it 
leases out. Pandox’s goal is to have an 
impact by creating common incentives 
for improvement within the framework 
of supplementary agreements contain­
ing green provisions and other joint 
initiatives.

Division of responsibility 
within Operator Activities
Within the Operator Activities segment, 
Pandox has full control over hotel opera­
tion, sourcing of resources such as energy 
and water, waste management, technical 
operation and maintenance, technical 
installations, as well as sustainability 
topics relating to hotel personnel, guests 
etc. Properties are developed in close 
cooperation with Property Management. 

Pandox’s responsibility in the value chain
Pandox is a property company that owns 157 hotel properties in 15 markets in Europe and Canada. 137 of the  
hotel properties are leased out to external hotel operators in the Property Management business segment. Within 
the  Operator Activities business segment Pandox operates hotels itself in 20 of the properties. 

1) Pandox uses four operating models: 1. Rental agreement with hotel operator, 2. Operated by Pandox under management agreement, 3. Operated by Pandox under franchise agreement, and 4. Operated by property owner with an 
independent brand. Read more on pages 19 and 21. If Pandox takes over a property where a lease exists, Pandox cannot terminate the lease with the existing tenant until the contract term ends.

2) There are many different aspects of operating hotels in which sustainability is a consideration, for example in property operation, HR, purchasing, food and beverage, waste, cleaning and marketing.
3) Exceptions in the form of management agreements may in a few cases affect Pandox’s control.

Pandox uses suppliers to maintain the properties, for renovations and 
construction work, and for procurement of materials and services. The 
Company also works with tenants to develop the properties.

Pandox is active in the part of the value chain from acquisition and 
property development, through leasing, technical maintenance and 
hotel operation, to retrofit, renovation and possible divestment of the 
properties. Pandox therefore has an influence throughout the hotel 

industry value chain, but the Company’s role and responsibilities with 
respect to sustainability differ between its business segments. Pandox 
has direct responsibility for sustainability topics in its section of the 
value chain for hotels it operates, but is also able to influence other 
parts of the value chain by setting standards for the suppliers and by 
working in cooperation with tenants. The extent of this influence is 
determined by the leases. 

Pandox’s control and influence in the value chain 
Pandox’s influence on implementation of sustainability measures and on subcontractors engaged:

 Full control       Influence       Limited influence  

Property Management:

Operator Activities:

Decision on  
operating  
model 1)

hotel 
operation 2)

  Full control   Full control

Acquisition of  
existing property 

including land

Technical  
maintenance  
and operation

Property development; 
renovation, retrofit or 

extension

Possible  
divestment of 

property

Operating model 
 decisions 1)

 Full control

 Limited influence   Limited influence 
in other regions

 Full control 3)  Full control  Full control

  Limited influence  InfluenceInfluence 
in the Nordics

  Full control   Full control
1 2 3 4 5 6
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Pandox’s most important contribution 
to greater sustainable development is 
creating resource­efficient properties, 
sustainable operation, safe and secure 
environments for employees and 
guests, and new business opportunities. 
Pandox is also to contribute to reaching 
the UN Sustainable Development 
Goals. The focus is on areas where 
Pandox can create the most impact, 
both for the external environment and 
for the Company.

Pandox’s sustainability strategy is based on the 
Company’s vision and business objectives, its 
impact on communities in terms of sustainability 
and climate change, and which issues the stakehold­
ers consider to be important for Pandox to focus on. 
Current trends and the risks and opportunities iden­
tified by the Company are also taken into consider­
ation. Based on these considerations, Pandox has 
defined the most material sustainability topics and 
divided them up into five focus areas. Pandox’s tar­
gets are presented in the section on each focus area.

Sustainability is integrated into Pandox’s business 
model and into day­to­day work. There are clear 
activities and targets for sustainability within each 
focus area. They take into consideration the different 
ways in which Pandox can work on sustainability 
within the Property Management business segment 
compared to within Operating Activities.

Sustainability strategies and focus areas

1

Environment and climate 

2

• Reduce energy consumption
• Reduce greenhouse gas emissions and 

limit climate change
• Climate adaptation of buildings
• Reduce water consumption
• Reduce the volume of waste and food 

waste
• Increased use of sustainable materials
• Environmental certification of buildings 

and hotel operations

• Good business ethics and  
anti­corruption

• Sustainable supply chains
• Zero tolerance for trafficking and 

 prostitution

Pandox’s five sustainability focus areas and material sustainability topics contribute 
to the UN sustainable Development Goals

Responsible and 
fair business 

3

4

Guest satisfaction and security

5

• Satisfied guests 
• Guest health and safety
• Guest privacy and data security

• Attractive workplace that encourages 
development

• Heath and safety in the workplace
• Fair employment terms and equal rights

• Support inclusive and safe  
local communities

Inclusive local communities

Attractive and equal  
workplace

  Read more about Pandox’s vision, business concept, 
strategies and business model on pages 11 and 15.

  Read more about sustainability risks on pages 129–130 
and 135.

Focus area Material sustainability topics Contributes to UN sDGs
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Focus area: 
Environment  
and climate

Pandox’s efforts with respect to the cli­
mate and the environment are aimed at 
achieving resource­efficient properties and 
operations that reduce the environmental 
and climate footprint. Another important 
area is taking steps to adapt the properties 
and operations for a  changed climate.

Pandox operates in an industry that contributes to 
significant greenhouse gas (GHG) emissions, which 
have a negative impact on the environment. Build­
ings account for 36 percent of GHG emissions in 
Europe 1). Pandox’s main environmental and climate 
impact comes from heating, cooling and electricity, 
and the use of building materials in activities such as 
renovation and retrofit. Water use, waste manage­
ment and circularity are also material sustainability 
topics. In the updated materiality analysis carried out 
in 2021, two new materiality topics were identified: 
increased use of sustainable materials and climate 
adaptation of properties.

Pandox is therefore focusing on activities to reduce 
energy and water consumption, and to increase 
resource efficiency. The Company also works on an 
ongoing basis to increase reuse and recycling of 
energy, water and materials, and to transition to 
renewable energy sources when this is possible. 

In 2022 Pandox submitted its commitment letter 
and the climate targets to the Science Based Target 
initiative for review. 

Pandox’s targets and results in the environment and climate focus area

Targets Who is 
affected

Outcome 2022 Outcome 2021 Contributes to 
targets in the UN 
SDGs

Preliminary climate goals for 2023–2030:
–42% CO2e emissions in Scope 1 and 2 no later than 2030 compared 
with base year 2021
–25% CO2e emissions in Scope 3 no later than 2030 compared with 
base year 2021

Group

–  
Goals introduced in 
2023

– Target 13.3

Reduce resource consumption
Implement Pandox’s green investment programme no later than 
2023 to reduce energy consumption, water consumption and GHG 
emissions compared with 2019

Operator 
Activities

Decrease
• gas: –15%
• electricity: –20% 
• water: –20% 
• CO2e emissions: 

–19%

Decrease
• gas: –25%
• electricity: –22% 
• water: –15% 
• CO2 emissions: 

–24%

Targets 6.4, 7.3, 
8.2, 8.4 and 11.6

Climate adaptation
Climate inspections and adaptation measures in all properties with 
identified climate risks by 2030. Minimum of 2 climate inspections 
a year

Group
2 properties with 
completed climate 
inspection

– Target 13.1

BREEAM certification for buildings at the Very Good level
All 20 hotels in Operator Activities no later than 2030 1)

Operator 
Activities

12 of 20 hotels
5 of 20 hotels Targets 6.4, 7.2, 

7.3, 8.4, 11.6, 12.4, 
12.5, 13.1 and 15.5

sustainability certification for hotel operation
100% of hotels operated by Pandox no later than three years after 
acquisition

Operator 
Activities

90%  
of 20 hotels

100% of 20 hotels Targets 6.3, 6.4, 
7.2, 7.3, 8.4, 11.6, 
12.4, 12.5 and 13.

100% of external hotel operators’ hotel operations 2)
Property 
 Management

74%  
of 137 hotels

77% of 137 hotels

Percentage of renewable energy
To reach at least 80% within Operator Activities by 2025 3)

Operator 
Activities

50%  48% Target 7.2

Reduce waste 
Reduce food waste by an average of 30% per hotel in Operator 
 Activities from the beginning of 2023 1) 

23% Delays due to 
Covid­19 and 
 supply chain 
 disruptions

Targets 8.4, 12.3 
and 12.5

Reduce the total volume of waste from hotel operations by an aver­
age of 1 kg per guest night by 2025 and to the EU target level of 0.6 kg 
per guest night by 2030

Operator 
Activities

1.2 kg  
per guest night

–

Recycle an average of 65% of total waste in hotel operation from the 
beginning of 2025 and reach the EU level of 85% no later than 2030 53% –

sign green supplementary agreements
Green leases with all tenants in 2050

Property 
 Management

Ongoing dialogue Ongoing dialogue Targets 6.4, 7.2, 7.3 
and 8.4

1) Compared with 2020  2) Compared with 2018  3) Compared with 2019  1) Deloitte ESG Real Estate Insights 2021, article #2
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1) Scope 2 emissions according to the market­based method

Emission categories upstream and downstream in the value chain (Scope 3)

20% Purchased goods, materials 
and services

11% Capital goods (property 
construction)

2% Transport and distribution 
upstream 0.5% Waste generated in 

operations

66%  Downstream leased assets (customers’ 
energy use in leased properties)

0.4%  Business travel 

Reduced climate impact

Pandox’s GHG emissions in 2022
Pandox contributed to emissions totalling 99,703 (110,088) metric 
tons of CO2e in 2022, which is lower than the previous year. The 
reduction in emissions is due to the fact that there were fewer large 
construction products in 2022, but also that energy­related emis­
sions did not increase at the same rate as guest occupancy. Energy 
intensity per guest night has decreased, thanks to energy efficiency 
projects yielding results. The majority of Pandox’s GHG emissions in 
2022 occurred both upstream and downstream in the value chain. 
Pandox’s own operations accounted for just 9 percent of the total 
emissions.

Pandox’s largest sources of direct GHG emissions in its own 
operations are from combustion of fossil fuels such as natural gas 
and any leakage of refrigerants, which give rise to Scope 1 emis­
sions. Pandox also purchases electricity, district heating and cool­
ing for the hotels it operates and for the head office. This gives rise 
to Scope 2 emissions. Pandox’s total market­based GHG emissions 
in Scope 1 and 2 amounted to 8,708 (8,478) metric tons of CO2e.

The Company’s largest Scope 3 emissions upstream in the 
value chain come from purchased building materials, products 
and services, mainly in connection with extension and retrofit as 
well as renovation of the properties.

Downstream in the value chain means emissions from tenants’ 
hotel operation, mainly from energy consumption, which is the 
single largest emissions category. Waste does not make up a signif­
icant percentage of Pandox’s total emissions as a property owner. 
Even so, the Company is working to facilitate a reduction in emis­
sions from waste at the hotels it operates, as this makes up a sig­
nificant percentage of their emissions. Business travel accounts for 
only a negligible portion of Pandox’s Scope 3 emissions. Pandox’s 
total market­based GHG emissions in Scope 3 amounted to 90,995 
(101,610) metric tons of CO2e. 

In 2022 Pandox carbon­offset its Scope 1 emissions, amounting 
to 5,825 (5,636) metric tons of CO2e, through a solar energy project 
in Vietnam. The project has Gold Standard certification. Carbon 
offset will not be counted in the activities that Pandox imple­
ments to achieve its climate targets. 

  Read more about energy use on page 63. 

  Read more about the green investment programme in Pandox’s operations 
on page 64.

Climate target according to  
Science Based Targets
In 2022 Pandox submitted its commitment to producing 
 climate targets to the Science Based Targets initiative. The 
Company also set climate targets in cooperation with the 
Swedish Environmental Research Institute (IVL). These will 
be in place until 2030. The climate targets were submitted to 
SBTi at the end of the year for review. The review and hope­
fully also approval of the targets are scheduled for June 2023. 
During the review SBTi will verify that the targets are 
science­ based and in line with the Paris Agreement. 

This process has helped Pandox to improve its knowledge 
of the GHG emissions that occur in the value chain and that 
the Company is directly or indirectly responsible for. It has 
also further improved the database. Pandox’s science­based 
targets constitute a robust framework for work on topics 
relating to energy and materials at the Group level. The 
emissions calculations are based on measured data, standard 
data where no data has been reported, life cycle analysis and 
spend analysis.

  Read more about GHG emissions in Sustainability Note 7.

GHG emissions in the value chain (Scope 1, 2 and 3)

3%
Scope 2
Indirect emissions from purchased energy 
(electricity, heating, cooling and steam) 1)

91%
Scope 3
Indirect emissions upstream or 
downstream in the value chain

6%
Scope 1
Direct emissions in Pandox’s own operations 
from combustion of fuel (stationary and 
mobile combustion sources)
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Road map for reduced climate emissions
Pandox has already started developing its road map of actions 
to reduce climate emissions to reach the climate targets.

For the 20 properties operated within Operator Activities 
these steps will focus on reducing Scope 1 and 2 emissions 
where Pandox has a direct impact. Pandox will reduce the use 
of natural gas, which accounts for 32 percent of total energy 
use, and replace it with heat pump solutions. In 2022 a study 
was carried out on four hotels in Germany, England and Bel­
gium to explore the possibility of converting away from gas 
dependence. An additional 10 studies will be carried out in 
2023. Phasing out natural gas will be combined with energy 
efficiency improvements. This will include improved control 
systems and expanding opportunities to use renewable energy.

Meeting targets through behavioural change  
at hotels operated by Pandox
In addition to the measures above, it is important to promote 
commitment, knowledge and behavioural change to reach the 
climate targets at Pandox­operated hotels. As of 2023 the Gen­
eral Managers at the hotels will be responsible for reaching 
their climate targets. The targets will be broken down by prop­
erty into the subcategories of water and energy. These will be 
incorporated into the General Managers’ productivity system 
in which they monitor revenue and staffing daily. The purpose 
of integrating the new sustainability module into the operat­
ing system is to ensure there is also a daily focus on reaching 
the sustainability targets, and to create awareness of how each 
property is contributing to these. Supplementary targets in the 
subcategories of waste, linen/towels and chemicals, which are 
also relevant in the Operator Activities business segment, will 
also be introduced, even if these are not part of the climate 
 targets. The targets will be compiled into a sustainability index 
based on level of materiality and will form the basis for green 
incentives for the general managers. The general managers will 
need to involve their employees in order to reach the  targets. 
There will be a department head responsible for each subcate­
gory. This person will have overall responsibility for driving 
progress and involving most of the employees across depart­
ments to reach the targets. They will receive training and sup­
port from the system. The targets for each subcategory will be 
broken down into the activities that make the most difference. 
The managers will be given a clear mandate and time to priori­

The main focus is on reducing gas consumption and increasing energy efficiency.

Activities to reduce emissions within Operator Activities (scope 1+2) 

tise the activities, as well as financial incentives to meet the 
 targets. Communication of targets and the green transforma­
tion will also be aimed at the hotel guests. 

Training in materials sourcing and cooperation with tenants
In the 137 properties leased to external tenants in Property 
 Management the measures are mainly intended to contribute 
to reducing Scope 3 emissions in the categories that account for 
more than 67 percent of emissions. These categories are materials 
sourcing in connection with renovation and retrofit, and ten­
ants’ energy consumption. In 2023 the Swedish Environmental 
Research Institute (IVL) will work with Pandox to increase 
knowledge on the effect of materials sourcing on emissions and 
which alternatives exist in the market. Training in circularity will 
also be carried out internally, focusing on recycled building mate­
rials and using materials made from renewable or recycled inputs. 
The aim is to implement tools to assist in the sourcing process. 

Pandox also needs to focus on energy efficiency improvements 
in the properties it leases out. In 2022 the Company started taking 
stock of and evaluating the properties in Property Management 
from an energy perspective. Evaluations are carried out first for 
the buildings in the lowest energy category. The evaluation 
 covers, for example, the building envelope, installations and oper­
ating routines on site, and aims to find potential energy­ saving 
measures that would benefit both the tenant and Pandox. Other 
factors that are of interest in an overall analysis include future 
 regulatory requirements, geographical location, heating systems 
and contract length. Energy simulations of the buildings are then 
carried out so that different alternative can be tested in order to 
produce a proposed package of measures for achieving different 
energy classes. Energy efficiency improvement measures will 
be part of the annual investment process from the beginning 
of 2023 and will form a basis for dialogue regarding green 
leases with tenants within Property Management.

1.
Reduce energy 

demand
Control systems, subme-

tering and awareness 
among employees 

and guests

2.
increase efficiency

For example, introduce 
control systems and

heat recycling

3.
Expand renewable 

energy
Solar panels

Energy
efficiency and 
independence

4.
Conversion from gas  

to electricity
Heat pumps and 
district heating

Natural gas

Heat pump

Natural gas is 
phased out

Natural 
gas 32%

Oil,  
pellets 5%District 

cooling 8%

District 
heating 
8%

Electricity 
47%

Heat pumps are 
phased in

Reduce emissions from use of materials in renovations and extensions, and reduce energy use by guests.

Activities to reduce emissions within Property Management (scope 3)
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Climate adaptation of the buildings

Climate change impacts Pandox as a company as well as its 
properties – and will continue to do so in the future. Today’s 
society is highly vulnerable to climate change because it is 
adapted to a climate of the past. Climate change will lead to 
higher temperatures and changed precipitation patterns, as 

well as more frequent and intensive extreme weather events 
such as torrential rain, heatwaves and drought. It is therefore 
important right now to analyse how Pandox will be impacted 
and to plan ways to manage potential effects. 

Climate risk assessment of buildings in connection with acquisitions
In 2022 Pandox purchased a climate risk tool that analyses 
and makes a financial evaluation of the Company’s exposure 
to physical climate risk and natural disaster risk. It identifies 
which climate adaptation measures need to be carried out at 
the property level. The tool assesses the properties’ risks based 
on various climate scenarios – RCP 2.6 (1.5 ⁰C temperature 
rise), RCP 4.5 (2–3 ⁰C temperature rise) och RCP 8.5 (4 ⁰C tem­
perature rise) – and in different timeframes (now, 2030, 2050 
and 2100). All of the properties were analysed during the year. 

Based on this desktop analysis, a number of properties 
were identified as being located in areas where there is already 
a very high or high risk of being impacted, mainly by flooding 
or heavy precipitation. On­site risk inspections were carried 
out at two of these properties by a third party during the year. 
An in­depth analysis was carried out at one additional prop­
erty. At this property the benefits of an on­site inspection were 
considered minimal as the analysis already clearly showed 
that the main risk was outside Pandox’s control as it was due 
to land conditions.

The on­site inspections confirmed that the climate risks 
were relevant and assessed which potential vulnerabilities 

exist. This resulted in an action plan for each property that 
includes proposed measures to adapt the building infrastruc­
ture where the basement level could potentially be flooded. 

All the remaining properties with high risk will be 
inspected on site and the necessary measures will be imple­
mented no later than 2030. Climate adaptation measures are 
to be a natural aspect of Pandox’s investment process going 
forward. 

In 2022 Pandox also started using the climate risk assess­
ment tool for properties before acquiring them. The tool was 
used, for example, in the acquisition of Aparthotel Adagio 
Edinburgh Royal Mile and DoubleTree by Hilton Bath in the 
UK. 

  Read more about climate risk assessment in Sustainability Note 7. 

100% 
of the properties have been assessed for climate risk

Climate adaptation measures 
In hotels operated by Pandox climate change is taken into 
account when installing new equipment, such as ventilation 
systems, in order to handle a warmer climate in the summer. 
Today it is not unusual for equipment to be required to han­
dle maximum temperatures of around 40 degrees Celsius, 
and this may require adaptation of cooling units.

  Read more about climate adaptation in Sustainability Note 7.
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Energy consumption

Pandox’s self­generated electricity

1,575 MWh (584)  
in 2022

At a hotel, activities take place more or less around the clock. 
Pandox’s properties and operations therefore require a continu­
ous supply of energy. Energy is needed for heating, ventilation 
and cooling, for example, as well as for lighting and kitchen 
equipment. The total weather­normalised energy consumption 
of Pandox’s property portfolio (where measured data is avail­
able) increased by 12 percent in 2022 compared with the previ­
ous year, from 304 MWh to 342 MWh, due to higher occupancy 
rates. Energy intensity per guest night has decreased by 32 per­
cent, however, which is an important indicator of how energy 
efficiently the hotel is operated. This shows that energy effi­
ciency measures in Pandox’s green investment programmes, 
such as the installation of building management systems, energy 
recovery ventilation and training in how these are used, are 
yielding results. 

  Read more about energy consumption in Sustainability note 6.

  Read more about Pandox’s green investment programmes in the 
hotels it operates on page 64.

Renewable energy is increasingly important
Pandox’s goal is to increase the use of renewable energy 
sources, particularly at hotels that Pandox operates and where 
it has a direct influence. In leases with external hotel operators 
the tenant is responsible for signing electricity contracts; the 
same is true of Pandox­operated hotels with management 
contracts. In consultation with the hotel operators Pandox can 
influence the type of lease chosen to some extent and aims to 
sign green leases that include renewable energy in their terms. 

In 2022 the share of renewable energy was 41 (41) percent 
of total energy consumption. The energy sources were wind 
and hydropower as well as electricity from the buildings’ own 
solar panels. Renewable energy made up 39 (39) percent of 
energy used in Property Management and 50 (48) percent in 
Operator Activities. 

  Read more about green supplementary agreements on page 68.

system. The purpose of this technology is to achieve a more 
stable indoor temperature throughout the building and to 
save between 5 and 15 percent in heating energy and up to 
25 percent in electricity for ventilation through automatic 
optimisation. This technology is of interest to Pandox as it 
leases out its properties exclusive of heating, i.e. energy is 
purchased by the tenant and it is the tenant that controls 
its optimisation. 

• Scandic Star Sollentuna in Sweden installed a fully updated 
substation complete with a modern control system that will 
help ensure more efficient operation. This could reduce 
energy use by an estimated 10–15 percent through less use 
of district heating and building electricity.

• At Radisson Blu Arlandia in Sweden a new main control unit 
was installed. In addition to simplifying and improving 
operational efficiency, the new system is expected to reduce 
energy use by 5–10 percent. 

• At Scandic Alexandra Molde in Norway new windows were 
installed that provide a more airtight building envelope and 
better insulation. This is expected to save 8,200 kWh a year 
in heating.

• At Vildmarkshotellet in Kolmården, Sweden a submeter was 
installed for water and electricity. This will facilitate moni­
toring as well as operation. By making data more readily 
available, troubleshooting in the building will be simpler 
and faults will be easier to locate.

Solar panels and other self­generated 
electricity
Pandox’s aim is to install solar panels on hotel roofs within 
Operator Activities if the conditions for this are good. The target 
is for 30 percent of the hotels in Pandox’s Operator Activities 
segment to have solar panels installed no later than 2023. 

In 2022 five of Pandox’s properties had their own solar pan­
els. No new solar panels were installed during the year but there 
are plans to install them in 2023 at Novotel Den Haag World 
Forum and Novotel Hannover. Studies have also been carried 
out to explore the possibility of installing additional solar panels 
at Hilton Garden Inn London Heathrow och Holiday Inn Brussels 
Airport. Two hotels that do not have solar panels were acquired 
during the year. In total, Pandox generated around 1,575 (584) 
MWh of electricity itself in 2022. Of this amount, 304 MWh 
came from solar panels and 1,271 MWh from local cogeneration 
(CHP). CHP was installed during the last quarter of 2021 and the 
full effect of this was evident in 2022.

Energy efficiency projects  
in Property Management
In 2022 Pandox carried out a number of projects that are 
 helping to reduce energy and water consumption. Below are 
a few examples of projects in 2022.
• A pilot project was launched at Hilton Stockholm Slussen in 

Sweden in which the hotel was equipped with an AI control 

A property inspection in progress



 

Download as PDF to print out   

Strategy and operations 

Market and trends 

Properties 

Sustainability 

Pandox’s sustainability agenda

Pandox’s value chain

Sustainability targets and strategies

Environment and climate

Responsible and fair business

Guest satisfaction and security

Attractive and equal workplace

Inclusive local communities

Sustainability notes

GRI Index

TCFD Index

Sustainability definitions

Governance 

Financial 

E N V i R O N M E N T  A N D  C L i M A T E P A N D O X  A N N U A L  R E P O R T  2 0 2 2     6 4

Green investment programme for Pandox­operated hotels

Pandox has a green investment programme for the years 
2020–2023. The goal is to reduce natural gas consumption by 
25 percent, electricity consumption by 35 percent and water 
consumption by 20 percent. This will reduce GHG emissions 
by 20 percent. The programme includes 12 of Pandox’s 20 
properties in Operator Activities. These hotels are located in 
Germany, Belgium, the UK and Finland. The investment 
amounted to MSEK 80 with an average expected return of 
around 20 percent. 

The green investment programme is focusing on measures 
to reduce energy and water consumption, and on technical 
installations such as building management systems with 

 integrated submeters. All the hotels have these building man­
agement systems for more climate­smart management of the 
buildings. In 2022 the focus was on fine­tuning and controlling 
the systems that were installed in 2021. This also included 
training for the individuals who will manage the new systems 
so that they can monitor consumption on a daily basis and 
adapt the system to actual needs. The full effect and target ful­
filment is expected in 2023. These measures are also helping 
to improve guest comfort through better control over heating, 
ventilation and cooling. Targets for waste were also developed 
in 2021 and these took effect in 2022.

Expanded investment programme
A follow­up green investment programme 2.0 was rolled  
out in 2022 for an additional four hotels operated by Pandox. 
 Similar to the first programme, the focus is on installations 
such as insulation of pipes and ceilings, control systems and 
water leakage systems. It is hoped that the effects will be 
shown from 2023 onwards. 

The two programmes will be combined and adjusted from 
the beginning of 2023 to focus on the Science Based Targets 
and include all of the 20 hotels operated by Pandox. The new 
base year is 2021 and the programme will continue until 2030. 

Targets for Pandox­operated hotels Target 20231) Outcome 20221)

Reduced natural gas use –25% –15%
Reduced electricity consumption –35%  –20%
Reduced water consumption  –20%  –20%
Reduced GHG emissions  –20% –19%
Reduced waste volumes –17% ­8%

  
1) Calculated based on occupancy in a normal year (2018). 

 Outcome adjusted for Covid­19 effects.
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Water consumption

Pandox uses the municipal water system in all hotels. Water 
consumption in the hotels is affected by the amount of show­
ering, dishwashing, cleaning, laundering and flushing that 
takes place, which in turn is impacted by hotel occupancy. 
Reducing water use is therefore a significant sustainability 
topic as Pandox’s operations have a direct impact on usage.

Pandox is aiming to reduce water consumption by install­
ing water­saving equipment, for example in bathrooms and 
kitchens, and changing employee and guest behaviour around 
water consumption. Today the majority of the hotels in Opera­
tor Activities are involving their guests in this effort by inform­
ing them of the hotel’s ambition to reduce water consumption. 
This is being done by, for example, involving them in making 
choices that reduce water use such as taking shorter showers 
and not requiring towels and sheets to be replaced daily. 

In 2022 Pandox continued implementing a metering sys­
tem for water consumption at hotels in Operator Activities. 
Thanks to the submeters that have been installed, alarms have 
detected water leaks. This has enabled steps to be taken 
immediately. Water leaks were discovered at 16 of the hotels 

during the year. Water leaks have occurred in, for example, 
pipes, toilets and washbasins. The system has also detected 
showers and taps that guests have left on. Estimated savings 
thanks to the water leakage system are in the range of 2,500–
7,500 cubic metres for 2022. The measures have resulted in a 
reduction in water use per guest night from 304 l/guest night 
to 215 l/guest night at Pandox­operated hotels. This was 
achieved at the same time as the number of guest nights 
increased by 125 percent in 2022 compared with 2021. 

In Property Management too Pandox is installing more 
 submeters in the buildings so that the operators can more 
quickly identify and remedy any leaks. 

The water used in the hotels goes to municipal wastewater 
and treatment plants. Some hotels also have a collection tank for 
grey water in the hotel. There is potential here for heat recycling 
before it continues on to the wastewater system. Chemicals used 
in laundries and hotel cleaning have the largest impact on the 
quality of the grey water. Pandox is aiming to phase out harmful 
chemicals in these processes and switch to more eco­friendly 
alternatives that have a positive effect on the water quality.

  Read more about water use in Sustainability Note 8.

Water shortage in major cities
A shortage of water is an accelerating problem in many 
parts of the world, even in Europe. These areas are 
 classified as water­stressed, where the amount of fresh 
water is no longer sufficient to meet the needs of soci­
ety. Pandox uses water in water­stressed areas, includ­
ing the big cities of London and Brussels. Efforts to use 
water more efficiently are therefore very important. 

  Read more about water-stressed areas in Sustainability  
Note 8.
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Waste and recycling
Pandox’s ambition is to encourage a more circular mentality 
around the use of materials and reducing waste volumes. 
Recycling and reusing materials is becoming increasingly 
important – both to reduce climate emissions and to use 
 natural resources more efficiently. 

Waste generation and its impact
Waste is generated in various areas within Pandox – in the day­
to­day operation of hotels, in ongoing property management 
and in construction projects. 

At the hotels operated by Pandox most of the waste gener­
ated is in the form of packaging from purchased goods. Hotel 
kitchens also generate food waste. 

In connection with renovations and retrofit, waste is gener­
ated both in the form of packaging from building materials 
and when existing structures are demolished. This applies to 
all types of construction and maintenance projects – whether 
renovating bathrooms, building extensions or replacing tech­
nical installations.

Waste is also generated upstream in the value chain – when 
the goods and materials that Pandox purchases are produced – 
and downstream in the value chain, i.e. by our tenants and 
hotel guests.

Pandox engages waste and recycling companies that collect 
and take care of the sorted waste.

Measures to reduce waste and increase 
recycling
Pandox wants to improve waste management to create a 
 circular approach. In 2022 two new targets were adopted for 
Pandox­ operated hotels in the Operator Activities segment to 
reduce the volume of waste to 1.0 kg per guest night by 2025 
and to the EU level of 0.6 kg no later than 2030. The average 
for a normal year at hotels operated by Pandox is 1.5 kg per 
guest night. In 2022 it averaged 1.2 kg per guest night. The sec­
ond target is for recycling and for hotels to recycle 65 percent 
no later than 2025 and to reach the EU level of 85 percent by 
2030. In 2022 this level was 53 percent. 

During the year individual action plans were produced for 
13 of the 16 hotels that are part of the green investment 

 programme. The action plans are based on the waste analysis 
performed in 2021. The challenge is to understand the entire 
waste stream. Although the guests are given the opportunity 
to sort waste in their hotel room, this is not effective unless 
the cleaning staff have the same possibility to sort waste in 
their cleaning carts. The measures produced therefore involve 
the majority of the departments that are responsibility for 
food and beverages, cleaning, offices and technology. This 
ensures that waste is minimised throughout the guest’s stay. 

Examples of measures introduced are that the hotels have 
started using bulk dispensers for jam, butter and honey instead 
of individually packaged items, they have installed yogurt 
machines instead of individual plastic cartons and are requir­
ing clean linen suppliers to deliver linens wrapped in fabric 
instead of plastic wrap to reduce plastic use. The next step will 
be to improve visibility and monitoring of target fulfilment for 
general managers and their employees in their daily work. 
This will be introduced in 2023. 

  Read more about waste in Sustainability Note 9.

  Read more about meeting targets through behavioural change at 
hotels operated by Pandox on page 61.

Reduced waste at Pandox­operated hotels
On average, food waste represents 4–12 percent of a hotel’s 
food costs 1). More than one third of all food globally is thrown 
away, which corresponds to around 10 percent of global GHG 
emissions. 

Pandox has enlisted the help of a foodtech company that 
has a system to categorise and register all food that is thrown 
away. The system makes it possible for hotels to identify 
which types of food are going to waste and whether waste 
occurs before or after consumption, i.e. in food preparation 
in the kitchen or as waste from plates. It is also possible to 
identify where waste occurs in the hotel, such at banquets 
and conferences or from breakfast buffets. The system has 
AI technology that learns to identify the food thrown away. 
This will eliminate the need for manual categorisation in the 
future, with the process taking place automatically within a 
year. The aim of the project is to increase awareness of over­
production and to improve purchase planning. 

1) According to analysis performed by Winnow.

During the first quarter of 2022 Pandox rolled out its food 
waste programme at 15 of the 20 hotels it operates with the 
aim of reducing food waste by an average of 30 percent per 
hotel from the beginning of 2023. Five hotels are not partici­
pating in the program since they don’t have a sufficient food 
offering for the project to be relevant or were not in operation 
during the year. 

Connectivity issues and technical problems at three of the 
hotels have also caused delays in using the programme. At 12 
of the 15 hotels that have implemented the system, the aver­
age food categorisation accuracy was 92 percent and food 
waste decreased by an average of 23 percent. 

The hotel has gained invaluable insights into what their 
main food waste is, which has enabled them to design waste 
reduction strategies based on the result. Examples of measures 
are reducing plate size and using Too Good To Go, an app for sur­
plus food that enables hotels to sell unused food at a discount. 
Hotel Indigo in Brussels has also produced instructions for how 
chefs are to handle leftover products and the food waste that 
occurs in the preparation of each dish on the menu. The pur­
chasing process has also been improved, resulting in a reduction 
in the amount of food purchased that is often thrown away. 
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Increased use of sustainable materials

Pandox is keen to be able to continue offering attractive proper­
ties and spaces to tenants and hotel guests, while at the same 
time wanting to reduce climate emissions from the materials 
used and to create more environmentally sustainable hotels. 

In retrofit, extensions and renovation of the properties it 
is therefore important to minimise the volume of materials 
used and to use recycled materials to a greater extent, as well 
as materials made from renewable or recycled inputs. This is 
particularly important if Pandox is to be able to achieve its 
 climate targets and reduce its Scope 3 emissions. Efforts in 
the area of sustainable materials have begun and will be further 
developed in the years ahead in partnership with the Swedish 
Environmental Research Institute (IVL). It is also important to 
increase the use of organic products in Pandox­ operated hotels, 
and to reduce the use of chemicals and emissions of refrigerants. 

  Read more about Pandox’s roadmap for reduced climate emissions on 
page 61. 

Material use in construction projects  
and renovations
In 2022 Pandox started a process of identifying how much 
renewable and non­renewable materials are used in construc­
tion projects in connection with retrofit, extension and reno­
vation of the properties. The first step was an analysis of the 
wood products, steel and semi­manufactured goods and parts 
purchased and used. Pandox measured consumption of these 
materials based on the four lifecycle analyses conducted in 
2021. The outcome was then scaled up to apply to all con­
struction projects and renovations carried out during the year. 

Materials used for building maintenance and in operations 
as well as office materials and consumables are not currently 
being monitored as the volume of materials is relatively small. 
Nor is Pandox monitoring the total material use at hotels oper­
ated by Pandox. 

Materials used in retrofit, extension and renovation of properties (metric tons)

Total volume of material used, metric tons 1) 18,932

Share of non­renewable materials, % 2) 99%

Share of renewable materials, % 3) 1%
1) The calculation of total weight in 2022 includes inputs such as wood and steel as well as other 

construction materials. 
2) Steel and other construction materials.
3) Wood products. 

Organic products in hotel operations
Pandox has started monitoring how much organic food is 
 purchased by the hotels it operates. These include coffee, eggs 
and certified fish. The percentage of locally sourced products 
is also being monitored.

To increase the quantity of organic products, Pandox is 
including guidelines for this in its new Purchasing Policy that 
will be completed in the first half of 2023. 

  Read more about Pandox’s local sourcing strategy on page 72.

Chemicals and refrigerants
The main use of chemicals at hotels is in cleaning and disinfec­
tion processes. Refrigerants are used in refrigerators, freezers, 
air conditioning units and heat pumps. 

During the year Pandox continued to focus on reducing the 
amount of chemicals used in hotel cleaning at Pandox­operated 
hotels to reduce negative health effects such as employee 
allergies, to reduce negative environmental impacts from toxic 
chemicals and to reduce plastic consumption. 

Half of the hotels operated by Pandox use Enozo, a brand 
new chemical­free cleaning system. The reusable spray bottle 
contains an electrolytic cell that converts tap water into 
 aqueous ozone for use in cleaning and disinfecting. 

Radisson Blu Hotel in Bremen uses Enozo to clean all its hotel 
rooms, lobbies and public guest spaces. It is estimated that this 
non­chemical cleaning system avoids the use of 3,300 litres of 
chemicals and as many plastic bottles every year.

Some hotels have cleaning teams that have been unwilling 
to change old cleaning routines and do not consider chemical­ 
free cleaning to be suitable in areas where limescale can build 
up, such as bathrooms, or when deep­cleaning is required. To 
bring about behavioural changes Pandox will organise training 
programmes in 2023 and will also set up a forum to share 
good practices between hotel cleaning teams. Pandox’s new 
Purchasing Policy will contain minimum standards for pur­
chases of cleaning products. The aim is to increase the percent­
age of certified eco­labelled products and phase out chemical 
cleaning products entirely no later than 2030.

Pandox’s ambition is to switch from synthetic refrigerants 
to natural ones, such as carbon dioxide or propane, wherever 
possible at the hotels the Company operates. This will reduce 
environmental and GHG impacts, both from leakage when in 
use and when old refrigerators, freezers, air conditioning units 
and heat pumps are discarded. Synthetic refrigerants produce 
more aggressive greenhouse gases than natural ones.

  Read more about how Pandox is meeting its targets through 
behavioural change at the hotels it operates on page 61.
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Property inspections
To ensure that the properties are safe, meet regulatory 
requirements and that the value and quality of the products 
is maintained, various types of inspections are carried out 
annually. In Property Management, internal products and 
contract inspections are carried out to ensure the properties 
are in good condition and to check that tenants are delivering 
on their operational commitments. The outcome of the 
inspections provides a basis for contract negotiations but also 
leads to direct action being taken if necessary. In 2022, 70 (76) 
such inspections were carried out. Structural surveys are 
 carried out on a continual basis to ensure the properties’ 
functionality and safety. This information is particularly 
important when planning retrofit and extension work.

Structural surveys are performed in connection with acquisi­
tions and focus on regulatory requirements, functionality 
and environmental risks. Examples of environmental risks 
include polluted land.

Pandox’s insurance brokers perform annual risk assess­
ments of 10 percent of the properties. The focus is on fire risk 
and property damage, but these inspections also include risks 
relating to climate change such as heatwaves, floods, earth­
quakes and heavy precipitation.

  For information on climate adaptation of properties, see page 62.

Green supplementary 
agreements
It is important to work in partnership with tenants if 
 Pandox is to be able to create more resource­efficient and 
sustainable properties. It is not just the technical installa­
tions and building envelope that affect energy efficiency 
at a hotel, but also how the property is operated. A well­ 
insulated building with efficient installations and modern 
control systems needs to be operated in a smart and effi­
cient way to deliver high energy performance. 

The aim is to create a common vision and common 
incentives for Pandox and the tenant to together reduce 
environmental and climate impacts in both the property 
and the operation of the hotel. One way of doing this is 
by signing green supplementary agreements. Pandox has 
a long­term goal of entering into these agreements with 
all tenants, but this requires long­term advocacy efforts 
to achieve a common vision for this with the tenants.

In 2022 the dialogue continued with two of Pandox’s 
larger tenants. Energy surveys were carried out at two 
hotels, for example, with the objective of prioritising energy 
efficiency solutions and agreeing on how the anticipated 
cost savings would be shared and performance in relation 
to targets monitored. Based on these pilot projects Pandox 
is convinced that more tenants will see the benefits of 
working together and of the green supplementary agree­
ments. The energy price situation – with rising and unpre­
dictable prices for electricity, gas and district heating – is 
also expected to speed up the process of adding green 
 supplementary agreements. 

  For data on energy, GHG emissions, water and waste, see 
 Sustainability Notes 6–9.

Heating systems in substations are included in product inspections 
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Environmental certification

Pandox is working with an independent party to 
achieve recognised environmental certification for 
the properties and for how they are operated. Certifi­
cation is a good tool for improving environmental 
performance by implementing measures in buildings 
as well as in management processes and operations. 
It also helps to increase internal knowledge of and 
commitment to environmental work. 

Certification of properties

Pandox certifies its properties to BREEAM, 
which is an established standard in Europe 
for green properties. The certification process 
involves assessment and a scoring system in 
the following areas: Energy, Transport, Water, 
Materials, Pollution, Health and Wellbeing, 
Land Use & Ecology, Management. The 
 objective is for all 20 properties operated by 
Pandox to be certified no later than 2030. 
 Pandox’s aim is to achieve BREEAM In­Use 
at the Very Good level. At the end of 2022, 
12 Pandox­operated properties were certified. 
The properties are located in Germany, 
 Belgium, Finland and the UK. 

Certification of Pandox properties in 
 Property Management that are leased to 

other hotel operators is also an important 
 area of focus. One property is in the process of 
being certified to BREEAM. In order for more 
properties to be certified, however, Pandox 
and the tenants need to work together and 
have a shared vision. To obtain certification it 
is necessary to upgrade systems and technical 
installations etc., but a significant commitment 
is also needed from the tenant’s employees. 
Various routines must also be integrated into 
the hotel operator’s day­to­day schedules and 
maintenance plans. At this time, this is out­
side existing lease structures and it is there­
fore important for the tenants to see BREEAM 
certification as a business opportunity for 
them as well.

Environmental certification

Certification of hotel operations

Green Key certification is one of the leading 
standards for environmental responsibility 
and sustainable operations in the tourism 
industry, including for hotels. Certification 
ensures that environmental measures are 
implemented and lead to reduced energy and 
water consumption, renewable energy use, 
waste sorting at source and recycling, and the 
purchase of eco­labelled cleaning products 
and organic food. The hotels are also to focus 
on social responsibility as well as communi­
cation and cooperation with guests and other 
stakeholders. Other relevant third party­ 
verified certifications are Nordic Swan, Green 
Tourism and the ISO 14001 environmental 
management system.

Pandox’s ambition is for all of the hotels in 
Operator Activities to have Green Key certifi­
cation within three years of operations being 
taken over, unless they already have another 
environmental certification. 90 (100) percent 
of the 20 hotels within Pandox’s Operator 
Activities segment had environmental certifi­
cation as of the end of 2022. The lower per­
centage is due to the fact that one hotel 
needed to renew its Green Key certification. 

Of the 137 hotels within Property Manage­
ment, which are operated by tenants, 74 (63) 
percent had some form of environmental cer­
tification of hotel operations. Pandox follows 
up annually on environmental certification 
and is in dialogue with the tenants who do 
not yet have any form of certification in place.

  Read more about Pandox’s green investment programmes on page 64.

  Read more about Pandox’s green supplementary agreements on page 68.   Read more about sustainability certifications in Sustainability Note 10.

 Nordic Swan, 32%
 Green Key, 18%
 Green Tourism, 16%
 ISO 14001, 11%
 Light Stay, 4%
 IHS Green Engage, 4%
 ISO 50001, 2%
 Other, 13%

The diagram shows the breakdown of 
Pandox’s environmental certifications and 
environmental management systems. Some 
hotels have multiple certifications. For more 
information see Sustainability Note 10.



 

Download as PDF to print out   

Strategy and operations 

Market and trends 

Properties 

Sustainability 

Pandox’s sustainability agenda

Pandox’s value chain

Sustainability targets and strategies

Environment and climate

Responsible and fair business

Guest satisfaction and security

Attractive and equal workplace

Inclusive local communities

Sustainability notes

GRI Index

TCFD Index

Sustainability definitions

Governance 

Financial 

R E s P O N s i B L E  A N D  F A i R  B U s i N E s s P A N D O X  A N N U A L  R E P O R T  2 0 2 2     7 0

Focus area: Responsible and fair business

Pandox’s targets and results in the responsible and fair business focus area

Targets Who is affected Outcome 2022 Outcome 2021 Contributes to UN 
SDGs

Ensure that 100% of the Company’s 
employees have completed Pandox’s Code 
of Conduct course 

Group 87% 95% Targets 3.4, 4.4, 4.5, 
5.1, 5.5, 8.5, 8.7, 8.8, 
10.2 and 16.5

No form of prostitution or sexual abuse is to 
occur in our organisation Group 0 cases 0 cases Target 8.7

There are to be no cases of corruption, 
either within Pandox’s own operations 
or in the supply chain

Group 0 cases 0 cases Target 16.5

Business ethics and    
anti­corruption
To ensure that Pandox acts according to proper business ethics 
and complies with laws and practices, the Company has an 
Anti­Corruption Policy and a Code of Conduct for the employ­
ees. These clearly describe the expectations of how each 
employee is to behave to create a respectful and positive work 
environment for everyone. If employees of Pandox have ques­
tions regarding how to interpret or apply in practice Pandox’s 
policies or codes of conduct, they can contact Pandox’s SVP, 
Director of Sustainable Business. 

Training in the Code of Conduct and 
business ethics
To ensure that all employees have read the Code of Conduct 
and understood its content, Pandox offers digital training in 
the Code of Conduct that includes various dilemmas they 
may face. The course is adapted according to whether the 
employee works at a Pandox­operated hotel or at the head 
office and in Property Management. It is available in eight 
 languages. The course is to be completed as part of the 
onboarding process for new employees and is to be repeated 
every other year by all employees and any outside consultants 
on long contracts. In 2022 the training was updated to add 
more dilemma scenarios as well as a concluding test and an 
option to provide feedback on improvement measures. In 
addition, an option was offered to do the course in group 

Pandox’s ambition is to be a leading hotel property company. It is therefore important to act respon­
sibly and professionally in all business relationships. Pandox is to be a long­term and reliable partner 
that mitigates the risk of corruption and human rights violations that exist in the both the property 
and the hotel industries. 

 format as many employees prefer that. There is also a facilitator 
guide for those leading the course on site. 

Employees within Pandox’s Operator Activities segment also 
complete their own business ethics and code of conduct train­
ing specific to their respective hotel brand. These are aligned with 
Pandox’s values and work in this area. Pandox’s target is for all 
employees to have completed its digital training in the Code of 
Conduct. In 2022, 87 (95) percent of employees had completed 
the training. The lower rate of completion is explained by the 
fact that the training was not launched until the final quarter.

No cases of corruption during the year
Pandox works continuously on its internal processes and rou­
tines to minimise the risk of corruption. The Anti­Corruption 
Policy describes how everyone within Pandox is to address 
this issue in their work. If there is the slightest indication or 
suspicion of corruption, employees are to consult with their 
manager or manager’s manager. The goal is to have zero cases 
of corruption within Pandox or in the supply chain. No cases 
of corruption were reported in 2022.

The Code of Conduct course includes an clear explanation 
of the escalation process for complaints and incidents of a 
more serious nature. The first step is for employees to go to 
their manager, then to their manager’s manager and thereafter 
to HR. Pandox also has a whistleblower system provided by an 
external party to promote an open culture in which employees 
and external stakeholders are unafraid to report irregularities, 
breaches of policies, crimes etc. No cases were reported in 
2022 through this system. 

The whistleblower system also provides an opportunity to 
report on HR issues anonymously. These are then handled by 
the respective hotel’s head of HR. Three cases were reported 
during the year.

  Read more about anti-corruption in Sustainability Note 12. 

  Read more about verification of new and existing suppliers on  
pages 72–73. 

  Read more about human rights on page 71.
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Human rights

Pandox is a member of the UN Global Compact and has there­
fore pledged to work according to its Ten Principles regarding 
human rights, labour, the environment and anti­corruption. 
Pandox has also published a Modern Slavery Act statement in 
which the Company strongly opposes all forms of exploitation, 
servitude and child labour. 

Pandox therefore has zero tolerance for criminality, human 
trafficking, prostitution or sexual exploitation. No cases of 
prostitution were reported during the year. The majority of the 
hotels provide regular courses that maintain a very high stan­
dard and are usually produced by established organisations in 
the area. The courses provide a deeper understanding of how 
to discover, prevent and handle cases of prostitution and sexual 
exploitation. Only a few individual hotels do not have their 
own comprehensive training and these have instead been 
given access to the digital courses of other hotels. 

In 2022 Pandox started to work on human rights due dili­
gence. A first step in this process was the implementation of 
an impact assessment. This is part of ensuring that Pandox 
both lives up to the Taxonomy Regulation’s minimum social 
protection requirements and manages to meet future legal 
requirements that may be imposed under the EU’s proposed 
directive on corporate sustainability due diligence. As a basis 
for these efforts Pandox applies the UN Guiding Principles on 
Business and Human Rights and the OECD’s guidelines for 
multinational companies.

Pandox brought in a third party to guarantee independence 
in the impact assessment process. The assessment focused on 
identifying, assessing and reporting human rights risks – both 
in the supply chain and within Pandox itself – and what steps 
must be taken to manage these risks. The process was limited 
to the industries and countries relevant to Pandox’s operations 
and value chain where the risks relating to human rights are 
considered higher.

In 2023 Pandox will work on strengthening the governing 
documents and internal processes needed to ensure that a 
sound due diligence process for human rights is in place.

• Assessment of identified 
risks based on level of 
gravity, company links, 
ability to impact and 
 likelihood

• Proposed action plans to 
prevent and mitigate 
 negative impact

• Risk assessment within 
the framework of project 
boundaries identified in 
desktop analysis

• Stakeholder dialogue

• Survey of operations

• Interviews with key 
 individuals

• Project boundaries: Identi­
fying high­risk segments 
based on high­risk indus­
tries and geographical 
locations

human rights impact assessment

Actions

Results • Recommendation on 
 project boundaries

• Stakeholder survey

• Overall list of actual and 
potential negative impacts 
on human rights

• Identification of particu­
larly vulnerable groups

• Assessment of identified 
risks

• Prioritisation of identified 
risks

• Recommended actions

starting point Risk identification Risk assessment1 2 3step
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Strategy for local sourcing
Pandox has been able to use its position to enable all 
hotels in Operator Activities – regardless of brand – 
to use an external supplier’s platform for purchases 
of food and beverages. This is a digital purchasing 
 system and it guarantees that the suppliers have been 
audited and that any discounts will benefit the users. 
This minimises situations where bribery might occur. 
In 2022 around 80 percent of all purchases were 
made through this platform and around 20 percent 
were sourced from local suppliers. 

Pandox is looking at ways in which the Company 
can more actively support local suppliers and the 
local economy while also maintaining reliable sup­
plier management. Pandox is also developing a new 
strategy for responsible sourcing at the hotels it oper­
ates. The purpose is to provide clear guidance to the 
hotels, suppliers and central sourcing partners regard­
ing minimum standards and objectives within 
important purchasing categories such as food and 
beverages, services, consumables and chemicals.

  For data on anti-corruption and suppliers, see Sustainability 
Notes 12 and 13.

Sustainable supply chains 

Pandox has a Code of Conduct for business partners which 
describes the expectations that Pandox has of its suppliers 
regarding human rights, labour, the environment and 
anti­corruption. The Code of Conduct for business part­
ners is based on the Ten Principles of the UN Global Com­
pact and the ILO Declaration on Fundamental Principles 
and Rights at Work. 

Pandox’s biggest suppliers are companies within the 
construction industry and property management, and 
those providing goods and services for hotel operation. 
The construction industry is the industry identified as 
 having the highest risk for Pandox. Of Pandox’s 4,404 
 suppliers, 632 are related to the construction industry. 

Screening of new and existing suppliers
Pandox has developed its process for screening new and 
recurring suppliers with the help of a new user­friendly 
system. New for 2022 was that suppliers above a certain 
annual minimum amount that had not been screened pre­
viously within Property Management are to be screened 
according to the new process. This means that existing sup­
pliers go through the same process as new suppliers until 
these are in the system. In 2022 a total of 48 (82) Pandox 
suppliers were audited.

  Read more about Pandox’s supply chain management process on 
the next page.
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Pandox’s supply chain management process

sourcing and procurement
The first step of the process involves 
screening new suppliers above a certain 
minimum amount. This involves verifying 
that the company exists and is active, then 
screening the company against sanction 
lists. If the company cannot be verified or is 
on a sanction list, the supplier is no longer 
eligible to participate in the procurement 
process. The suppliers that can be verified 
and are not on a sanction list go on to the 
next step in the process. This involves an 
internal risk analysis based on a number 
of risk parameters such as industry, country, 
size of annual purchases and contract 
length. Companies identified as high or 
medium risk must complete a brief digital 
self­assessment form to give Pandox a better 
basis on which to make a decision.

Monitoring activities
All suppliers defined as high or 
medium risk at the procurement 
stage must complete a longer 
self­assessment form within six 
months. This follow­up process is 
to ensure that they are meeting the 
terms of the contract. In addition 
to these measures, random checks 
are made of low­risk suppliers, who 
must also complete the longer self­
assessment form.

supplier development
Where a non­conformance is disco­
vered in the self­assessment form, 
a dialogue begins with the supplier 
to ensure that they remedy this. 
The suppliers are asked to submit 
a proposed action plan for Pandox 
to approve. Pandox follows up to 
ensure that actions decided on are 
implemented within the set sche­
dule. Suppliers that do not remedy 
the non­conformances identified 
may be terminated, depending on 
the level of seriousness. 

site visits
Starting in 2023, at least half of the 
suppliers where the most serious 
non­conformances have been iden­
tified in the self­assessment form 
will be further scrutinised through 
site inspections carried out by an 
independent external party. 

Requirements
Under the terms of their contract, 
all new suppliers must approve 
Pandox’s Code of Conduct for 
 business partners regardless of 
the contract amount. 

Exemption
Suppliers may be granted exemption from the process described above if special circumstances exist, such as 
if there is only one supplier in the market. Exemption may only be granted by the newly formed purchasing 
council consisting of representatives from the executive management team. Individual purchasers may submit 
an inquiry regarding exemption to the council. Each individual case is to be documented and archived. No cases 
needed to be escalated to the council in 2022.

sign 
contract

New supplier 
sourcing and 
 procurement

1

Requirements

2

Monitoring new 
and existing 

 suppliers

3

supplier dialogue

4

site visits

5
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Focus area: Guest satisfaction and security
Satisfied hotel guests are vital for the business to be successful. Pandox’s properties must also 
be safe and secure – for the guests, those working there on a daily basis and those dropping in. 
In 2022 the majority of the Covid­19 restrictions were lifted and guests returned to the hotels. 

Pandox’s targets and results in the guest satisfaction and safety focus area

Targets Who is 
affected

Outcome 2022 Outcome 2021 Contributes to 
UN SDGs

Guest satisfaction
At least 80% of guests at the hotels operated  
by Pandox would recommend Pandox hotels 
to others

Operator 
Activities

83% 82% N/A

Guest safety
Guests at hotels operated by Pandox must 
always feel safe

Operator 
Activities

4 cases 1 case Targets 3.4 and 
8.8

Guest privacy and data security
Zero tolerance for incidents 

Operator 
Activities 0 cases 0 cases N/A

Satisfied hotel guests

Guest satisfaction is one of the most important indicators 
within Pandox’s Operator Activities because it shows how 
well a hotel is living up to guest expectations. Indirectly it is 
also a measure of how competitive the products Pandox offers 
to its tenants are in terms of attractive hotel properties. 

Pandox’s objective for the hotels it operates is for at least 
80 percent of the hotel guests to recommend the hotel to others. 
Guest satisfaction was at 83 (82) percent according to Pandox’s 
annual guest survey, which was carried out by an external 
party in 2022. 

What primarily drives hotel guest satisfaction is personal 
service, individual attention, products that offer value for 
money, safety, consistent quality of service and product deliv­
ery, community engagement and a focus on the environment. 
This, in combination with the pent­up travel demand among 
guests following the pandemic, is the reason for the high level 
of guest satisfaction. Guest occupancy increased from 36 per­
cent on average in Pandox’s portfolio in 2021 to 60 percent in 
2022.

Those booking conferences and business travel expect 
hotels to have environmental certification and to be able to 
report GHG emissions per guest night. Individual travellers 
have also started demanding this as more and more people are 
aware of the climate issue today. According to Booking.com, 
81 percent of travellers want to stay at a hotel with green certi­
fication in the year ahead. Both Google and Tripadvisor offer 
an option to search for green hotels. 
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Hotel guest health and safety

The hotel guests expect the hotels to be safe and secure, 
to promote good health and to provide memorable experi­
ences. The hotels are to be safe places to be in and the 
employees must have the right skills to operate them in 
a safe and professional way. 

Pandox is responsible for ensuring that all of its 157 
hotel properties follow building norms and other laws and 
safety regulations. 

Within the Property Management segment it is the 
tenant who is responsible for all forms of security, such 

as perimeter protection, for example window and door 
alarms, security guards and surveillance cameras. 

Within Operator Activities Pandox is responsible for 
security. Hotel safety is an area covered in Pandox’s Code 
of Conduct for employees. In addition, all hotels in have 
emergency preparedness plans and safety policies in place. 
Safety is also a topic covered in the Company­wide digital 
training. The employees also receive training in first aid, 
and all hotels regularly perform fire and evacuation drills.

Guest privacy and  
data security
Guest privacy and data security are important 
to Pandox. The Code of Conduct for employees 
 contains guidelines on privacy and information 
security. The Company works actively to prevent 
breaches relating to data security and guests’ per­
sonal data. Among other things, training in data 
security takes place locally at each hotel as well as 
through the mandatory Company­wide digital 
 training. 

To protect the guests’ personal data Pandox uses 
technical and organisational protective measures, 
such as firewalls and password­protected systems. 
Employees must also respect the guests’ privacy and 
ensure that their personal data is treated confiden­
tially. In 2022 there were 0 (0) data breaches at 
hotels operated by Pandox.
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Focus area: Attractive and equal workplace
Pandox has 1,880 (1,560) employees who come from 90 (85) different countries, which reflects 
the diversity in the hotel industry. Pandox wants to create the right conditions for motivated 
and independent employees who have a clear mandate in their roles, and for equality and 
inclusivity in the workplace.

The majority of Pandox’s employees work 
at the hotels operated by Pandox within 
Operator Activities. Withing Property 
 Management Pandox has a small number 
of employees and consultants who are 
responsible for various markets. Other day­
to­day property management is carried out 
by subcontractors or Pandox’s tenants.

  For more information on the employees and 
employment terms, see Sustainability Note 11.

Pandox’s targets and results in the attractive and equal workplace focus area

Targets Who is 
affected

Outcome 2022 Outcome 
2021

Contributes to UN 
SDGs

At least 80% satisfied employees in annual survey
Group 77% 78% Targets 3.4, 4.4, 4.5, 

5.1, 5.5, 8.5, 8.7, 8.8 
and 10.2

Increase the percentage of female General Managers 
and senior managers

Operator 
Activities 41% 39% Targets 5.1, 5.5 and 

10.2

Sickness absence is to be measured and monitored 
on an ongoing basis and reported annually Group 6% 7% Targets 3.4 and 8.8

Employees during the year

1,880 (1,560) 
employees in total

of which:

1,830 (1,510) in Operator Activities

11 (14) in Property Management

39 (36) at the head office
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Attractive workplace that encourages development

The hotel industry faced significant challenges after the Covid­
19 pandemic as employees needed to be let go and then chose 
to leave the industry. The industry is still affected by this as it 
has become harder to recruit new employees. 

Studies1) also show that it has become increasingly import­
ant for employees to have meaningful work at a workplace 
where they feel appreciated and can develop professionally, 
working for a company that prioritises the environment and 
the social agenda. 

Pandox makes every effort to be one of the most attractive 
employers in the hotel property industry. To achieve this 
 Pandox offers a dynamic yet safe working environment where 
development is encouraged and there is zero tolerance for 
 discrimination or harassment. In 2022 there was one case 
of harassment that was followed up immediately and dealt 
with according to established routines. 

Employees are offered a clear mandate to succeed in their 
role at work. As the Company has a lean organisation, having 
a strong moral compass and independence is essential. The 
employees are also encouraged to come up with suggestions 
on how to improve. 

Pandox carries out workplace evaluations of the physical 
and psychosocial work environment every three years or 
when significant changes are made within the organisation, 
in order to offer an attractive workplace. 

1) Deloitte study

Nominated as the most sustainable workplace 
In 2022 Radisson Blu Bremen was the only hotel to be 
nominated as the most sustainable workplace in the 
tourism industry in the city of Bremen, Germany. The 
hotel has successfully integrated sustainability through­
out its operations and sustainability is also a theme in its 
recruitment and marketing materials. Its genuine focus 
on sustainability was recognised as one of the main fac­
tors prized among candidates when selecting the hotel 
as an employer. The hotel’s environmental focus, flexible 
job opportunities and structured career development 
plans all helped to create a loyal and high­performing 
team of employees who are thriving. 

Employee satisfaction
Pandox’s quarterly employee survey for hotel employees 
within Operator Activities showed employee satisfaction of 
77 (76) percent for 2022. 

An employee survey is carried out at the head office annu­
ally. Employee satisfaction is measured annually at the head 
office and was at 79 (80) percent in the survey carried out in 
the fourth quarter of 2022. This means that average employee 
satisfaction overall within Pandox was 77 (78) percent. 

Employee turnover can be seen as another indicator of 
how satisfied the employees are. For 2023 it was significantly 
higher than normal and this is mainly due to a need that has 
existed for some time to reorganise certain parts of the Com­
pany to meet new demands. Due to the pandemic there were 
limited opportunities for organisational planning over the past 
three years and more leadership changes than normal have 
happened to fall at the same time. Employees have in turn had 
time to reflect on their future career choices and some have 
retrained for other occupations. Employee turnover increased 
by 42 (29) percent in 2022. Among Pandox’s hotel employees 
the turnover was 42 (30) percent and among employees at the 
head office, including Property Management, 12 (6) percent. 

Fair working conditions and  
employment terms 
It is important to have fair working conditions and employ­
ment terms. All of Pandox’s employees have the option to join 
a trade union. Collective agreements are used in Operator 
Activities and collective bargaining takes place. In 2022, 68 (69) 
percent of all employees were covered by collective agreements.

At the head office and in Property Management collective 
bargaining agreements are not used, but employment terms 
are similar to those in collective bargaining agreements that 
exist elsewhere and the employees are given ample opportu­
nities regarding employment terms, professional development 
and promotion. 

Personal development
Personal development is a priority for Pandox, whose ambition 
is to offer all employees training, development opportunities 
and career planning, as well as flexible ways to find balance in 
their lives. 

Average number of hours of training per employee in 2022 
was 10 (9) hours. Here there is no significant difference between 
men and women or between different types of positions. 

In 2022 performance and career development reviews 
were conducted with 53 (58) percent of Pandox’s employees. 
The reduction relates to Operator Activities and is due to the 
recruitment of more new employees.

  For more information, see Sustainability Note 11.
Angelica Zupanc, General Manager at Radisson Blu Bremen.
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Diversity and gender equality

The majority of Pandox’s employees 
work at the hotels in Operator Activities. 
The hotel industry is characterised by 
diversity – both in terms of nationality 
and age groups. It is important for Pandox’s 
employees to reflect the diversity that 
exists among the guests. 

In 2022 a diversity and inclusion 
workshop was held with representatives 
from the executive management team 
and key individuals from Pandox­oper­
ated hotels. The purpose was to create an 

understanding of the fundamentals of 
diversity and inclusion, and to agree at 
a strategic level on a vision and ambition 
and on the reasons for Pandox’s efforts 
in these areas. The next step is to hold a 
similar workshop, this time with general 
managers and employees who belong to 
minority groups within the organisation. 
This will ensure that relevant perspec­
tives are included, so that it will be possi­
ble to produce a long­term strategy next 
year containing clear goals and activities.

In 2022 Pandox gained a place on Allbright’s green stock 
exchange list for having achieved an even gender balance 
in the executive management team. Allbright conducts an 
annual review of the stock exchange’s top level in Sweden 
based on representation. The organisation then ranks the 
listed companies based on gender equality in executive 
management. Companies with the same percentage of men 
and women are given a green rating, companies that are not 
quite there are yellow and companies with no women in 
executive management are red­listed.

More women in senior roles
Pandox’s ambition is for both genders to be represented 
in the recruitment process for senior roles. 

The total percentage of female general managers at 
 Pandox­operated hotels was 27 (21) percent at the end 
of 2022. The increase is due to the recruitment of an 
 additional female general manager. 

However, the percentage of women in Pandox’s execu­
tive management team reduced to 30 (40) percent with 
the resignation of Pandox’s Senior Vice President, General 
Counsel, as the replacement will not be part of the execu­
tive management team.

  For more information on diversity, see Sustainability Note 11.

A T T R A C T i V E  A N D  E q U A L  W O R K P L A C E P A N D O X  A N N U A L  R E P O R T  2 0 2 2     7 8

Health and wellbeing

Pandox encourages flexibility at work and 
physical activity to promote wellbeing and 
improve performance. Pandox Movement 
is an initiative at the head office and in the 
Property Management segment where 
employees participate together in sports and 
other physical activities. Employees are 
encouraged to challenge themselves, set 
ambitious goals and take part in races such 
as “Spring för Livet” (Run for your Life). 

Hotels in the Operator Activities segment 
are themselves responsible for the health and 

wellbeing programmes offered to employees, 
which is usually determined by which brand 
the hotel operates under. Certain hotels offer 
employees wellness opportunities in the 
form of use of the hotel’s gym, pool and 
sauna before or after their shift. Some offer 
employees help to stop smoking as a way of 
promoting better health. Other examples of 
initiatives are physical and mental heath 
check­ups, massage, designated prayer facili­
ties, and paid leave for birthdays.

Employee health and safety 

All employees are to have a healthy, safe and 
secure work environment. Risk assessments 
are therefore carried out on a regular basis. 
Risks identified are usually associated with 
building sites and physical risks at hotels, 
such as the risk of fire and of trips, slips and 
falls. During the year there were 0 (0) work­ 
related deaths and 1 (0) serious work­related 
injuries.

All employees within hotel operations 
receive annual training, information and 
instructions on safety. There are procedures in 
place to review evacuation routes and check 
emergency lighting and signage on an ongo­
ing basis. While renovations are taking place, 
emergency exit routes must be maintained by 
keeping evacuation routes clear and by keep­
ing emergency lighting in working order and 
fire detection systems active. 

Contractors taken on for renovation, retro­
fit or extension work are instructed in Pandox’s 
health and safety routines and, in their 

capacity as employers, are formally responsi­
ble for investigating and taking steps if any 
of their employees are injured at work. 

Pandox has no formal responsibility for 
the hotel employees of the tenants. However, 
Pandox does try to have an impact, including 
through the Pandox Code of Conduct for 
business partners, which describes what the 
Company expects of them. Pandox’s ambition 
is to follow up any incidents that occur at the 
workplace to ensure that steps are taken.

Pandox also monitors sickness absence 
among the employees as an indicator of 
health. Sickness absence amounted to 6 (7) 
percent in 2022, which is slightly lower than 
in the previous year. 

Employees at Pandox’s head office are 
offered health checks at specific intervals 
depending on their age. In 2022, 62 percent of 
the employees took advantage of this oppor­
tunity, which will continue until March 2023.

  For more information on health and safety, see Sustainability Note 11.
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Focus area: Inclusive local communities
Hotels play a vital role in the community. They create jobs, a place to stay overnight and experi­
ences, but they also make a positive contribution to community development and to safe and 
secure neighbourhoods. Pandox wants to help create vibrant, inclusive and safe local communities.

Pandox’s targets and results in the inclusive local communities focus area

Targets Who is 
affected

Outcome 2022 Outcome 2021 Contributes to 
UN SDGs

Community projects
All hotels and the head office will be involved 
in at least one project to support the local 
community in 2022

Group
17 hotels 
including the 
head office

11 hotels 
including the 
head office

Targets 4.4, 4.5, 8.6 
and 10.2

increased safety
All hotels are to have facade and/or entrance 
lighting to increase safety in the vicinity

Operator 
Activities 18 of 20 

hotels

17 of 20 hotels Target 11.7

For an inclusive local community
Hotels have a significant role to play in the local community 
by providing a place to stay for the night, experiences and 
meetingplaces, and as employers and purchasers of local 
products and services. Hotels are also a vital part of the 
tourism industry as they generate income for the govern­
ment at the national and municipals levels and for the local 
community. By working closely with the local community 
and employing people who live in the area, hotels can also 
contribute in a positive way to social sustainability. 

46 (54) percent of Pandox employees live within a 10 
kilometre radius of the hotel where they work, and 3 (4) 
percent of the employees live in socioeconomically 
 vulnerable areas. 

Pandox uses local and regional companies for technical 
operation, property services and laundering of linens and 
towels. The Company’s ambition is to use local food 
 suppliers to the greatest extent possible. 

The hotel properties also play an important role in 
 creating safe and vibrant city centres. Safety in the vicinity 
of the hotels can be improved by, for example, lighting up 
entrances and facades. Of the 20 the hotels in Operator 
Activities, 18 (17) have lighting at their entrances and 20 
(17) have surveillance cameras. 

Community engagement
Pandox wants to be involved in and contribute to local 
 communities in the areas where Pandox’s employees have 
particular expertise, skills and interests. Pandox’s community 
engagement strategy aims to ensure that all hotels in Operator 
Activities, as well as the head office, support at least one local 
project. The choice of organisation or project is determined by 
the employees, as real engagement comes from the grass roots. 

In 2022 the majority of the hotels in Operator Activities 
were engaged locally and several of them supported multiple 
initiatives. Examples of projects include providing food to 
homeless people, offering internships to young people with 
functional disabilities and sponsoring Pride in Copenhagen. 
Pandox is proud of the many initiatives that its hotels and 
teams have been involved in during 2022. To have an even 
greater impact through its projects to support local communi­
ties, a more strategic approach will be adopted. The purpose is 
to find shared issues for the hotels to focus on, to make the 
projects the hotels are engaged in more impactful. The hotels 
will still be very active in selecting projects going forward. The 
new strategy will be launched in 2023. This effort also 
includes monitoring and measuring outcomes. 

Holiday Inn Lübeck is involved in many local projects. One of these, 
a regional initiative to promote Lübeck as a sustainable holiday destination, 
is taking place in partnership with Lübeck’s hotel and restaurant association 
and the local tourist board. 
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Ukraine in our hearts
Pandox donated MSEK 1 to UNICEF in 2022 to help Ukrainian 
refugee children have access to basic items such as food and 
clothes. The Company was also involved in several local initia­
tives to support Ukrainian refugees. As an example, Pandox hotels 
in Germany and Belgium made more than 4,000 hotel rooms avail­
able to refugees from March to December.

In Germany several Pandox hotels worked with 
#Hospitality Helps, an initiative that helps to 
provide temporary hotel accommodation free 
of charge to Ukrainian citizens who were forced 
to leave their homes due to the war. 

Revenue from breakfast and dinner sales at 
the hotels was donated to the refugees on a 
 regular basis.

Hotel guests were also given the opportunity 
to help.  

At all Pandox hotels in Belgium the hotel guests 
were given the option to opt out of daily house­
keeping; each time they did so, Pandox donated 
EUR 5 to Ukrainian refugees. 

Pandox also sent 40 generators to Ukraine, 
providing portable electricity so that people 
could prepare food, have lighting and cover 
other basic needs.

Elena Drozd left Ukraine due to the war 
and is now General Manager of Hotel 
Indigo in Brussels 
Elena was formerly General Manager of Bursa Hotel in Kyiv. 

“On 23 February I was flying back to Ukraine from my holiday in Sri Lanka. During 
a stopover in Doha, I received a message from a friend at 4.30 a.m. on 24 February tell­
ing me that war had broken out. At that moment a new chapter in my life began. Our 
flight to Kyiv was cancelled and we were instead sent to Warsaw. From there I flew to 
Hamburg because I had a place to stay there. Bursa Hotel in Kyiv was forced to close 
due to the war. Two weeks later I decided to start looking for a job in Europe.

I did a lot of interviews, but the position as General Manager at Hotel Indigo Brussels 
was the most interesting, attractive and challenging all at the same time. I was invited 
to interviews in Brussels where I met with some of my future colleagues, saw the hotel 
and discussed the future strategy and vision with Pandox’s management. I think it was 
a perfect match and we shared a mutual understanding for where we wanted to take 
the hotel.”
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S.1. ABOUT THE SUSTAINABILITY REPORT

The 2022 Annual Report includes the Pandox Sustainability Report for 2022. The 
report also constitutes Pandox’s statutory Sustainability Report and meets the dis­
closure requirements in the Swedish Annual Accounts Act regarding sustainability 
reporting. 

Pandox’s Sustainability Report has been prepared in accordance with the GRI 
Standards. In 2022 Pandox implemented the core standards GRI 1 Foundation, 
GRI 2 General Disclosures and GRI 3 Material Topics, in the 2021 version. 

The Sustainability Report also constitutes Pandox’s Communication on 
 Progress Report relating to the Ten Principles of the UN Global Compact. Pandox 
also reports according to TCFD and the EU Taxonomy Directive. 

Sustainability reporting is based on the Company’s material topics and 
 summarises these in five focus areas that are included in Pandox’s sustainability 
strategy. The sustainability strategy was produced with the help of dialogue with 
stakeholders and a materiality analysis conducted at the end of 2021. In 2022 
 Pandox started reporting on two new material sustainability topics, namely 
 climate adaptation of buildings, and sustainable materials and products.

The Sustainability Report covers the full year 2022. Pandox’s sustainability 
reporting follows the financial year and is published annually. The 2021 Sustain­
ability Report was published on 11 March 2022. The publishing date for the 2022 
Sustainability Report is 10 March 2023. The information in Pandox’s Sustainability 
Report has not been externally audited.

Some revisions have been made to previously reported sustainability data 
regarding GHG emissions in past years. Read more about this in Sustainability Note 
7 Climate. 

Changes to the property portfolio, organisation and its supply chain
During the year Pandox acquired DoubleTree by Hilton Bath in the UK and NH 
Brussels Louise in Belgium. DoubleTree by Hilton Bath has been included in the 
Operator Activities business segment since 23 September 2022. NH Brussels Louise 
was in the Operator Activities business segment in the fourth quarter of 2022, but 
was reclassified on 31 December 2022 to the Property Management segment.

In May 2022 Mora Hotell & Spa in Sweden was divested and Scandic Kajanus 
in Finland was divested in July – both were in the Property Management business 
segment. In addition, an agreement was signed in September on the sale of Inter­
Continental Montreal in Canada which was in the Operator Activities business 
 segment. The transaction was not completed until February 2023 and the property 
is therefore included in the 2022 Sustainability Report.

Other than the changes in the property portfolio, no significant changes have 
taken place within Pandox’s organisation or supply chain.

Report scope and boundaries
The Sustainability Report includes the Parent Company and directly owned sub­
sidiaries as well as their subsidiaries. The report covers the parts of the organisation 
that Pandox has operational control over. Pandox’s business activities are divided 

into two business segments: Operator Activities (20 hotel properties) and Property 
Management (137 hotel properties). Sustainability data in this Annual Report 
includes Pandox’s head office, Operator Activities and Property Management. 
The total property area for 2022 measures 2,090,920 (2,084,947) sq m.

19 of Pandox’s 20 hotels in the Operator Activities segment and the head office 
provide measured environmental data, which is presented in the tables under 
“Operator Activities and HQ”. Pandox does not yet have access to sustainability 
data for the property acquired in 2022 and they are therefore not included in the 
sustainability data reported. The aim is to include their sustainability data in 2023. 

In the Property Management segment Pandox owns and rents out 137 hotel 
properties. Tenants operate the hotels, are responsible for the employees and for 
sourcing their own energy, water, waste management etc. As far as possible Pandox 
tries to collect and report tenants’ environmental data for energy and water con­
sumption, waste and greenhouse gas (GHG) emissions for the hotels within Prop­
erty Management. The tenants’ environmental data is presented in the tables 
under “Property Management”. GHG emissions from the tenants’ usage and 
 operations is reported in Scope 3. 

In order for Pandox to collect environmental and energy data from the tenants, 
these companies must first give their consent. In the Property Management seg­
ment 94 hotels provide energy data, which represents 69 percent of the 137 hotels 
in the segment. This includes all Scandic hotels and the majority of Nordic Choice 
hotels, which are two of Pandox’s largest tenants. Leonardo and Jurys Inn have 
competition­related and/or organisational considerations and, as a result, have 
not yet consented to this. In this report Pandox has therefore introduced standard 
calculations for the properties the Company owns and leases out but does not 
receive measured data from. The purpose is to allow year­on­year comparisons in 
reporting and to provide information on all properties owned by Pandox, including 
those not under Pandox’s operational control. This has been vital to the process of 
setting science­based targets for the whole value chain. 

The tenants’ social and economic sustainability data is not reported in Pandox’s 
Annual Report as this is entirely outside Pandox’s operational control. 

The base year for sustainability data is stated in each table.

Contact information

Caroline Tivéus
SVP, Director of Sustainable Business
Phone: +46 735 32 74 41 
email: caroline.tiveus@pandox.se
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S.2. MATERIALITY ANALYSIS AND STAKEHOLDER DIALOGUE

Feedback from Pandox’s stakeholders on the Company’s sustainability work 
and external analysis carried out is important in determining how the Com­
pany sets its priorities internally and which improvement measures to imple­
ment. The most important stakeholder groups are Pandox’s owners, tenants, 
hotel guests, investors, professional and other organisations, suppliers and 
employees. These main stakeholders have in turn different expectations and 
requirements with respect to Pandox’s sustainability work. The most import­
ant stakeholder groups have been identified by determining what the stake­
holders’ influence on and interest in Pandox’s operations are. 

Process for materiality analysis and stakeholder  
dialogue ahead of 2022
In autumn 2021 a new stakeholder dialogue and materiality analysis were 
 carried out to determine if there were any changes in the stakeholders’ expec­
tations and requirements, and to identify which material sustainability topics 
Pandox should focus on and report on in 2022 and onwards. The results are 
presented in the diagram to the side here. 

This process began with an analysis of the external environment, including 
in­depth interviews with expert stakeholders, to identify potential sustain­
ability topics that may be material for Pandox. Surveys were then carried out 
in which external and internal stakeholders had the opportunity to evaluate 
how much emphasis Pandox should place on each sustainability topic. 
 Pandox examined the previous material sustainability topics as well as new 
topics, including biodiversity, climate adaptation, green transport and well­
being, but also the topic of increased cooperation between hotel chains, 
 property owners and suppliers.

Pandox then performed a new materiality analysis to evaluate the Company’s 
positive and negative impact on the surrounding communities throughout 
the value chain from an economic, environmental and social perspective, and 
to prioritise the most material sustainability topics. The Board of Directors 
then verified that the sustainability topics defined as material in the material­
ity analysis are important for Pandox to focus on.

sUsTAiNABiLiTY TOPiCs 
EVALUATED iN ThE 2021 
MATERiALiTY ANALYsis 
 
Environment

1   Reduced climate impact through redu­
ced GHG emissions

2   Reduced waste and increased recycling/
reuse 

3   Increased use of sustainable materials
4   Reduced energy consumption
5   Environmental certification  

of buildings
6   Environmental certification of hotel 

operations
7  Climate adaptation of the buildings
8  Reduced water consumption
9  Green transport 1)
10  Biodiversity 1)

Employees and suppliers
11   Business ethics and anti­corruption
12   Increased cooperation in the value 

chain within sustainability 1)
13   Health and safety of employees and 

subcontractors
14  Fair employment terms for employees
15  Attractive and equal workplace
16  Wellbeing, employees 1)

Guests and communities
17   Satisfied guests
18  Responsibility to local community
19  Health and safety of guests, visitors
20  Customer privacy and data protection
21  Prevent trafficking and prostitution
22   Purchase of locally produced, vegeta­

rian and vegan food 1)
23   Wellbeing, guests and visitors 1)

1)  These sustainability topics were analysed in the 
materiality analysis, but were evaluated as being 
less material to Pandox. 

Materiality analysis results
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Pandox’s impact on the environment, people, economies and society
PANDOX’s MATERiALiTY ANALYsis PROCEss iN 2021

1. External environment analysis
Purpose: Identification of potential mate­
rial sustainability topics in the property and 
hotel industries.

Methods: Validation of SASB material top­
ics for the industry, in­depth interviews 
with experts and media analysis. 1)

2. stakeholder dialogue
Purpose: Evaluation of which sustain­
ability topics internal and external 
stakeholders consider the most 
important ones for Pandox to focus on.

Methods: Surveys

3. Materiality analysis
Purpose: Assessment of Pandox’s 
impact on the external environment 
and prioritisation of the most material 
sustainability topics.

Method: Workshop with representa­
tives from Pandox’s executive man­
agement team etc.

4. Validation by the Board 
of Directors
Purpose: The material sustain­
ability topics were presented to 
and validated by the Board of 
Directors.

Method: Presentation at board 
meeting.

1) The GRI Standards do not as yet include any sector­specific standard for the property industry. 
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REsULTs OF sTAKEhOLDER DiALOGUE 2021

stakeholder group Dialogue format Most important sustainability topics

Hotel guests Survey • Health and safety of guests and visitors
• Satisfied hotel guests (quality of services)
• Wellbeing of guests and visitors
• Customer privacy and data security

Tenants Survey/interview • Business ethics, anti-corruption
• Employee health and safety
• Satisfied tenants and hotel guests
• Zero tolerance for trafficking and prostitution

The community 
(stakeholder
organisations)

Survey/interview • Reduced energy consumption
• Reduced climate impact / Climate adaptation 
•  Business ethics, anti-corruption / Increased 

cooperation
• Health and safety of guests and visitors

Suppliers Survey/interview • Zero tolerance for trafficking and prostitution
• Business ethics, anti-corruption
• Health and safety of guests and visitors

Analysts Interview • Business ethics, anti-corruption
• Zero tolerance for trafficking and prostitution
•  Reduced energy use / 

Environmental certification of buildings
• Reduced climate impact

Investors Survey/interview

Shareholders Survey/interview

Board of Directors Survey/interview

Executive management 
team

Survey • Zero tolerance for trafficking and prostitution
• Sustainable products and materials
• Attractive and fair workplace
• Health and safety of guests and visitors

Hotel employees Survey • Zero tolerance for trafficking and prostitution
• Attractive and fair workplace
• Customer privacy and data security
• Employee wellbeing

General managers Survey

Employees: head office and 
Property Management

Survey • Zero tolerance for trafficking and prostitution
• Attractive and fair workplace
• Employee health and safety
• Customer privacy and data security

  Note S.2., cont.

Ongoing dialogue with stakeholders
Pandox has ongoing dialogue with its stakeholders throughout the 
financial year in addition to the specific stakeholder dialogue on 
sustainability that took place in 2021.

Topics covered in dialogue with tenants are determined by the 
agreement and which issues are relevant to address. The revenue­based 
rent system requires the parties to work together in a constructive way 
to understand the market and achieve common goals. During the year 
the conversation was dominated by maintenance and development 
projects. In 2023 a survey is planned to be sent out to all 137 tenants 
with the aim of gaining a better understanding of their expectations 
with respect to Pandox’s sustainability work. 

As survey is carried out each year of employees at the head office and 
quarterly of employees at hotels operated by Pandox. Read more on 
page 77.

Dialogue with shareholders and investors takes place on a quarterly 
basis in connection interim reporting, through road shows and informal 
meetings, and through surveys to determine what they want to see in 
the Annual Report. In 2022 Pandox also intensified its dialogue with 
four of its largest banks regarding green financing. An agreement was 
reached with one of the banks in December regarding obtaining a 
sustainability­linked loan. This will take place in connection with a 
refinancing transaction in January. This dialogue clearly revealed what 
the requirements are and what is expected of Pandox. This has in turn 
impacted Pandox’s strategic internal processes. 

Pandox arranges an annual Hotel Market Day focusing on trends and 
knowledge transfer. Pandox’s most important stakeholders are invited to 
this event. 

Pandox has a structure for dialogue with suppliers through its 
supplier audit process. This allows Pandox to support and develop 
cooperation and to encourage suppliers to work in a more professional 
and structured way on sustainability. To read more about the supplier 
audit process, see page 72 and Sustainability Note 13. 

Pandox also has a dialogue with professional and industrial organisa­
tions on development opportunities, for example in connection with 
their evaluation of Pandox’s sustainability work and results from 
surveys such as GRESB and CDP. 

s U s T A i N A B i L i T Y  N O T E s P A N D O X  A N N U A L  R E P O R T  2 0 2 2     8 3



 

Download as PDF to print out   

Strategy and operations 

Market and trends 

Properties 

Sustainability 

Pandox’s sustainability agenda

Pandox’s value chain

Sustainability targets and strategies

Environment and climate

Responsible and fair business

Guest satisfaction and security

Attractive and equal workplace

Inclusive local communities

Sustainability notes

GRI Index

TCFD Index

Sustainability definitions

Governance 

Financial 

PANDOX’s MATERiAL sUsTAiNABiLiTY TOPiCs AND hOW ThEY LiNK TO GRi REPORTiNG FOR 2022

Focus area Pandox’s material sustainability topics 
2022

Reported topic-specific GRi disclosures and company-specific disclosures 
in the 2022 Annual Report

Environment and climate Energy consumption GRI 302-1 Energy consumption within the organisation
GRI 302-2 Energy consumption outside the organisation
GRI 302-3 Energy intensity

Climate impact GRI 305-1 Direct (Scope 1) GHG emissions 
GRI 305-2 Indirect (Scope 2) GHG emissions 
GRI 305-3 Other indirect (Scope 3) GHG emissions 
GHG 305-4 GHG emission intensity

Climate adaptation of buildings Company-specific disclosures: 
P-1: Properties for which climate risk assessment has been carried out  
as a percentage of total properties

Water consumption GRI 303-5 Water consumption

Waste and recycling GRI 306-3 Waste generated

Sustainable materials and products GRI 301-1 Materials used by weight or volume

Sustainability certification Company-specific disclosures: 
P-2 Sustainability-certified properties 
P-3 Percentage of Pandox’s Operator Activities that are sustainability-certified

Responsible and fair business Sound business ethics/Anti-corruption GRI 205-3 Confirmed incidents of corruption and actions taken

Sustainable supply chain GRI 308-2 Negative environmental impact in the supply chain and actions taken 
GRI 414-2 Negative social impacts in the supply chain and actions taken 

Zero tolerance for trafficking and 
 prostitution

Company-specific disclosures:  
P-4 Number of incidents of prostitution or trafficking

Guest satisfaction and security Satisfied guests Company-specific disclosure: P-5 Guest satisfaction in Operator Activities

Guest health and safety GRI 416-2 Incidents of non-compliance concerning the health and safety impacts  
of products and services

Customer privacy and data protection GRI 418-1 Substantiated complaints concerning breaches of customer privacy and 
losses of customer data

Attractive and fair workplace Attractive workplace that encourages 
 development

GRI 401-1 New employee hires and employee turnover 
GRI 404-1 Average hours of training per year per employee
GRI 404-3 Percentage of employees receiving regular performance and career 
 development reviews

Health and safety of employees and 
 subcontractors

GRI 403-9 Work-related injuries 
GRI 403-10 Work-related ill health
Company-specific disclosures: 
P-6 Sickness absence by segment

Fair employment terms 
and equal rights

GRI 405-1 Diversity of governance bodies and employees 
GRI 406-1 Incidents of discrimination and corrective actions taken

Inclusive local communities Responsibility to local community Company-specific disclosures: 
P-7 Percentage of hotels in Operator Activities, including the head office, that have 
community projects

  Note S.2., cont.

S.3. EXTERNAL CONVENTIONS, INITIATIVES AND 
MEMBERSHIPS 

In addition to following laws in the countries where Pandox 
operates, the Company also supports international initiatives 
and is a member of various associations.

International conventions and initiatives
• UN Global Compact
• UN SDGs and Agenda 2030
• ILO Declaration on Fundamental Principles and  

Rights at Work
• UK Modern Slavery Act
• International Bill of Human Rights 
• UN Guiding Principles on Business and Human Rights 
• OECD Due Diligence Guidance for Responsible  

Business Conduct

Membership of associations, organisations  
and industry initiatives
• Energy and Environment Alliance Capital Market  

Committee (EEA)
• Sweden Green Building Council
• European Public Real Estate  Association (EPRA)
• Property owners and their sustainability councils
• GRI Sustainable Hospitality Global  Committee
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S.4. SUSTAINABILITY MANAGEMENT

Decision­making body on sustainability

The Board of Directors has overall responsibility for the strategic focus of sustain­
ability and climate work, and makes decisions on the Company’s policies. The 
Board of Directors also makes decisions on significant investments, such as 
green investment programmes and certification of properties. Feedback is 
 provided to the Board through a six­monthly board report and an annual oral 
presentation by the SVP, Director of Sustainable Business. 

The CEO and the executive management team are responsible for day­to­day 
operation of the Company and report to the Board of Directors. They are respon­
sible for delivering on targets and strategies and taking decisions on general oper­
ational matters, including sustainability. They are also to ensure that systems 
and processes are in place to monitor and control the Company’s operations and 
risks, including climate­related risks and opportunities. The SVP, Director of 
 Sustainable Business is a member of the executive management team.

The Sustainability Committee, consisting of representatives from the executive 
management team and experts, addresses ongoing issues and decisions relating 
to sustainability work. The efforts in 2022 focused on science­based targets, 
green financing, and diversity and inclusion. The Sustainability Committee is 
also active in the green investment programmes and the BREEAM certification 
process for all properties in Operator Activities. The SVP, Director of Sustainable 
Business convenes committee meetings.

The SVP, Director of Sustainable Business is responsible for ensuring that sus­
tainability is integrated into Pandox’s day­to­day operations in consultation 
with individuals responsible for the relevant areas, who are often the heads 
of the business areas. The Director’s participation in executive management 
meetings ensures that sustainability is always high up on the agenda and 
integrated into the Company’s business. 

The SVP, Director of Sustainable Business also leads the Sustainability 
Forum attended by experts, property development managers and adminis­
trators who run the green investment programmes and BREEAM certification 
of properties in Operator Activities. In 2022 the forum analysed and evaluated 
the possibility of setting and submitting science­based targets. A strategic, 
long­term initiative within diversity and inclusion was also launched. 

The SVP, Director of Sustainable Business reports sustainability perfor­
mance to the executive management team and the general managers in the 
Operator Activities segment on a continual basis, including through the quar­
terly Green Update reports. Sustainability is also a permanent element of the 
Company’s strategic kick­off meetings held twice a year for the executive 
management team, board representatives, head office employees, Property 
Management representatives, and key decision­makers within Operator 
Activities. 

All Pandox employees are responsible for incorporating sustainability into 
their work in accordance with the Company’s policies and strategies.

Governing documents
The Code of Conduct for employees constitutes the ethical guide­
lines for Pandox’s operations. As part of their workplace orientation 
every new employee learns about the Code of Conduct in a 
Company­ wide digital course. The Code of Conduct also prohibits 
the employees from taking a political stance in the Company’s 
name. The Code is based on the Ten Principles in the UN Global 
Compact and the underlying conventions and declarations that 
cover human rights, rights at work (ILO), environmental protection 
and anti­corruption.

Pandox’s Code of Conduct for business partners is also based 
on the principles above and describes the expectations that Pandox 
has of its suppliers regarding human rights, labour rights, the envi­
ronment and anti­corruption. 

Pandox’s Anti­Corruption Policy supplements the Code of Con­
duct and states that the Company has zero tolerance for all forms of 
corruption. 

The Human Rights Policy states that the Company must respect 
and promote human rights throughout the organisation, including 
in the value chain and in the communities where Pandox operates.

Pandox’s Environmental Policy establishes the values and 
guidelines for Pandox’s environmental work. Areas covered include 
energy and water consumption, emissions and waste. The precau­
tionary principle is part of the Environmental Policy and involves 
the Company proactively avoiding environmental risk and negative 
environmental impact. 

Pandox’s Tax Policy states that Pandox must always act in 
 compliance with the tax rules in effect. All taxes and levies are paid 
according to local laws and regulations in the countries where Pandox 
operates. Tax management is to be ethical and commercially sound. 
In the event of uncertainty, the precautionary principle and trans­
parency apply. As a good corporate citizen, Pandox regards paying 
tax as part of its social responsibility. 

Pandox’s Personal Data Policy and Information Security Policy 
guarantee protection of guests’ personal data and privacy. 

All of the above policies have been signed by the Board of Direc­
tors. Policies with general relevance are published on Pandox’s 
website, while those of a more technical nature are not published 
there. Each policy has information on which international princi­
ples the policy supports, which activities and which stakeholders 
they include, division of responsibility, guidelines to be followed 
and how the policy is to be communicated and implemented.

The Purchasing Policy and Maintenance Policy are not signed by 
the Board but by a representative from the executive management 

team, as that is a more operational issue. These enable Pandox’s 
properties to be operated in a uniform manner and make it possible 
to create proactive plans for the short and medium term for each 
property. In addition to facilitating budget planning, the policies are 
also helpful in the BREEAM certification process for the properties.

Monitoring and control
In order to perform an accurate status analysis and prioritise the 
right activities and investments, Pandox continued to collect sus­
tainability data on a monthly basis in 2022 in areas such as water 
and energy use as well as waste. This data is validated every quarter. 
At the end of the year 19 of the 20 hotels in the Company’s Operator 
Activities segment, as well as the majority of the hotels in Property 
Management, were included in the system. The goal is for all hotels 
to report into the system. 

The sustainability data collection system has enabled analysis to 
be performed to assess and prioritise among various environmental 
investments. Analysis of the data resulted, among other things, in 
the creation of the second green investment programme in Operator 
Activities. 

The system has also identified the need to review waste proce­
dures on site in Pandox’s own operations to gain control, set goals 
and reduce waste, and the need to put in place supplementary 

iMPORTANT GOVERNiNG DOCUMENTs
• Code of Conduct for employees 
• Code of Conduct for business partners
• Environmental Policy
• Anti­corruption Policy
• Human Rights Policy
• Tax Policy
• Purchasing Policy
• Maintenance Policy
• Personal Data Policy
• Information Security Policy
• Statement on the Modern Slavery Act
• Risk management and internal control
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agreements containing green provisions in Property Management to meet the 
requirements in both the EU taxonomy and the Paris Agreement. 

To ensure compliance with the Codes, Pandox has internal control proce­
dures – such as the “four eyes” principle, which requires two signatures on 
contracts to minimise the risk of errors or corruption. In recruiting contexts 
the “grandfather” principle is applied, whereby the CEO is always involved in 
the recruitment of key management roles. To ensure this is managed correctly 
in accordance with established processes, self­assessments are completed 
annually and reported on to Pandox’s Audit Committee. These controls help 
Pandox to maintain high quality in ongoing accounting processes and conse­
quently also in financial reporting.

The whistleblower system and grievance mechanisms 
Pandox values an open culture in which employees and stakeholders are not 
afraid to report irregularities and problems in the workplace so that they can 
be addressed. Pandox therefore has an independent, external whistleblower 
system available to employees and other external stakeholders. Any sus­
pected irregularities or deviations from Pandox’s policies can be reported 
anonymously into the system. Matters reported are handled by an external 
party. It is also possible to report on HR issues anonymously. These are then 
handled by the respective hotel’s head of HR. 

Pandox’s stakeholders can also submit grievances or ask to have steps taken 
to remedy any negative impact that Pandox has caused or contributed to. This 
includes human rights violations. Complaints of this nature can be made to 
any manager within Pandox, who then forwards the matter to be addressed 
by the executive management team. The Board is informed about all matters 
of a more serious nature.

Employees at hotels operated by Pandox have the opportunity to appoint 
a works council for their hotel, consisting of employee representatives and an 
appointed manager. The council is tasked with ensuring that the employees’ 
rights are respected. Internal grievances can also be raised with the council 
and are then communicated to the hotel’s management so that appropriate 
steps can be taken.

Employees can also make complaints and provide feedback through quar­
terly employee surveys carried out at Pandox­operated hotels as well as annu­
ally at the head office. The general managers and the executive management 
team are provided with the results in order to make decisions on relevant 
steps to take if necessary. 

To manage feedback from guests, Pandox uses an external company to 
 capture all complaints communicated via the market’s various booking sites, 
such as Tripadvisor, Booking.com, Holidaycheck etc., and responds to com­
plaints directly in those channels. 

  Note S.4., cont.
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PANDOX’s GOVERNANCE OF MATERiAL sUsTAiNABiLiTY TOPiCs 

GOVERNANCE (GRi 3-3)

MATERiAL 
 sUsTAiNABiLiTY 
TOPiCs 

impact on the economy, environment, people 
– negative/positive, actual/potential

involvement in impacts 
– where in the value chain

Policies and commitments 
– to manage the issue

Actions taken  
– to prevent, mitigate or address impacts

Tracking the effectiveness  
of the actions taken 
– processes, targets, progress, lessons 
learnt

Engagement with stakeholders 
– impact on actions and  contribution 
to outcomes

Energy consumption Significant energy consumption, 
 potential for a positive impact on the 
environment and economy by improving 
efficiency and producing locally.

Requirements of suppliers of 
energy and products that use 
energy. Energy producer and facil-
itator of energy efficient actions 
among tenants and hotel guests.

Environmental Policy, 
 Maintenance Policy, SBTi.

Pandox’s green investment 
 programmes. Expansion of solar 
 panels. Investigation and analysis  
of actions within Property 
 Management.

Continual energy monitoring. 
Monitoring self-generated 
energy.

Energy investigations carried out 
will provide the basis for future 
green leases with clients within 
Property Management. 

Climate impact Substantial emissions in the value chain 
and potential to reduce these.

Requirements of suppliers of 
goods, materials and services in 
operations as well as capital 
goods purchases.

Environmental Policy,  
Purchasing Policy, SBTi.

Identification of significant emission 
items and planning to reduce these. 

Actions are followed up annually 
through calculations of Scope 1, 2 
and 3 emissions according to the 
GHG Protocol. Targets are pro-
duced according to SBTi.

A plan exists for training employ-
ees in material choices and circular-
ity. Evaluation of initiatives to be 
carried out in the year ahead.

Climate adaptation Short-term impacts identified through 
annual risk analysis. Long-term impact 
identified through a workshop with 
 Pandox’s executive management team  
in 2021, also deemed relevant for 2022. 
Sensitivity analysis carried to out assess the 
effects of identified risks and oppor tunities.

Development of properties and 
acquisitions.

Environmental Policy and  
reporting according to TCFD.

Desktop analysis of 100 percent of 
the property portfolio using climate 
risk assessment tool, site visits and 
creation of action plans.

The process of creating and 
implementing action plans is 
assessed annually. Actions are to 
be completed no later than 2030.

Cannot be evaluated until the 
action plans have been carried out 
in the years ahead.

Water consumption Potential negative impacts in areas of high 
water stress.

End-users in Operator Activities. 
Ability to exercise control, mainly 
through product choices, by quickly 
identifying and remedying water 
leaks, through behavioural changes 
(tenants and employees) and by 
developing innovative processes.

Environmental Policy. Installation of water-saving equip-
ment, encouraging employees, 
 tenants and hotel guests to help 
reduce water use.

Water use is monitored and 
reported annually. Results for 
2022 indicate a reduction in 
water use. Target for 2023 is a 20% 
reduction relative to 2018.

Monitoring process to be 
 developed in the years ahead.

Waste and recycling Negative impacts from wasting resources 
and significant potential for improvement 
in hotel operation and property manage-
ment.

Waste is generated by tenants, 
operational activities, construc-
tion projects and upstream in the 
value chain for sourced products.

Environmental Policy, Code of 
Conduct for business partners.

Reduced use of packaging and 
 single-use items. Detailed 
 monitoring of food waste.

Max. 1 kg waste/guest night by 
2025 and 0.6 kg/guest night no 
later than 2030 in Operator 
 Activities.

Plan to introduce visualisation of 
waste flows to facilitate better moni-
toring by management and employ-
ees at each hotel, as well as cam-
paigns to change behaviour. Evalua-
tion possible in 2024 at the earliest.

sustainable 
 materials and prod-
ucts 

Extraction of raw materials and the 
impact of material manufacturing in the 
value chain could potentially harm the 
environment and people. Reduced 
resource use and conscious material 
choices have a positive impact.

Purchase of materials and 
 products, use of chemicals and 
refrigerants.

Environmental Policy. Analysis of climate emissions in 
 construction and renovation, 
 chemical-free cleaning agents, 
switch to non-synthetic  refrigerants.

Monitoring the percentage of 
organic products and chemical- 
free cleaning agents at Pandox- 
operated hotels.

Employees involved through train-
ing and forums on chemical- free 
cleaning.

Environmental 
 certification

Verification of environmental perfor-
mance by a third party guarantees that 
ambitious goals are turned into practical 
actions. 

Part of the acquisition process, 
In-Use certification, recertification.

Environmental Policy. Active efforts are ongoing to increase 
the number of certifications for prop-
erties and operations.

BREEAM certification of proper-
ties operated by Pandox no later 
than 2030 (54% in 2022). Green 
Key certification of all hotels oper-
ated by Pandox (86% in 2022).

Certification of properties  
leased to other actors requires com-
mitment from the operator’s employ-
ees and a shared view that certifica-
tion creates business opportunities.

  Note S.4., cont.
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GOVERNANCE (GRi 3-3)

MATERiAL 
 sUsTAiNABiLiTY 
TOPiCs 

impact on the economy, environment, people 
– negative/positive, actual/potential

involvement in impacts 
– where in the value chain

Policies and commitments 
– to manage the issue

Actions taken  
– to prevent, mitigate or address impacts

Tracking the effectiveness  
of the actions taken 
– processes, targets, progress, lessons 
learnt

Engagement with stakeholders 
– impact on actions and  contribution 
to outcomes

Good business 
 ethics/anti- 
corruption

Positive impact through clear policies and 
systems to prevent corruption. Potential 
negative impact if guidelines are not 
 followed.

Sourcing of goods and services, 
acquisitions, HR matters.

Anti-Corruption Policy, Code of 
Conduct for employees, Code of 
Conduct for business partners, 
Insider Policy, risk management  
and internal control.

Digital purchasing systems within 
Operator Activities. Frequent training in 
the Code of Conduct and business 
 ethics. Clear escalation process for com-
plaints and incidents of a more serious 
nature. Whistleblower system that 
allows anonymity.

No cases of corruption were 
reported in 2022.

Training in the Code of Conduct 
currently also held in groups based 
on the employees’ wishes.

sustainable supply 
chain

Positive impact through demand for 
goods and services locally and globally. 
Potential negative impact on the environ-
ment and people if established require-
ments are not met.

Purchases of goods and services. Code of Conduct for business 
 partners.

Process for managing the supply 
chain and continual scrutiny of 
 business partners.

80% of purchases made through  
a digital purchasing system and 
20% from local suppliers. 48 sup-
plier audits in 2022.

If supplier nonconformances are 
observed, steps to improve can be 
agreed upon. In the case of serious 
or repeated nonconformances the 
contract can be terminated.

Trafficking and 
 prostitution

Very negative impact on people. Within Pandox there is a high level 
of awareness that trafficking and 
prostitution may occur in hotel 
environments.

Human Rights Policy. Modern Slavery 
Act statement. Zero tolerance for traf-
ficking. Whistleblower system and 
process for following up on incidents.

The hotel employees complete 
 internal training on the topic. 

Zero cases of prostitution or 
 sexual assault reported in 2022.

Constant focus on preventive 
 measures in cooperation with local 
police authorities.

satisfied guests Significant potential to have a positive 
impact on people.

Direct contact with guests in 
Operator Activities and facilitator 
in Property Management.

Code of Conduct for employees, 
Human Rights Policy, Personal Data 
Policy, Information Security Policy 
and Environmental Policy.

Continual training for employees 
based on Pandox’s Code of  Conduct 
for employees.

Continual measurement of guest 
satisfaction.

Continual identification of areas 
that generate high customer 
 satisfaction.

hotel guest health 
and safety

Potential negative impact on people in  
the event of shortcomings in procedures/
controls.

Direct contact with guests in 
Operator Activities and facilitator 
in Property Management.

Code of Conduct for employees, 
Personal Data Policy and Informa-
tion Security Policy.

Training of employees in first  
aid and data security. Ensuring ade-
quate perimeter protection, security 
guards and surveillance cameras.

Fire and evacuation drills are car-
ried out on a regular basis. Emer-
gency preparedness plans and 
safety policies are to be in place for 
all Pandox-operated hotels.

Guest safety is measured as part  
of the Company’s customer 
 satisfaction survey.

Customer privacy 
and data security

Potential negative impact on people and 
the economy in the event of shortcomings 
in procedures.

Direct contact with guests within 
Operator Activities.

Code of Conduct for employees, 
Personal Data Policy and Informa-
tion Security Policy.

Firewalls, password-protected 
 systems etc.

Annual review of the number of 
incidents in hotels operated by 
Pandox.

Continual improvement initiatives 
involving employees and systems to 
always maintain the highest levels of 
guest privacy and data security.

Attractive workplace 
that encourages 
development.

Positive impact through gender equality, 
and diversity and inclusion. Potential nega-
tive impact if the Company’s policies and 
guidelines are not complied with.

Employer responsibility for 
employees at hotels operated by 
Pandox, the head office and in 
Property Management.

Code of Conduct for employees, 
Human Rights Policy.

Annual performance and career 
development review and continual 
employee training.

Employee survey carried out 
every quarter within Operator 
Activities and annually in other 
parts of the Company.

In 2022 a diversity and inclusion 
workshop was held with represen-
tatives from the executive manage-
ment team and key individuals from 
Pandox-operated hotels. A similar 
initiative at all hotels operated by 
Pandox is planned for 2023.

health and safety  
of employees and 
 subcontractors

Potential negative impact if the Company’s 
policies and guidelines are not complied 
with.

Employer responsibility for 
employees at hotels operated by 
Pandox, the head office and in Prop-
erty Management. Consultants and 
suppliers who work at Pandox’s 
workplaces daily are included in an 
annual review of ill health, acci-
dents and sickness absence.

Code of Conduct for employees, 
Human Rights Policy.

Identification of the main elements of 
risk as well as training and information 
to limit the  number of accidents.

Continual monitoring of accidents 
at work and work-related ill health 
among employees and subcon-
tractors, as well as sickness 
absence among employees.

Regular meetings of health and 
safety officers, health and safety 
representatives and elected 
employee representatives with 
management of hotels operated 
by Pandox.

Fair employment 
terms and equal 
rights

Positive impact through gender equality, 
and diversity and inclusion. Potential 
 negative impact if the Company’s policies 
and guidelines are not complied with.

Employer responsibility for 
employees at hotels operated by 
Pandox, the head office and in 
Property Management.

Code of Conduct for employees, 
Human Rights Policy.

Whistleblower system that allows 
anonymity in HR matters. Collective 
agreements and collective bargaining 
in Operator Activities.

Annual review of the number of 
female general managers in hotels 
operated by Pandox. One case of 
harassment was reported in 2022. 

Pandox’s ambition is for both 
 genders to be represented in the 
recruitment process for senior 
roles.

Responsibility to 
local community

Positive impact through active commu-
nity engagement. Potential negative 
impact if policies and guidelines are not 
complied with.

Creation of job opportunities and 
venues for meetings and experi-
ences, and increasing security in 
the vicinity of the hotels.

Code of Conduct for employees  
and business partners.

All hotels and the head office will be 
involved in at least one project to sup-
port the local community. All hotels are 
to have facade and/or entrance lighting 
to increase safety in the vicinity.

Annual status report. Launch in 2023 of new strategy for 
local community engagement and 
strategy for sustainable purchasing at 
Pandox-operated hotels. Monitoring 
of this will begin in the year ahead.

  Note S.4., cont.
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S.5. REPORTING ACCORDING TO THE EU TAXONOMY

For the second consecutive year Pandox is reporting according to the EU 
 Taxonomy Regulation. The aim is to show to what extent the Company’s 
operations are environmentally sustainable and live up the EU’s six environ­
mental objectives. Initially only the first two environmental objectives in the 
taxonomy are being included since the other four objectives haven’t been 
released yet; climate change mitigation and climate change adaptation.

Pandox has produced guidance and instructions on the way in which data 
is to be gathered internally in order to report according to the Taxonomy 
 Regulation.

Reporting for 2022
In 2022, 55 percent of turnover, 99 percent of capital expenditure (CapEx) and 
100 percent of operating expenditure (OpEx) were eligible for the taxonomy’s 
environmental objective 1. The proportions aligned with the same environ­
mental objective were 4 percent of turnover, 6 percent of CapEx and 5 percent 
of OpEx. 

For existing properties, energy performance is the decisive parameter vis­à­
vis the EU taxonomy’s environmental objective 1. The property should be at 
least A­Rated to be classed as sustainable or be in the top 15 percent of the 
national building stock with evidence provided. In Sweden this implies A or B 
according to Fastighetsägarna, which is what Pandox use in its analyse until 
there is new guidance on the market. At the end of 2022 Pandox had nine 
properties that had an energy performance certificate with a rating of B. One 
of these is in Sweden and the remainder are in the UK. 

The taxonomy­aligned percentages should be viewed in light of the fact 
that Pandox’s property portfolio consists largely of older buildings, the major­
ity of which do not achieve a B rating. Existing buildings are not in the same 
position as new production, where current energy requirements are taken 
into account right from the planning stage. Moving a property from a very low 
energy rating to a rating of A or B can be technically very challenging and may 
require significant investment and cooperation with tenants, which is not 
always possible for externally operated hotels. In many cases it is determined 
that such a shift is neither commercially justifiable nor technically imple­
mentable, and that it would be necessary to demolish the building and build 
a new one. This is also not consistent with Pandox’s objective of reducing 
 climate impact, as it leads to high resource consumption. 

In addition, Pandox has properties in 15 markets with different national 
rules and regulations on how to calculate energy ratings and how different 
types of energy are to be weighted. The conditions and circumstances also 
vary greatly. Sweden has a widespread district heating grid with low emis­
sions, while natural gas boilers are a common solution for heating in countries 
such as England. Sources of electricity production also vary greatly from coun­
try to country. In Sweden fossil fuels account for around 1 percent of electricity 
production, while in the UK fossil natural gas accounts for 35 percent of elec­

tricity production, and there is also oil and coal in the mix in addition to this. 
Direct comparisons of national ratings therefore often do not provide a true 
and fair picture at present. As an example, an energy rating of B in England for 
certain types of buildings is equivalent to a rating of F in Scotland. In Germany 
there is no scale and in Belgium there are as yet no energy performance certifi­
cates for the hotel properties category. According to new EU directives, this 
will be required from 2025 to achieve better comparability between countries. 

As part of its work on SBTi Pandox launched an internal project to identify 
properties in which energy efficiency needs to be improved in order to align 
with the Paris Agreement. Pandox’s aim is to move properties to a B­rating 
where possible. 

Minimum safeguards:
In 2022 a review and assessment was carried out by a third party of Pandox’s 
performance in relation to the EU taxonomy’s minimum safeguards, based on 
the OECD Guidelines for Multinational Enterprises, the UN Guiding Principles 
on Business and Human Rights, and the ILO’s eight Fundamental Conven­
tions. The outcome of the review was that Pandox is assessed to be in compli­
ance with the governance criteria as defined in the minimum safeguards. 

In 2022 the Company carried out a human rights impact assessment 
(HRIA). To read more about this process and the assessment, see page 71. 

A contracted third party has also verified whether any incidents were 
reported to National Contact Points under the OECD Guidelines and/or any 
allegations against Pandox for any breach of labour laws and human rights 
were reported to the Business & Human Rights Resource Centre. The areas 
verified were Pandox, the executive management team and Board of Direc­
tors, and subsidiaries. The result was that no (0) incidents had been reported 
and there are therefore no indications that Pandox has been accused or found 
guilty of any breach of the OECD Guidelines and the UN Guiding Principles. 

In dialogue with Pandox it was also verified that the Company has devel­
oped and adopted appropriate programmes and measures to prevent and 
detect corruption and to ensure healthy competition. The result showed that 
neither Pandox nor its subsidiaries have breached any tax­related laws and 
there are no confirmed violations according to the Dow Jones RiskCenter. Nor 
has Pandox or its executive management been found guilty of any breach of 
competition laws, according to the Dow Jones RiskCenter.

In 2023 Pandox will further develop and formalise the full human rights 
due diligence process. This process will be based on six steps as described in 
the OECD Guidelines for Multinational Enterprises and the UN Guiding 
 Principles on Business and Human Rights.

DNSH:
Today’s society is highly vulnerable to climate change because it is adapted to 
the climate we have today. Climate change will lead to higher temperatures, 

changed precipitation patterns, and more frequent and intensive, extreme 
weather events, such as heatwaves, drought and torrential rain. It is therefore 
important to start now to determine which effects will impact Pandox’s oper­
ations and to make a plan to minimise these effects. Pandox therefore needs 
to perform climate risk assessment of its property portfolio and to carry out 
climate adaptation of properties where there is a high risk of negative impacts 
from a changed climate. Another important aspect of Pandox’s responsibility 
is to report according to the EU Taxonomy Regulation to what extent the 
 Company’s operations are environmentally sustainable.

Pandox uses a modelling tool that assesses and makes a financial evalua­
tion of the Company’s exposure to physical climate risk and natural disaster 
risk for all of its properties. The tool was implemented in 2022 and assesses 
the buildings’ risks based on the IPCC climate scenarios (RCP 2.6 (1.5 ⁰C), RCP 
4.5 (2–3 ⁰C) och RCP 8.5 (4 ⁰C)) and timeframes (current risk and risk in 2030, 
2050 and 2100 respectively). 

The tool includes both climate risks and each property is assigned a risk 
level of between one and five for each area, where one is very low risk and five 
is very high risk. 

The following climate risks are included in the tool in accordance with the 
Taxonomy Regulation: 
• Changed wind patterns
• Cyclones, hurricanes and typhoons
• Tornadoes
• Changed precipitation patterns and types
• Sea level rise 
• Drought
• Precipitation
• Floods 

The following climate risks are not included in the tool, for the reasons stated:
• Storms (including snowstorms, dust storms and sandstorms) are not 

included because dust storms and sandstorms do not constitute a major risk 
in Northern Europe where Pandox’s properties are primarily located. Snow­
storms may, on the other hand, constitute a risk for the property sector in the 
form of increased maintenance costs. However, it is still not entirely clear 
what the effects of climate change will be on snowstorms. In addition, there 
is no global risk map available for this. Instead data has to be obtained from 
local meteorological institutes. 

• Hydraulic variables are not included because the consequences do not 
 significantly affect the property sector. Drought and floods are covered by 
other climate variables. 

• Ocean acidification is not included in the analysis as this will mainly impact 
and change marine food chains and the food supply. The property sector is 
therefore not directly exposed to this risk.
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• Saltwater intrusion through surface and groundwater sources could reduce 
access to fresh water in coastal areas, which could affect a small percentage 
of the portfolio in the long term although this risk is not considered high for 
Pandox at this time. Other risks that may impact saltwater intrusion such as 
sea level rise are, however, included in the risk analysis.

• Water stress is not included in the risk analysis, but Pandox is conducting an 
analysis of this parameter using the WRI tool in order to monitor which 
properties are in areas of high water stress. 

• Glacial lake outburst flood (GLOF) is not included as there are no properties 
in regions close to glacial lakes.

• Landslide, landslip, erosion, avalanche, solifluction and subsidence are not 
included in the risk analysis because Pandox’s properties are not located in 
areas where these risks are considered sufficiently high. 

The tool is based on modern climate forecasts that correspond to the expected 
life of the properties. 

For properties that are considered to be aligned with the taxonomy’s tech­
nical criteria for environmental objective 2 for economic activity 7.7 or aligned 
with the technical criteria in environmental objective 1 where they need to 
meet the DNSH requirements for economic activities 7.2–7.7 or 9.3, Pandox is 
to conduct an individual analysis of the need for climate adaptation on site in 
the building when the physical climate risk is considered very high or high.

In 2022 site­based evaluations were conducted for the three properties 
with an energy rating of B as well as a high or very high risk based on climate 
adaptation. This resulted in an action plan for two of them. At the third prop­
erty a deeper analysis was carried out by a third party, who determined that a 
site inspection was not applicable. This was because the risk consisted of 
potential solifluction which was typical for the whole area, but the risk was 
still deemed minimal. 

Pandox’s taxonomy-eligible economic activities
• Renovation of existing buildings

• Installation, maintenance and repair of energy­efficient equipment

• Installation, maintenance and repair of charging stations  
for electric vehicles

• Installation, maintenance and repair of instruments and devices for 
measuring, regulation and controlling energy performance

• Installation, maintenance and repair of renewable energy 
 technology

• Acquisition and ownership of buildings

• Engineering activities and related technical consultancy dedicated 
to adaptation to climate change

• Professional services related to energy performance of buildings

ECONOMiC ACTiViTiEs

Turnover 
In Property Management, this consists of rental income and 
other property income and in Operator Activities, of revenue 
from operating activities. 

Taxonomy-eligible: 55% of turnover
(Rental income within Property Management is 

taxonomy­ eligible.) 
Taxonomy-aligned: 4% of turnover

Capital expenditure (CapEx) 
Consists of capital expenditure for investment properties 
(Property Management) and operating properties (Operator 
Activities). Both segments also include capital expenditure 
for right­of­use assets in the form of site leaseholds, office 
premises, cars and other leased equipment.

Taxonomy-eligible: 99% of CapEx
(All reported IFRS capital expenditure – including right­

of­use assets – within Property Management and Operator 
Activities are taxonomy­eligible except for capital expendi­
ture on right­of­use assets for certain premises, on cars and 
on other leased equipment.) 

Taxonomy-aligned: 6% of CapEx

Operational expenditure (OpEx) 
Pandox defines IFRS OpEx as operating expenses to main­
tain and operate our investment properties (Property Man­
agement) and operating properties (Operator Activities). 

Taxonomy-eligible: 100% of expenditure relating to main­
tenance and repair costs, which essentially means invest­
ments in investment properties that cannot be capitalised. 
The cost of operating the properties is not included.

Taxonomy-aligned: 5% of expenditure

  Note S.5., cont.
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PROPORTiON OF PANDOX’s TURNOVER ThAT is TAXONOMY-ELiGiBLE AND TAXONOMY-ALiGNED
Turnover

substantial contribution criteria DNsh criteria (Does Not significantly harm)

Economic activities (1)

Code/codes (2)

Absolute 
turnover (3)

Proportion of 
turnover (4)

Clim
ate change 

m
itigation (5)

Clim
ate change 

adaptation (6)

W
ater and m

arine 
resources (7)

Circular econom
y (8)

Pollution (9)

Biodiversity and 
 ecosystem

s (10)

Clim
ate change 

m
itigation (11)

Clim
ate change 

adaptation (12)

W
ater and m

arine 
resources (13)

Circular econom
y (14)

Pollution (15)

Biodiversity and eco-
system

s (16)

M
inim

um
safeguards (17)

Taxonomy- 
aligned propor-

tion of turn-
over, year N 

(18)

Taxonomy- 
aligned propor-

tion of turn-
over, year N-1 

(19)

Category 
(enabling activity 

or) (20)

Category 
 (transitional 
activity) (21)

MsEK % % % % % % % Yes/No Yes/No Yes/No Yes/No Yes/No Yes/No Yes/No Percent Percent E T

A. TAXONOMY- 
ELiGiBLE ACTiViTiEs

A.1. Environmentally sustainable 
activities (taxonomy-aligned)

7.7 Acquisition and ownership of 
buildings 7.7 212 4% 100% Yes Yes 4%

Turnover of environmentally sustain-
able activities (taxonomy-aligned) 
(A.1) 212 4% 100% 4%

A.2 Taxonomy-eligible but not envi-
ronmentally sustainable activities 
(not taxonomy-aligned)

7.7 Acquisition and ownership of 
buildings 7.7 2,840 51%

Turnover of taxonomy-eligible but 
not environmentally sustainable 
activities (not taxonomy-aligned) 
(A.2) 2,840 51% 51%

Total (A.1 + A.2) 3,052 55% 55%

B. TAXONOMY-NON-ELiGiBLE 
ACTiViTiEs

Turnover of taxonomy-non-eligible 
activities (B) 2,486 45%

Total (A + B) 5,537 100%

A.1. Environmentally sustainable (taxonomy-aligned) activities
7.7 Acquisition and ownership of buildings: Rental income within Property Management for properties with an energy rating of EPC B with an approved climate risk assessment. 
A.2 Taxonomy-eligible but not environmentally sustainable activities (not taxonomy-aligned)
7.7 Acquisition and ownership of buildings Rental income in Property Management for all other properties. 
Turnover from activities that are not taxonomy-eligible (B) 
Revenue that meets the taxonomy’s definition of revenue but that is not applicable. For example, re-invoicing and all revenue in Operator Activities.  
Total (A + B) 
Represents the Group’s net sales excluding government grants.

  Note S.5., cont.
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PROPORTiON OF PANDOX’s CAPEX ThAT is TAXONOMY-ELiGiBLE AND TAXONOMY-ALiGNED
Capital expenditure (CapEx)

substantial contribution criteria DNsh criteria (Does Not significantly harm)

Economic activities (1)

Code/codes (2)

Absolute
CapEx (3)

Proportion of
CapEx (4)

Clim
ate change 

 m
itigation (5)

Clim
ate change 

 adaptation (6)

W
ater and m

arine 
resources (7)

Circular econom
y (8)

Pollution (9)

Biodiversity and 
 ecosystem

s (10)

Clim
ate change 

 m
itigation (11)

Clim
ate change 

 adaptation (12)

W
ater and m

arine 
resources (13)

Circular econom
y (14)

Pollution (15)

Biodiversity and 
 ecosystem

s (16)

M
inim

um
 safeguards 

(17)

Taxonomy- 
aligned propor-
tion of CapEx, 
year 2022 (18)

Taxonomy- 
aligned propor-
tion of CapEx, 
year N-1 (19)

Category 
(enabling 
activity) 

(20)

Category
(transi-
tional

activity) 
(21)

MsEK % % % % % % % Yes/No Yes/No Yes/No Yes/No Yes/No Yes/No Yes/No Percent Percent E T

A. TAXONOMY-ELiGiBLE ACTiViTiEs

A.1. Environmentally sustainable activities  
(taxonomy-aligned)

7.7 Acquisition and ownership of buildings 7.7 3 0.1% 100% Yes Yes 0.1%

7.3 Installation, maintenance and repair of energy-efficient 
equipment 7.3 101 5.4% 100% Yes Yes Yes 5.4%

7.4 Installation, maintenance and repair of charging stations for 
electric vehicles in buildings (and parking spaces attached to 
buildings) 7.4 1 0.1% 100% Yes Yes 0.1%

7.5 Installation, maintenance and repair of instruments and 
devices for measuring, regulating and controlling energy 
 performance of buildings 7.5 12 0.6% 100% Yes Yes 0.6%

CapEx for environmentally sustainable (taxonomy-aligned) 
activities (A.1) 117 6.3% 100% 6.3%

A.2 Taxonomy-eligible but not environmentally sustainable 
activities (not taxonomy-aligned)

7.7 Acquisition and ownership of buildings 7.7 1,734 93.1%

CapEx for taxonomy-eligible but not environmentally 
 sustainable activities (not taxonomy-aligned) (A.2) 1,734 93.1% 93.1%

Total (A.1 + A.2) 1,851 99.4% 99.4%

B. TAXONOMY-NON-ELiGiBLE 
ACTiViTiEs

CapEx for taxonomy-non-eligible activities 
(B) 12 0.6%

Total (A + B) 1,863 100%

A.1 Environmentally sustainable (taxonomy-aligned) activities: 
Refers to aligned economic activities that meet the technical criteria applicable to Pandox’s investment properties and operating properties. Point 7.7 refers only to CapEx for properties with an energy rating of EPC B with an approved climate risk 
assessment. 
A.2 Taxonomy-eligible but not environmentally sustainable activities (not taxonomy-aligned):  
Of which acquisitions of MSEK 536 relate to operating properties and MSEK 365 to investment properties. Of which MSEK 432 is CapEx for existing investment properties, which largely corresponds to the investments stated in Note E1 (investment 
properties), adjusted for aligned CapEx included under point A.1. Of which MSEK 430 is CapEx for existing operating properties, which largely corresponds to the investments stated in Note E3 (operating properties), adjusted for aligned CapEx 
included under point A.1. Of which MSEK 87 is CapEx for right-of-use assets relating to rented premises where activities take place; this is included in Note G5 regarding investments in right-of-use assets.
B: Refers, for example, to rent for office equipment and offices. 

  Note S.5., cont.
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PROPORTiON OF PANDOX’s OPERATiNG EXPENDiTURE ThAT is TAXONOMY-ELiGiBLE AND TAXONOMY-ALiGNED
Operational expenditure (OpEx)

substantial contribution criteria DNsh criteria (Does Not significantly harm)

Economic activities (1)

Code/codes (2)

Absolute
O

pEx (3)

Proportion of
O

pEx (4)

Clim
ate change 

 m
itigation (5)

Clim
ate change 

adaptation (6)

W
ater and m

arine 
resources (7)

Circular econom
y (8)

Pollution (9)

Biodiversity and 
ecosystem

s (10)

Clim
ate change 

 m
itigation (11)

Clim
ate change 

adaptation (12)

W
ater and m

arine 
resources (13)

Circular econom
y 

(14)

Pollution (15)

Biodiversity and 
ecosystem

s (16)

M
inim

um
safeguards (17)

Taxonomy- 
aligned propor-

tion of OpEx 
year N (18)

Taxonomy- 
aligned pro-

portion of 
OpEx year 

N-1 (19)

Category 
(enabling 

 activity) (20)

Category 
(transitional 
activity) (21)

MsEK % % % % % % % Yes/No Yes/No Yes/No Yes/No Yes/No Yes/No Yes/No Percent Percent E T

A. TAXONOMY-ELiGiBLE 
ACTiViTiEs

A.1. Environmentally sustainable activities 
 (taxonomy-aligned)

7.7 Acquisition and ownership of buildings 7.7 2 2% Yes Yes 2%

7.3: Installation, maintenance and repair of  
energy-efficient equipment 7.3 4 3% Yes Yes 3%

7.5: Installation, maintenance and repair of instruments 
and devices for measuring, regulation and controlling 
energy performance of buildings 7.5 1 1% Yes Yes 1%

OpEx for environmentally sustainable activities  
(taxonomy-aligned) (A.1) 7 5% 5%

A.2 Taxonomy-eligible but not environmentally 
 sustainable activities (not taxonomy-aligned)

7.7 Acquisition and ownership of buildings 7.7 126 95%

OpEx for taxonomy-eligible but not environmentally 
sustainable activities (not taxonomy-aligned) (A.2) 126 95% 95%

Total (A.1 + A.2) 134 100% 100%

B. TAXONOMY-NON-ELiGiBLE 
ACTiViTiEs

OpEx for taxonomy-non-eligible activities (B) 0 0%

Total (A + B) 134 100%

A.1 Environmentally sustainable (taxonomy-aligned) activities: 
Refers to taxonomy-aligned economic activities that meet the technical criteria applicable to Pandox’s investment properties and operating properties. Point 7.7 refers only to OpEx for properties with an energy rating of EPC B with an approved 
 climate risk assessment. 
A.2 Taxonomy-eligible but not environmentally sustainable activities (not taxonomy-aligned): 
7.7: MSEK 49 of which is OpEx within Property Management and is included in the item “Costs, Property Management” in the consolidated income statement. MSEK 77 of which is OpEx in Operator Activities and is included in the item “Costs, 
 Operator Activities” in the consolidated income statement.

  Note S.5., cont.
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S.6. ENERGY

Pandox is reporting measured energy consumption for 113 out of the total 
of 157 properties for 2022. The table “Pandox’s energy consumption within 
Operator Activities and HQ” presents data for the 19 properties Pandox oper­
ates as well as the head office. The table “Tenants’ energy consumption within 
Property Management” shows the energy consumption downstream in the 
value chain for tenants in the Property Management segment. Measured data 
from 94 of 137 properties is included. A standard calculation is made for 43 
properties. Of the hotels reporting data to Pandox within Property Manage­
ment, the majority are located in the Nordic region where electricity and dis­
trict heating production generate lower emissions than where these are pro­
duced in countries outside the Nordics. Read more about Pandox’s energy 
work on page 63. 

The total measured energy consumption was 325 MWh and the average 
energy intensity was 207 (200) kWh/sq m. Including standard data and 
degree­day correction, energy consumption was 451 MWh with an energy 
intensity of 217 (194) kWh/sq m. Total energy consumption increased in 2022 
compared with 2021 due to higher occupancy at hotels as a result of eased 
restrictions following the pandemic. Energy intensity was 231 (214) kWh/sq 
m within Operator Activities and 214 (189) kWh/sq m within Property Man­
agement. Energy intensity per guest night for the whole property portfolio 
was 42 (62) kWh/guest night. Renewable energy accounted for 41 (41) percent 
of total measured energy consumption in 2022 for the entire Pandox property 
portfolio. This includes energy sources such as wind power, hydropower and 
solar energy. Fuel includes gas, pellets and fuel oil. Six hotels produce their 
own electricity, which amounted to 1,575 (1,045) MWh in 2022. 

Description of the standard calculation method
Pandox reports standard calculations for values at properties leased to tenants 
within Property Management where the Company has no measured data for 
these. Read more about the reason for this in Sustainability Note 1. Standard 
calculations are made multiplying energy intensity (kWh/sq m) for properties 
in Property Management that have measured data by the total number of 
square metres for the properties that lack measured data. The table “Tenants’ 
energy consumption within Property Management” presents data based on the 
standard calculation below the actual data for energy consumption measured.

PANDOX’s ENERGY CONsUMPTiON WiThiN OPERATOR ACTiViTiEs AND hq 1)

Renewable energy Non-renewable energy Total

(MWh) 2022 2021 2020 2022 2021 2020 2022 2021 2020

Fuel 3,573 2,612 2,020 24,867 25,469 22,810 28,440 28,081 24,830

Electricity 31,321 36,033 22,130 5,377 6,094 6,507 36,698 42,127 28,637

– of which self-generated electricity 1,575 584 308

Heating 948 1,282 0 5,158 7,152 6,119 6,106 8,434 6,119

Cooling 3,323 136 0 3,107 3,877 4,579 6,430 4,013 4,579

Total energy consumption 39,165 40,063 24,150 38,508 42,592 40,015 77,674 82,655 64,165

Total weather-normalised energy 85,817 81,475 62,980

Energy intensity, kWh/sq m 231 214 169

TENANTs’ ENERGY CONsUMPTiON WiThiN PROPERTY MANAGEMENT 2)

Renewable energy 3) Non-renewable energy Total

(MWh) 2022 2021 2020 2022 2021 2020 2022 2021 2020

Fuel 0 2,067 100 26,023 19,616 18,139 26,023 21,683 18,239

Electricity 89,854 82,566 83,847 28,120 24,491 22,205 117,975 107,057 106,052

Heating 5,591 5,213 0 93,718 93,010 94,595 99,309 98,223 94,595

Cooling 53 71 0 4,166 4,042 3,629 4,219 4,113 3,629

Energy consumption (from properties 
with measured data) 95,499 89,917 83,947 152,027 141,159 138,568 247,525 231,076 222,515

Weather-normalised 256,028 223,235 200,317

Energy intensity, kWh/sq m  
(measured data) 214 189 174

standard calculation of energy 
 c  onsumption for properties with  
no measured data 2) – – 109,367 97,828 –

Total energy consumption – – 365,395 328,904 –

Total energy intensity for Operator 
 Activities and Property Management, 
kWh/sq m 217 194 –

1) The data covers Pandox’s own operations, i.e. 19 of 20 hotels in Operator Activities and the Pandox head office. There is no data for DoubleTree by Hilton Bath, UK as it was acquired in autumn 2022 and is included in the segment as of 1 January 2023. Within Property Management one hotel pro­
perty that houses Mora Hotell & Spa in Sweden was divested in spring 2022. The weather­normalised energy consumption is calculated using heating degree days (HDD). HDD is defined as the number of degrees and is calculated based on the difference between the average outdoor temperature 
and a base temperature; the latter is 18 degrees Celsius for all locations studied. The energy consumption is then normalised according to the average HDD over the past 10 years. Energy intensity per square metre is based on weather­normalised energy and an area of 372,134 sq m. Sel­generated 
electricity and heat production comes from solar panels, solar collectors and local combined heat and power plants (CHP). No energy produced internally is sold.

2)  This table presents energy consumption downstream in the value chain, i.e. among tenants who are responsible for operating hotel properties in Pandox’s Property Management segment. 94 out of a total of 137 properties reported actual measured data for 2022, including all of the Scandic hotels. 
Actual measured data for 2021 included 93 hotels and data for 2020 included 94 hotels. The increase in energy consumption from 2021 to 2022 is attributable to increased occupation due to fewer restrictions. In order for Pandox to collect environmental and energy data from the tenants, these 
 companies must first give their consent. Other tenants have competition­related and/or organisational considerations that result in them not yet consenting to this. For properties with no actual measured data, in 2021 Pandox started making standard calculations of energy consumption. Hotel 
Pomander was closed during the year and is not included in the standard calculation. For a description of the standard calculation method, see Sustainability Note 6 above. 

3) The total percentage of renewable electricity was 76 (77) percent due to the fact that many operators signed renewable energy agreements.
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S.7. CLIMATE

GHG EMISSIONS
Pandox reports GHG emissions for all 157 (157) properties. Of these, Pandox 
received measured data from 113 properties. A standard calculation has been 
used for 43 properties. There is no data for Hotel Pomander which was closed 
and is not included in the standard calculation. Read more about this under 
the table.

Direct emissions in Scope 1 and 2 Pandox’s combustion of fuels such as 
oil and gas in its own operations, fuel for the Company’s cars and emissions of 
refrigerants give rise to Scope 2 emissions. Pandox also purchases electricity, 
district heating and cooling for its own operations and these give rise to Scope 
2 emissions. The greenhouse gases included in the calculations are carbon 
dioxide, methane, nitrous oxide and ozone. 

Pandox’s total direct GHG emissions in Scope 1 and 2 amounted to 8,708 
(8,478) metric tons of CO2e in 2022, which is an increase of 2.7 percent. This 
includes emissions from 19 of 20 hotels in Pandox’s Operator Activities seg­
ment and the head office. The previously reported Scope 1 emissions for 2021 
have been updated as missing natural gas data has been added.

Emission intensity based on the direct emissions amounted to 23 (23) kg 
CO2e per sq m. The calculation is based on a floor space of 372,134 square 
metres, which does not include DoubleTree by Hilton Bath in the UK, for 
which no data was reported for 2022.

Indirect Scope 3 emissions
Upstream in the value chain
The most material Scope 3 emissions upstream in Pandox’s value chain come 
from purchased goods, materials and services which amounted to 18,231 
(19,230) metric tons of CO2e, and emissions from purchased capital goods 
which amounted to 9,978 (19,839) metric tons of CO2e. 

In 2022 the Swedish Environmental Research Institute (IVL) analysed and 
quality­assured emissions data in connection with the preparations for setting 
science­based targets. The 2021 spend analysis was also verified at the same 
time. It emerged that some flows had been counted twice, by being included 
both in the spend analysis and in the lifecycle analysis used to calculate capital 
goods. The renovations category was therefore not included in the spend 
analysis for 2022.

A technical error in exporting emissions data from the 2021 spend analysis 
was also discovered. This resulted in Pandox reporting incorrect Scope 3 emis­
sions for 2021 in the purchased goods and services category in the 2021 
Annual Report. Pandox reported higher emissions than actually originated 
from the Company. The total figure for this element of Scope 3 emissions in 
2021 has therefore been revised from 26,656 metric tons of CO2e to the 
 correct figure of 19,230 metric tons of CO2e in the 2022 Annual Report.

The following GHG Protocol Scope 3 categories were analysed using the 
spend method: purchased goods, materials and services, and waste generated 
in operations.

GHG emissions from Pandox’s own business travel amounted to 388 (325) 
metric tons of CO2e in 2022. Business travel is therefore not considered a 
 significant emissions category. Pandox will, however, continue to internally 
measure and monitor this item annually in order to take steps if business 
travel should increase. 

Downstream in the value chain
IVL has checked and provided proposals for updated and more specific emis­
sion factors. Based on this, the emissions for 2021 have been revised, resulting 
in higher emissions in Scope 3. Emissions downstream in the value chain are 
emissions from tenants operating and heating hotels, which is the single larg­
est emissions category. The emissions amounted to 60,046 (59,812) ton CO2e 
and are reported in the GHG Protocol category of downstream leased assets. 
For the properties where the tenants provide measured data on actual energy 
consumption, energy­based emissions are reported in the table. For leased 
properties that cannot provide measured data, in 2021 a standard calculation 
was introduced to gain a more comprehensive picture of emissions. The stan­
dard calculation is based on average energy intensity per square metre for the 
properties that have measured data, multiplied by the floor space in square 
metres of the properties with no measured data, to then be multiplied by each 
country’s average emission factor.

Base year and comparability
The table shows GHG emissions for the years 2022, 2021 and 2020. 2021 is 
used as the base year for Pandox’s GHG emissions in Scope 1 and 2. Collection 
and calculation methods for these emissions are comparable year­on­year as 
the data quality is good. On the other hand, it is not possible to fully compare 
Scope 3 emissions year­on­year as Pandox has been developing and improv­
ing its data collection on an ongoing basis and has added more Scope 3 catego­
ries. In addition, emission factors have been updated to reflect the energy mix 
used each year. Pandox is also always working to gain access to actual data to 
gradually replace the standard data. This is part of Pandox’s endeavour to have 
as accurate a picture of the actual situation as possible. 
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PANDOX’s GhG EMissiONs

(metric tons CO2e) 2022 2021 2020 Method in 2022

scope 1 emissions 5,825 5,636 4,276 Actual energy data 1)

scope 2 emissions (market-based) 2,883 2,843 3,703 Actual energy data – market-based 1)

scope 2 emissions (location-based) 7,350 6,248 7,571 Actual energy data – location-based 1)

Total emissions scope 1 and 2 (market-based) 8,708 8,478 7,979 Actual energy data – market-based 1)

Total emissions scope 1 and 2 (location-based) 13,175 11,884 11,847 Actual energy data – location-based 1)

Change, % (market-based) +2.7% +6.3% –8.4% Actual energy data – market-based 1)

Change, metric tons CO2e (market-based) +230 +499 –728 Actual energy data – location-based 1)

Material scope 3 emissions 2) 

1.  Purchased goods and services 18,231 19,230 93,000 Spend-based 3)

2.  Capital goods 9,978 19,839 6,000

–  of which new construction, retrofit, renovation of properties 9,978 19,839 N/A LCA-based standard calculation 4)

3.  Upstream production of fuel and energy 2,265 2,166 1,209 Actual data 

5.  Waste generated in operations 475 563 4,000 Spend-based 3)

13. Downstream leased assets 60,046 59,812 30,586

– of which based on measured data from tenants 32,420 30,389 30,586 Actual energy data 1)

– of which standard calculations for other tenants 27,626 29,423 N/A Energy-based standard calculation 5)

Total emissions scope 3 90,995 101,610 134,795

Total emissions scope 1, 2 and 3 (market-based) 99,703 110,088 142,774

Total emissions scope 1, 2 and 3 (location-based) 104,170 113,494 146,642
1) The Company’s operations in different countries report their actual measured data in Pandox’s reporting tool, which is then consolidated to the group level. Reported Scope 1 and 2 emissions are 

based on reported energy usage. The tool uses emission factors taken from the following sources for GHG emissions:  
Electricity: Association of Issuing Bodies, 2021 (market­based, electricity), IEA, 2021 (location­based) and Vattenfall EPD (origin­labelled electricity and Bra miljöval).  
Fuels (coal, oil, natural gas, pellets, wood chips, biogas, bio oil): Swedenergy, 2019.  
Petrol: Swedish Energy Agency Fuel Act, 2019 (well to tank), and the Swedish Environmental Protection Agency’s emission factors and heating values, 2020 (tank to wheel).  
Diesel and propane: DEFRA.  
District heating: DEFRA, 2020 (location­based) and Swedenergy, 2019 for Swedish district heating and data from the respective suppliers in Germany, Denmark and Canada (market­based).  
Refrigerants: Swedish Environmental Protection Agency, 2019.

2) Pandox reports its significant GHG emissions in Scope 3 according to the GHG Protocol. The following emission categories are not considered relevant as emissions amount to less than 500 metric 
tons of CO2e per year or do not occur in Pandox’s value chain: 4. Upstream transportation, 6. Business travel, 7. Employee commuting, 8. Upstream leased assets, 9. Downstream transportation, 10. 
Processing of sold products, 11. Use of sold products, 12. End­of­life treatment of sold products, 14. Franchises, 15. Investments. The category of purchased goods, materials and services includes 
upstream emissions in the value chain for purchases made in operations throughout Pandox (in Operator Activities, Property Management and at the head office). The subcategory for capital 
goods – construction, retrofit and renovation of properties – includes Scope 3 emissions from the building stage (A1–A5).

3) These emissions calculations are performed by an external party and based on transaction data from Pandox’s purchases where each supplier is categorised based on Swedish industry sectors. An 
emission factor for GHG emissions per SEK spent in the sector concerned is then applied. GHG emissions in the entire value chain are included for each purchase. Exiobase3 is used as the source for 
emission factors. 

4) This includes GHG emissions from the product stage and building stage (A1–A5) for construction projects, large retrofit projects and hotel renovations carried out. Standard calculations have been 
used for the emissions, based on lifecycle analysis completed in 2021 and revisions made in 2022 for one new construction project, one larger retrofit project and two hotel renovation projects. 
Emissions from the product stage and building stage were calculated per square metre of floor space, which amounted to 345 kg CO2e/sq m for the construction project, 149 kg CO2e/sq m for the 
retrofit project and 32 kg CO2e/sq m for the renovation project. These emission factors have then been multiplied by the floor space for projects completed in all of Pandox’s property portfolio in 
2022.

5) These emissions originate from the use of properties owned by Pandox and leased to tenants who do not provide measured data to Pandox. Average emission intensity for the properties with 
 measured data is multiplied by the total number of square metres of floor space in Pandox’s properties with no measured data.

  Note S.7., cont.
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  Note S.7., cont.

CLIMATE ADAPTATION OF BUILDINGS
Climate adaptation of buildings was identified as a material sustainability 
topic for Pandox in autumn 2021. In 2022 the Company started collecting, 
 analysing and reporting the results of its work on climate risk assessment of 
the property portfolio and steps taken to adapt the properties for a changed 
climate. Pandox has also conducted site visits to validate data for two of the 
properties that have a high to very high flood risk. The key ratios below were 
reported for 2022 but as this process progresses, new key ratios will start to 
be used. 

Pandox has been able to carry out a desktop analysis of the climate­related 
risks and opportunities in the property portfolio through a climate tool 
recently purchased from the Company’s insurance broker. All properties 
that Pandox owns are including in the reporting process. Read more about 
Pandox’s targets, management of climate­related risks and opportunities as 
well as climate adaptation work on page 62.

Results of climate risk assessment for the property portfolio

Key ratios Outcome 2022

Properties for which desktop analysis has been carried out  
as a percentage of total properties 100%

Number of properties for which desktop analysis of climate- 
related risks has been carried out during the year 157

Number of properties at which site inspections have been 
 carried out during the year 2

Number of properties for which climate adaptation action 
plans have been produced 2

CLIMATE RISKS AND OPPORTUNITIES 
Long­term climate risks and opportunities
In 2021 Pandox held a workshop for the executive management team on 
 climate change and the Task Force on Climate­Related Financial Disclosures 
(TCFD). At the workshop an initial climate scenario analysis was carried out 
for 2050 to identify long­term climate­related risks and opportunities, and 
how these would impact the Company. The purpose of the scenario analysis 
was to prepare the Company’s strategies, operations, properties and finances 
for various potential future climate scenarios. Pandox used the scenario analy­
sis methods recommended by the TCFD. 

Two climate scenarios were analysed – a worst case scenario where the 
world fails to transform, emissions continue to increase and the physical risks 
associated with climate change become a reality, and a best case scenario 
where the world successfully collaborates, transforms societies and meets the 
Paris Agreement’s 1.5 degree target. Read more about the results on the next 
page. To read the descriptions of the world in 2050 in each of the climate 
 scenarios, see Pandox’s 2021 Annual Report, pages 44–45.

Pandox’s assessment is that the climate scenarios produced in 2021 still 
apply. Climate­related events in the world in 2022 – such as increased flood­
ing, landslides, fish die­off in Germany that may be associated with river 
warming – combined with an energy shortage made worse by the war in 
Ukraine and its associated effects have only increased the focus on the future 
climate and how Pandox will be impacted by it. 

Short­term climate risk
Short­term climate­related risks are identified and assessed as part of Pandox’s 
annual risk assessment process. The short­term climate risks are presented on 
page 128 and 133 in this Annual Report.
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  Note S.7., cont.

Results of climate scenario analysis for 2050 
The climate scenario analysis carried out in 2021 identified the climate risks and opportunities below, and the impact on the Company. The physical risks identi­
fied are the same in nature in both of the scenarios analysed and are therefore combined in the descriptions. The physical climate risks will, however, occur more 
often and have more serious consequences in the worse case scenario than in the best case scenario. 

Worst case scenario in 2050
(iPCC scenario RCP 8.5) 1)

Best case scenario in 2050  
(iPCC scenario RCP 1.9) 1)

Physical climate risks (acute and chronic) 
• Extreme weather and floods may cause more damage to Pandox’s properties.
• Rising sea levels in combination with storms and torrential rain may cause damage to properties.
•  Higher temperatures and more heatwaves may mean an increased need for ventilation and cooling in properties, and certain properties will lack the ventilation and cooling 

required. This could lead to an inferior indoor climate for guests and employees.
• Higher temperatures and more heatwaves could result in water shortages.
• Shortages of natural resources, water, materials and raw materials needed for operations, construction and renovation may arise.

Transition risk
• Travel patterns and demand in submarkets may change. Properties located in areas at risk of flooding may become 

unusable.
• Reconstruction of urban infrastructure may result in hotel properties being in the wrong locations. 
• Investments are postponed because demand for and/or the cost of climate change adaptation does not correspond 

to the value. This creates a pent-up investment requirement for Pandox.
• Unchanged behaviour among tenants, investors and guests increases emissions and makes attempts at transformation 

more difficult.

Opportunities
• Be an attractive property owner by investing in climate-adapted properties with a good indoor climate.
• Increased regional travel can create new business opportunities in new areas.
• Acquiring newly built hotels in the right locations and for the right target group.

Transition risk
• Political decisions, taxes and regulations are introduced regarding GHG emissions and transformation. 
• International travel patterns, modes of transport and transport systems change. The travel taking place is fossil-free 

and more regional. This may result in a risk of hotel properties being in the wrong locations. 
• Increased pressure on the Company and the properties from law-makers, investors, partners and guests to perform in 

energy efficiency.
• The properties’ perimeter protection and ventilation, cooling, energy and water systems need to be upgraded or replaced.  

New technology needs to be installed and fossil energy replaced by renewable energy.
• Some properties may not meet new demands from tenants and society, or it may be too expensive to transform.
• Shortages of natural resources, raw materials and energy may arise, resulting in more expensive input goods. 
• The electrification of society may create a power shortage.

Opportunities
• Develop the hotel properties in line with upcoming requirements to remain an attractive property owner.
• Reduce the amount of energy needed by having climate-adapted and resource-efficient properties.
• Continued investment in regional properties to meet increased regional travel demand.
• Identify other segments or new ways of using hotel properties.
• Refine the property portfolio by verifying the climate resilience of properties before acquiring them, and prioritising 

the properties that meet the standards or have significant potential.
• Produce renewable electricity using solar panels. This mitigates power shortages and rising electricity prices. 
• Install charging stations for electric vehicles in hotel parking areas to meeting the guests’ needs.
• Implement green supplementary agreements with tenants.
• Initiate collaboration with suppliers of the materials to reduce climate emissions together.
• Use materials and resources more efficiently by focusing on recycling and reuse.

Potential financial impact
• Increased operating costs for insurance, administration, operations, maintenance and materials.
• Volatile and/or rising energy costs and water costs.
• Increased investments in climate-adapted properties.
• Lower property values for a increasing number of properties that are not able to handle physical climate impacts 

or are located in risk areas.
• Increased property values for climate-adapted properties. 
• Long-term reduction in revenue due to lower demand for properties that are not climate-adapted.

Potential impact on strategy and operations
• The organisation is forced to be more reactive instead of proactive, to handle an increased number of acute crises 

at the properties.
• Newly built properties are prioritised to a greater extent, and in new locations, to capture business opportunities.
• Inferior properties are sold in order to get out of long leases.
• Strategies and business models become more flexible and are constantly evaluated.

Potential financial impact
• Significant investment is required to climate-adapt Pandox’s property portfolio.
• Reduced operating costs relating to energy and water due to more resource-efficient systems and new technology. 
• Lower cost of managing, operating and insuring properties etc.
• Increased financing requirements for investments and transformation of the property portfolio. 
• Reduced property values for properties that are not attractive or are too expensive to remodel.
• Increased revenue and rising value of properties if Pandox can offer tenants climate-adapted hotel properties.

Potential impact on strategy and operations
• The property portfolio needs to be transformed to increase the number of new buildings, remodels and divestments 

of older buildings.
• Extensive investment in new technology, fossil-free energy, more efficient use of water and energy, better ventilation 

etc. is needed throughout the property portfolio.
• The organisation needs a more long-term approach to climate strategies and targets. 
• The business model needs to be more flexile – can the properties be used for something other than hotels?
• The lease structure needs to be changed to include green supplementary agreements. 
• Sustainability efforts must continue to be developed and must encompass all parts of the organisation and all employees.

1) To read the descriptions of the world in 2050 in each of the climate scenarios, see Pandox’s 2021 Annual Report, pages 44–45.
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  Note S.7., cont.

Indicators and sensitivity analysis for potential financial impact
Based on the recommendations in the TCFD framework, in 2022 Pandox started to use sensitivity analysis to monitor 
development of identified climate­related risks and opportunities, and to further demonstrate to stakeholders how a 
changed climate could potentially impact Pandox’s financial position, strategies and operations. 

Indicators and sensitivity analyses are presented in the matrix below.

Risk/Opportunity indicator sensitivity analysis Financial impact Management

Ph
ys

ic
al

 ri
sk

Higher electricity consumption due to 
increased ventilation, cooling etc.

Total electricity consumption per year 
(MWh) 

Total electricity consumption 
increases by 10% compared with 2022

Electricity consumption increases by 
3,600 MWh in Pandox-operated 
hotels/properties

• Energy-efficiency improvement. 
• Investments in renewable energy, 

solar energy, geothermal heating, 
natural cooling etc.

Higher electricity costs resulting from 
shortages, regulations, taxes etc.

Total energy cost per year (MSEK) Cost of electricity consumption 
increases by 50% compared with 2021

Electricity costs increase by MSEK 30, 
equivalent to 1% of operating surplus 
in 2022

Higher insurance premiums for 
 properties with a high or very high risk 
rating

Cost of insurance per sq m (portfolio 
average)

Insurance costs increase by 25% 
 compared with 2021 in properties 
with a high or very high risk rating

MSEK 2 increase in total insurance 
costs

• Action plans produced for properties 
with a high or very high risk rating

Higher water costs Total cost for water consumption 
(MSEK)

Cost of water consumption increases 
by 50% compared with 2021

MSEK 6 increase in water costs • Projects to improve water 
 consumption efficiency

Higher costs for building materials Quantity of materials for tenant 
 adaptations/retrofit (metric tons) 

Cost of materials for tenant adapta-
tions/remodeling increases by SEK 
1,000/metric ton

MSEK 45 increase in construction 
costs

• Increased focus on reusing materials 
in construction projects

Tr
an

sit
io

n 
ri

sk

Decrease in value of buildings without 
environmental certification

Proportion of environmentally 
 certified buildings

Decrease in market value of buildings 
without environmental certification 

Reduced property value may have an 
impact on multiple factors, such as 
loan-to-value ratio and/or rents. 

• Environmental certification of the 
property portfolio 

Regulations require large investments 
in climate-smart technology

Cost of climate-related adaptations for 
the properties (MSEK)

Cost of preventive climate-adapted 
solutions increases by 25% compared 
with 2021

MSEK 7 increase in climate adaptation 
costs compared with 2021

• Ongoing need to choose the best 
available techniques (BAT) in retrofit

O
pp

or
tu

ni
tie

s Increase in value of environmentally 
certified buildings

Proportion of existing Pandox-oper-
ated buildings with environmental 
certification (12)

Market value of environmentally 
 certified hotels increases by 10%

1% increase in property value • Environmental certification of the 
property portfolio and included in 
due diligence ahead of acquisitions

Reduced energy costs through a 
higher proportion of energy produced 
internally

Proportion of energy produced inter-
nally within the property portfolio (%)

Electricity produced internally 
increases by an additional 5 percent-
age points compared with 2022

MSEK 2.3 reduction in energy costs, 
equivalent to 4% of total energy costs 
in 2022

• Investments in renewable energy
• Energy efficiency improvements
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S.8. WATER

Pandox’s total water consumption for the entire property portfolio in 2022 was 1,892,54 cu m (1,460,953 cu m) and the 
average water intensity was 90 litres/sq m. The reported water consumption for which Pandox has received measured 
data covers 112 (113) of the total of 157 (157) properties. Standard calculations were made for the properties with no 
measured data. 

Total water consumption increased as a consequence of increased guest occupancy due to eased restrictions after 
the pandemic. Water intensity per guest night decreased as a consequence of projects to reduce water consumption 
as the green investment programme started to yield results. Read more about the green investment programme on 
page 64. 

In 2022 Pandox conducted a more in­depth analysis to determine which of the hotels operated by Pandox are 
located in areas experiencing extremely high levels of water stress. The analysis shows that it is mainly densely popu­
lated areas in Northwestern Europe, especially around London and Brussels, that have a water shortage, i.e. where 
water demand is much greater than the supply 2). 

  Read more about Pandox’s work on water consumption on page 65.
 

PANDOX’s WATER CONsUMPTiON WiThiN OPERATOR ACTiViTiEs AND hq 1)

(m3) 2022 2021 2020

Total water consumption 322,179 233,667 227,226

– of which water consumption in water-stressed areas 2) 124,776 68,552 74,667

Water intensity, litres/sq m 866 615 611

Water intensity, litres/guest night 215 304 3) 389

1)  The water consumption data covers the Pandox head office and Pandox’s 19 hotels in Operator Activities. There is no data for DoubleTree by 
Hilton Bath which was acquired in autumn 2022. 

2)  WRI’s water stress indicators are expressed as percentages and are calculated by dividing the total water withdrawals by the available surface 
water and groundwater. The higher the figure, the greater the competition for water. The table shows water consumption for hotels in areas with 
extremely high water stress => 80%. Pandox has used the World Resource Institute’s Aqueduct Tool – Water Risk Atlas as the source to determine 
which hotels are in water­stressed areas.

3) There was a reporting error in the number of guest nights in 2021 and this has been revised. As a result the figure stated here is lower than in the 
previous Annual Report. 

TENANTs’ WATER CONsUMPTiON iN PROPERTY MANAGEMENT 1)

(m3) 2022 2021 2020

    Water consumption from properties with measured data 1) 1,134,246 814,380 803,799

    Water consumption from properties using standard calculations 2) 436,117 412,906 N/A

Total water consumption 1,570,363 1,227,286 803,799

– of which water consumption in water-stressed areas 3) 30,535 17,595 11,426

Water intensity, litres/sq m 918 723 705

Water intensity, litres/guest night 4) 184 311 246
1)  The water consumption data is based on measured data reported by tenants covering 93 (87) of the total of 137 (137) properties in Property 

Management. 
2)  The water consumption data based on the standard calculation is for 43 of the 137 properties in Property Management. The number of square 

metres for these properties is multiplied by the water intensity for the properties with measured data. Standard calculations were introduced in 
2021 to obtain data for the whole property portfolio. 

3)  WRI’s water stress indicators are expressed as percentages and are calculated by dividing the total water withdrawals by the available surface 
water and groundwater. The higher the figure, the greater the competition for water. The table shows extremely high water stress = > 80 percent. 
Pandox has used WRI Aqueduct 2019 – Water Risk Atlas as the source to determine which hotels are in water­stressed areas.

4) The data calculation is based on 84 hotels that have reported both water consumption and guest nights.

s U s T A i N A B i L i T Y  N O T E s P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 0 0
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S.9. WASTE

The volume of waste increased in 2022 compared with 2021 as a consequence of higher hotel occupancy. The data for 
waste generated in 2022 is for 19 (19) of the 20 (20) hotels in Operator Activities and for the Pandox head office. In 
 Property Management the corresponding figure was 85 (86) of 137 (137) hotels.

In 2022 Pandox focused on improving the reliability of measured data and this will continue in the years ahead. 

  Read more about Pandox’s work on waste page 66.

WAsTE GENERATED AND WAsTE DisPOsAL METhODs iN PANDOX’s OPERATOR ACTiViTiEs sEGMENT AND AT hq 1) 

(metric tons) 2022 2021 2020

Disposal method 2)
Non-hazardous 

waste
hazardous 

waste
Non-hazardous 

waste
hazardous 

waste
Non-hazardous 

waste
hazardous 

waste

Reuse 21 0 113 0 0 0

Recycling 762 7 641 0.7 540 1.4

Composting 297 0 18 0 31 0

Energy recovery 249 0 171 5.6 372 0

Incineration 55 2 9 0 0 0

Landfill 170 0 60 0 333 0

Other/Unknown 0 7 377 0.2 0 0

Total volume of waste 1,554 16 1,389 6.5 1,276 1.4

1) The data for waste generated in 2022 is for 19 of the 20 hotels in Operator Activities and for the Pandox head office. Novotel Den Haag World 
Forum cannot produce any data as it shares waste management with a convention centre. There is no data for one property acquired in 2022. 
Hazardous waste for energy recycling consists of wastewater residuals.

2) Pandox does not use the methods of deep well injection or storage on site.

WAsTE GENERATED AND WAsTE DisPOsAL METhOD UsED BY TENANTs WiThiN PROPERTY MANAGEMENT 1)  

(metric tons) 2022 2021

Disposal method 2)
Non-hazardous 

waste
hazardous 

waste
Non-hazardous 

waste
hazardous 

waste

Reuse 48 0 27 0

Recycling 507 0 788 8

Composting 283 1 16 0

Energy recovery 423 11 737 0

Incineration 18 3 107 0

Landfill 75 1 19 1

Other/Unknown 1,969 9 1,595 3

Total volume of waste 3,323 25 3,289 12

1)  Measurement started in 2021. Data for waste generated in 2022 is for 85 (86) of 137 (137) hotels in Property Management. 
2) Pandox does not use the methods of deep well injection or storage on site.

s U s T A i N A B i L i T Y  N O T E s P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 0 1
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S.10. SUSTAINABILITY CERTIFICATION

The goal is for all properties in Pandox’s Operator Activities to be certified to 
BREEAM In­Use with a rating of Very Good. 

At the end of the year 12 properties were certified at the Very Good level. 
An additional four properties are expected to be certified in 2023.

Within Pandox’s Operator Activities 90 (100) percent of the hotels also 
have sustainability­certified hotel operations. The reduction is due to the fact 
that one hotel lost its Green Key certification and is in the process of renewing 
it, and that a recently acquired hotel is not certified.

Within Property Management 74 (63) percent of the tenants have obtained 
environmental certification for their hotel operations.

  Read more about Pandox’s work on certification on page 69.

sUsTAiNABiLiTY-CERTiFiED PROPERTiEs 1)

Total number of BREEAM-certified properties

Pandox properties 2022 2021 2020

Number of certified properties 13 6 3

Certified area, sq m 234,363 74,178 44,833

Percentage of certified properties in Operator Activities, % 2) 60% 25% 15%

Certified properties as a percentage of all properties, % 8% 4% 2%

1)  Data showing the number of Pandox­owned hotel properties that are certified to BREEAM In­Use. 12 of the properties are in the Operator Activities segment and one property is in Property 
 Management.

2)  This item shows the percentage of certified properties among the hotel properties that Pandox operates within Operator Activities. 

sUsTAiNABiLiTY-CERTiFiED hOTEL OPERATiONs 1)

Total Breakdown for 2022

 Number of certified hotels Type of certification

Pandox properties 2022 2021 2) 2020 Nordic swan Green Key isO 14001 Green Tourism Other

Number of certified hotels 120 126 129 46 26 16 23 32 3)

Certified area, sq m 1,675,472 1,720,839 1,700,822 575,705 510,400 179,816 96,678 577,941 4)

Percentage of certified hotels in 
Operator Activities, % 90% 100% 100% 0% 75% 5% 10% 45%

Percentage of certified hotels in 
Property Management, % 74% 77% 82% 36% 8% 11% 15% 9%

Certified hotels as a percentage of all 
properties, % 76% 80% 83% 29% 17% 10% 15% 15%

1) A hotel may have several types of certification. The total therefore indicates the number of hotels with one or more types of certification and the floor space of these hotels. The breakdown cannot 
therefore be added up and compared with the total. The number of certified hotels has decreased in the Property Management segment where certifications for the hotels have not been renewed. 
The most common ecolabel is Nordic Swan, for which Scandic accounts for the largest share, followed by Green Key, which is the most common ecolabel in Pandox’s Operator Activities segment. 
For an overview of the hotels’ sustainability certifications, see the list of hotel properties on pages 50–54. 

2) Correction of data from one of the major tenants in the 2021 figures, which stated a higher number of certified hotels.
3) Total number of other certifications, regardless of whether the hotel has other certifications. 
4) Floor space covered by all certifications, regardless of whether the hotel has other certifications.

s U s T A i N A B i L i T Y  N O T E s P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 0 2
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S.11. EMPLOYEES

All employee data is reported as number of employees as of 31 December 
2022. Note that the results differ from the employee data reported in Note C7, 
which is for the average number of employees based on hours worked. 

Social sustainability data includes all employees employed by Pandox. 
This therefore includes employees in Operator Activities and Property 
 Management and at the head office.

Number of employees
The majority of Pandox employees have permanent positions, but additional 
employees with temporary contracts are needed in particular in Pandox’s 
own operations during the hotels’ high season. Part­time work is common in 
the hotel industry. 

The number of employees increased by 320 (8) in 2022. This is mainly due 
to a pent­up need to recruit after the pandemic when many employees were 
furloughed. In 2021, 855 employees were furloughed and 1,034 were furloughed 
in 2020.

The number of people not employed by Pandox but who work within the 
organisation amounted to 146 (119) at the end of 2022, reported as head 
counts. 

  Read more about Pandox as an employer on pages 76–78.

NUMBER OF EMPLOYEEs BY GENDER, TYPE OF EMPLOYMENT CONTRACT AND TYPE OF EMPLOYMENT (FULL-TiME OR PART-TiME) 

2022 2021 2020 1)

Women Men Total Women Men Total Women Men Total

Permanent employment 877 877 1,754 737 743 1,480 719 752 1,471

Temporary employment 61 65 126 38 42 80 47 34 81

Total 938 942 1,880 775 785 1,560 766 786 1,552

Full-time 709 772 1,481 581 674 1,255 618 709 1,327

Part-time 229 170 399 194 111 305 148 77 225

1) In the 2021 Annual Report Pandox has switched from reporting the number of full­time employees (FTE) to instead reporting the number of individuals (head count) as of 31 December.  
The comparative figures for 2020 above have therefore been restated to reflect the number of individuals. The figures reported in the 2020 Annual Report were for full­time equivalents (FTE).

NUMBER OF EMPLOYEEs BY REGiON AND EMPLOYMENT CONTRACT (PERMANENT OR TEMPORARY)

2022 2021 2020 1)

Permanent 
employment

Temporary 
employment Total

Permanent 
employment

Temporary 
employment Total

Permanent 
employment

Temporary 
employment Total

Nordics 102 5 107 81 6 87 84 2 86

Europe 1,142 121 1,263 990 74 1,064 940 79 1,019

Canada 510 0 510 409 0 409 447 0 447

Total 1,754 126 1,880 1,480 80 1,560 1,471 81 1,552

1) In the 2021 Annual Report Pandox has switched from reporting the number of full­time employees (FTE) to instead reporting the number of individuals (head count) as of 31 December.  
The  comparative figures for 2020 above have therefore been restated to reflect the number of individuals. The figures reported in the 2020 Annual Report were for full­time equivalents (FTE).

s U s T A i N A B i L i T Y  N O T E s P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 0 3
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Diversity and gender equality
Pandox has significant diversity among its employees 
– particularly in its own hotel operations – in terms of 
 ethnic affiliation, gender, religion, age etc. 50 percent of 
the total number of employees in 2022 were women 
and 50 percent were men.

The gender balance between women and men was 
not as equal in senior management positions, with the 
majority of general managers being men. In 2022 this 
number was in line with previous years. The percentage 
of women in the executive management team decreased 
from 40 percent in 2021 to 30 percent in 2022. The reason 
is that Pandox’s Senior Vice President, General Counsel 
left the Company during the year.

Pandox requires both genders to be represented in the 
recruitment process for senior roles throughout Pandox. 
This is a prioritised area for the Company. 

In 2022 a diversity and inclusion workshop was held 
with representatives from the executive management 
team and key individuals from Pandox­operated hotels. 
The purpose was to create an understanding of the fun­
damentals of diversity and inclusion, and to agree at a 
strategic level on a vision, ambition and motivations 
associated with Pandox’s efforts in these areas. 

  Read more about Pandox’s diversity and gender 
equality work on page 78.

GENDER DisTRiBUTiON BY EMPLOYMENT CATEGORY

2022 2021 2020 1)

Gender distribution,% Gender distribution,% Gender distribution,%

Total number Women Men Total number Women Men Total number Women Men

Board of Directors 6 33% 67% 6 33% 67% 6 33% 67%

Executive management team 10 30% 70% 10 40% 60% 9 22% 78%

Operator Activities

Senior management 69 41% 59% 66 39% 61% 52 38% 62%

Middle management 165 53% 57% 154 47% 53% 144 49% 51%

Hotel employees 1,596 50% 50% 1,290 51% 49% 1,306 50% 50%

Property Management

Senior management 3 0% 2) 100% 3 0% 2) 100% 3 0% 2) 100%

Middle management 1 100% 0% 2) 1 0% 2) 100% 3 0% 2) 100%

Other administrative employees 7 29% 71% 10 20% 80% 9 22% 78%

head office

Middle management 2 50% 50% 4 50% 50% 4 75% 25%

Other head office employees 27 52% 48% 22 59% 41% 22 64% 36%

Total within Pandox (excl. Board) 1,880 50% 50% 1,560 50% 50% 1,552 49% 51%

1) In the 2021 Annual Report Pandox has switched from reporting the number of full­time employees (FTE) to instead reporting the number of individuals (head count) as of 31 December. The comparative figures for 2020 
above have therefore been restated to reflect the number of individuals. The figures reported in the 2020 Annual Report were for full­time equivalents (FTE).

2)  The percentage is based on a small number of employees.

  Note S.11., cont.
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AGE DisTRiBUTiON BY EMPLOYMENT CATEGORY

2022 2021 2020 1)

Distribution by age group, % Distribution by age group, % Distribution by age group, %

Total number <30 years 30–50 years >50 years Total number <30 years 30–50 years >50 years Total number <30 years 30–50 years >50 years

Board of Directors 6 0% 50% 50% 6 0% 50% 50% 6 0% 50% 50%

Executive management team 10 0% 30% 70% 10 0% 20% 80% 9 0% 22% 78%

Operator Activities

Senior management 69 5% 59% 36% 66 6% 61% 33% 52 4% 65% 31%

Middle management 165 21% 64% 15% 154 22% 58% 20% 144 18% 65% 17%

Hotel employees 1,596 29% 42% 29% 1,290 24% 45% 31% 1,306 20% 48% 32%

Property Management

Senior management 3 0% 100% 0% 3 0% 100% 0% 3 0% 100% 0%

Middle management 1 0% 100% 0% 1 0% 100% 0% 3 0% 67% 33%

Other administrative employees 7 0% 29% 71% 10 30% 20% 50% 9 11% 22% 67%

head office

Middle management 2 0% 50% 50% 4 0% 50% 50% 4 0% 75% 25%

Other head office employees 27 19% 74% 7% 22 9% 86% 5% 22 23% 72% 5%

Total within Pandox (excl. Board)  1,880 27% 45% 28% 1,560 23% 47% 30% 1,552 19% 50% 31%

1)  In the 2021 Annual Report Pandox has switched from reporting the number of full­time employees (FTE) to instead reporting the number of individuals (head count) as of 31 December. The comparative figures for 2020 above have therefore been restated to reflect the number of individuals.  
The figures reported in the 2020 Annual Report were for full­time equivalents (FTE).

  Note S.11., cont.
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New employee hires and employee turnover
In 2022 the number of new employees and rate of employee turnover 
were high in the age category <30. Many young people work in the 
hotel industry and employees in this age category are in general more 
mobile in the job market. This age category was also overrepresented 
when the hotels’ staffing needs decreased during the year since the 
last in, first out rule applied. 

Employee turnover during the year was significantly higher than 
normal and is mainly due to need that has existed for some time to 
reorganise certain parts of the Company to meet new demands. Due 
to the pandemic there have been limited opportunities for organisa­
tional planning over the past three years and more leadership changes 
than normal have happened to fall at the same time. Employees have 
in turn also had time to reflect on their future career choices and some 
have retrained for other occupations. 

  Read more about Pandox as an employer on pages 76–78.

NEW EMPLOYEEs AND EMPLOYEE TURNOVER BY GENDER, AGE AND REGiON 1)

2022 2021 2020

New employees, % Employee turnover, % New employees, % Employee turnover, % New employees, % Employee turnover, %

Number share, % 2) Number share, % 3) Number share, % 2) Number share, % 3) Number share, % 2) Number share, % 3)

Key ratios for different groups:

Women 506 54% 394 42% 180 23% 241 31% 37 5% 289 38%

Men 456 48% 389 41% 179 23% 215 27% 41 5% 361 37%

Age <30 555 110% 385 76% 214 60% 203 57% 40 13% 239 79%

Age 30–50 326 39% 315 37% 119 16% 190 26% 30 4% 268 34%

Age >50 81 15% 83 16% 26 5% 63 13% 8 2% 143 30%

Nordics 34 32% 26 24% 17 20% 22 25% 13 15% 26 31%

Europe 661 52% 489 39% 245 23% 308 29% 59 6% 526 52%

Canada 267 52% 268 53% 97 24% 126 31% 6 1% 98 22%

Total within Pandox 962 51% 783 42% 359 23% 456 29% 78 5% 650 42%

1) In the 2021 Annual Report Pandox switched from reporting the number of full­time employees (FTE) to instead reporting the number of individuals (head count) as of 31 December. The comparative figures for 2020 above have therefore been restated to reflect the number of individuals.  
The figures reported in the 2020 Annual Report were for full­time equivalents (FTE).

2) The percentage is the number of new employees divided by the total number of employees in the respective category. In 2022, for example, 555 individuals under the age of 30 were recruited, which represents 110 percent of the total number of employees under 30.
3) The percentage for employee turnover is the number of employees who left the organisation voluntarily or were laid off, retired or died in service (including both permanent and temporary employees) divided by the total number of employees as of 31 December.

  Note S.11., cont.
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Professional development
As a consequence of major recruitment at the head office, within Property 
Management and Operator Activities, not all employees had performance and 
career development reviews in 2022. New recruits who did not have a perfor­
mance and career development review in 2022 will instead have their first 
one in 2023. 

Pandox’s goal is to ensure that every employee is given the opportunity to 
develop through training. The average number of hours of training per 
employee during the year was 10 hours. 

  Read more about Pandox as an employer on pages 76–78.

EMPLOYEEs WhO hAD A PERFORMANCE AND CAREER DEVELOPMENT REViEW, % 1)

2022 2021 2020

Percentage Percentage Percentage

Employment category Total Women Men Total Women Men Total Women Men

Key ratios for different groups:

Executive management team 78% 100% 67% 89% 75% 100% 100% 100% 100%

Operator Activities

Senior management 59% 54% 63% 94% 100% 88% 97% 100% 94%

Middle management 74% 74% 74% 77% 85% 71% 60% 66% 54%

Other hotel employees 48% 52% 45% 52% 52% 53% 34% 37% 31%

Property Management

Senior management 100% – 100% 100% – 100% 100% – 100%

Middle management 0% 0% 2) – 100% – 100% 67% – 67%

Other administrative employees 86% 50% 100% 100% 100% 100% 100% 100% 100%

head office

Middle management 100% 100% 100% 100% 100% 100% 100% 100% 100%

Other head office employees 85% 100% 69% 91% 85% 100% 100% 100% 100%

Total within Pandox 53% 56% 50% 58% 58% 58% 41% 43% 38%

1)  Percentage of employees who have had a performance and career development review = number of individuals in the group in question who had a performance and 
career development review during the year, divided by the total number of employees in the group as of 31 December of the year in question.

2)  There is only one (1) employee in this category, which has a significant effect on the percentage.

  Note S.11., cont.

AVERAGE hOURs OF TRAiNiNG PER EMPLOYEE 1)

2022 2021

Average number of hours Average number of hours

Employment category Total Women Men Total Women Men

Key ratios for different groups:

Executive management team 6 0 8 9 11 8

Operator Activities

Senior management 16 19 15 20 28 15

Middle management 17 16 18 13 13 13

Other hotel employees 9 7 10 7 7 8

Property Management

Senior management 0 0 0 2 0 2

Middle management 0 0 0 5 0 5

Other administrative employees 3 1 4 14 3 17

head office

Middle management 14 27 0 11 17 5

Other head office employees 10 5 16 6 4 9

Average number of training hours 
within Pandox 10 9 11 9 8 9

1)  Pandox started collecting this data at the beginning of 2021. There is therefore no comparative data from previous 
years.
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Occupational health and safety
Specific management of health and safety in the workplace
A priority for Pandox is that all employees have a safe, healthy and secure work 
environment, as they are a vital resource for the Company. Risk assessment, 
training and employee surveys are therefore conducted on a regular basis. 

Pandox has no Group­wide health and safety management system, or com­
mon processes for identifying and evaluating risk, or investigating incidents that 
occur. This is due to the fact that regulations are different in different countries. 
Pandox has therefore chosen to decentralise responsibility and delegate it to the 
respective hotel. Pandox’s Code of Conduct for employees does, however, cover 
health and safety, and what is required of Pandox as an employer. There is a 
Director of HR at the head office responsible for the employee survey process, 
the Code of Conduct for employees, and social data. 

Most of the employees work within Pandox’s Operator Activities business seg­
ment. Each hotel is responsible for its employees’ physical and mental health and 
safety at the workplace. They are responsible for designing processes and routines, 
for implementing risk assessment and risk management, and for investigating 
 incidents and accidents. 

Work­related accidents and incidents are reported annually via Pandox’s 
 system for collecting social data from Operator Activities. The cause of accidents 
is to be investigated and preventive measures introduced.

Health and safety procedures and processes must be in place according to 
the laws in individual countries, and also based on requirements from the hotel 
companies that Pandox has franchise or management agreements with. 

The hotels have one or more workplace health and safety representatives 
who the employees can contact on these matters. There is also an elected 
employee representative and a health and safety officer to turn to if someone 
does not want to talk to their line manager or the general manager. The elected 
employee representative pursues the matter and the employee who reported 
the problem can thereby remain anonymous. There is also the option of report­
ing an incident anonymously through the employee surveys or the whis­
tleblower system. The health and safety officer, workplace health and safety rep­
resentative and the elected employee representative have meetings on a regular 
basis with the health and safety team to address any problems arising, proposed 
actions, and the process for reporting incidents and accidents to the equivalent 
of the Swedish Work Environment Authority in the country concerned. 

The hotels are also responsible for training to minimise risks in potentially 
risky tasks, such as when using kitchen equipment. The employees are trained 
regularly in how potentially threatening situations at the hotel are to be managed 
– both according to hotel­specific protocols and Pandox’s Code of Conduct for 
employees. At the head office and many of the hotels the employees have health 
insurance that includes counselling if an employee is experiencing difficulties that 
are affecting their personal or working life, or if they have experienced an uncom­
fortable or threatening situation in or in the vicinity of the workplace. Read more 
about Pandox’s preventive measures in the area of health and safety on page 78.

Contractors and subcontractors engaged by Pandox are, in their capacity as 
employers, formally responsible for investigating and taking action in the event 
of work injuries involving their employees. Pandox does not have any formal 

  Note S.11., cont.

responsibility for the health and safety of those employed by our tenants and 
business partners either. However, Pandox does try to influence their sustain­
ability practices through the Code of Conduct for business partners. The Code 
describes what we expect of them, including with respect to health and safety 
at the workplace. Pandox also has a duty to determine if there is anything to be 
learnt as a building proprietor or client from incidents or accidents that occur. 

The consultants and other suppliers who work on a daily basis at our work­
places are included in the reporting of the data below.

Reporting of work-related accidents 
In 2022 there were 67 (13) work­related accidents within Operator Activities.  
The increase can be explained in part by the fact that the reporting system has 
become more established and in part by an increased percentage of new recruits. 
The injuries that occurred were isolated falling accidents and cuts. There were no 
deaths, accidents, injuries or incidents during the year among the employees at 
the head office, within Property Management or among contractors brought in.

The most common risks in the hotel and restaurant industry are stress inju­
ries due to heavy lifting, falls (for example, due to slippery floors), loss of con­
trol over kitchen equipment, and burns and cuts. Through training and infor­
mation, Pandox tries to limit the number of accidents that occur where the 
 situations cannot be entirely avoided.

Reporting of work-related ill health
In the hotel and property industries there is a risk of work­related ill health 
such as burnout and mental illness. During the year nine cases of work­related 
ill health were reported to Pandox. This is explained by the increased number 
of hours worked because of furloughed employees returning to work and the 
fact that it is still hard to fill all the vacancies. 

Sickness absence
Sickness absence reduced in 2022 to 5.7 percent (7.0 percent). This is partly due 
to the large number of new recruits joining the company during the year. In 

addition, employees who were isolated at home for a long period due to 
 pandemic restrictions in Europe were able to return to work and thus also 
a social context. 

  Read more about Pandox’s work on health and safety on page 78.

WORK-RELATED iLL hEALTh 1) Number

2022 2021 2020

Employees

Deaths as a result of work-related ill health 0 0 0

Reported work-related ill health 9 0 0

subcontractors

Deaths as a result of work-related ill health 0 0 0

Reported work-related ill health 0 0 0

1) Work­related ill health is when poor health or illness is caused by exposure to hazards at work 
or a poor work environment.

siCKNEss ABsENCE BY sEGMENT 1) sickness absence, %

All types of sickness, ill health or injuries 2022 2021 2020

Operator Activities 5.9% 7.1% 7.0%

Property Management 0.7% 0.3% 1.9%

Head office 0.5% 0.2% 0.7%

Total 5.7% 7.0% 7.0%

1)  Sickness absence is presented as a percentage of total scheduled hours worked. 2020 is the 
first year for which Pandox is reporting sickness absence. The lower sickness absence in the 
Property Management segment and at the head office is explained by the employees having 
the option to work from home during the pandemic. Total sickness absence is based on all 
employees in the Group.

2022 2021 2020

WORK-RELATED iNJURiEs 1) Number
Rate of deaths/ 

accidents Number
Rate of deaths/ 

accidents Number
Rate of deaths/ 

accidents

Employees

Fatalities resulting from work-related injuries 0 0 0 0.00 0 0.00

Serious work-related injuries (excl. fatalities) 1 0.97 0 0.00 1 0.18

Reported work-related injuries 67 6.51 13 2.05 12 2.19

subcontractors

Fatalities resulting from work-related injuries 0 0 0 0.00 0 0.00

Serious work-related injuries (excl. fatalities) 0 0 0 0.00 0 0.00

Reported work-related injuries 1 0.97 2 4.13 0 0.00

1)  A work­related injury is an injury that occurs due to or during work tasks. A serious injury is defined as one that the employee has not fully recovered from within six months. The rate of accidents 
and fatalities is defined as the number of work­related accidents or fatalities respectively divided by the total number of hours worked, multiplied by 200,000 hours worked. The number of hours 
worked by Pandox’s own employees amounted to 2,059,571 in 2022, to 1,270,306 in 2021 and to 1,095,650 in 2020 for the head office, Property Management and Operator Activities.

s U s T A i N A B i L i T Y  N O T E s P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 0 8



 

Download as PDF to print out   

Strategy and operations 

Market and trends 

Properties 

Sustainability 

Pandox’s sustainability agenda

Pandox’s value chain

Sustainability targets and strategies

Environment and climate

Responsible and fair business

Guest satisfaction and security

Attractive and equal workplace

Inclusive local communities

Sustainability notes

GRI Index

TCFD Index

Sustainability definitions

Governance 

Financial 

S.12. ANTI-CORRUPTION

Pandox has zero tolerance for corruption, which is clearly stated in the Com­
pany’s Anti­Corruption Policy. In 2022 there were 0 (0) cases of corruption.

   Read more in the chapter “Responsible and fair business” on page 70.

NUMBER OF CAsEs OF CORRUPTiON

2022 2021 2020

Total number of cases of corruption 0 0 2

– of which cases where an employee 
was dismissed due to corruption 0 0 1

– of which cases where contracts with 
business partners were terminated or 
not extended due to corruption 0 0 1

– of which the number of legal cases 
regarding corruption filed against the 
Company or our employees 0 0 0

S.13. SUPPLIERS

Pandox has developed its process for screening new and recurring suppliers 
with the help of a new user­friendly system in 2023. New and regular suppli­
ers in the construction industry that have not been audited previously within 
Property Management are audited over a certain annual minimum contract 
amount. A total of 48 suppliers were audited in 2022. 

New suppliers:
These are initially screened against sanction lists and their existence verified. 
If suppliers receive a red rating at this stage the relationship is discontinued. 
Those with a yellow or green rating are subject to an internal risk assessment 
based on sector, country, annual purchasing amount and contract length. 
Companies that are red­rated at this stage are subsequently required to fill out 
a general digital self­assessment form to give Pandox a better basis for a deci­
sion. If they again receive a red rating in this step they are not to continue as 
Pandox suppliers. All of those audited received a yellow or green rating. The 
aim is to complete this process before a contract is signed.

Existing suppliers:
Within six months, companies receiving a yellow rating in the procurement 
stage above are to fill out a longer self­assessment form. Companies that have 
red­marked responses receive follow­up questions asking for more informa­
tion and clarification. This can move a supplier to a yellow or green rating. This 
step also contributes to more in­depth dialogue and to the suppliers’ develop­
ment. In cases where the suppliers’ responses still come up red, their services 

are no longer to be used or the matter can be escalated to the newly formed 
purchasing council consisting of individuals from the executive management 
team. In specific cases an exemption may be granted, for example if there is 
only one supplier in the market. Each individual case is to be documented. No 
cases needed to be escalated in 2022. A total of 48 suppliers were audited in 
2022. All of these received a rating of yellow or green. 

As of 2023, 50 percent of the suppliers with a red rating in the final stage 
and where a construction project is under way will be audited through a 
site visit.

   Read more about Pandox’s work with its suppliers on pages 72–73. 

AUDiT OF EXisTiNG sUPPLiERs BAsED ON ENViRONMENTAL  
AND sOCiAL CRiTERiA

2022 2021 2020

Number of suppliers audited 48 82 2

Number of suppliers identified as having 
a significant negative impact 1) 4 37 44

Suppliers with a negative impact where 
improvements have been agreed upon, %2) 0% 0% 70%

Suppliers with a negative impact where 
the contract has been terminated as a 
result of the audit, % 2) 0% 0% 4%

1) Number of suppliers refers to those who are considered to have or be at risk of having a nega­
tive impact based on identified risks relating to social and/or governance aspects. No suppliers 
are considered to have or be at risk of having a material impact on the environment.

2) Due mainly to a lack of documentation on formal processes within business ethics and rights 
at work, or due to suppliers who have chosen not to respond to the survey. Supplier audits for 
2022 were carried out late in the year and as a result, it was not possible to reach agreements 
with suppliers before the end of the year.

S.14. GUESTS

In 2022 there were four incidents within the organisation in which a guest’s 
health was negatively affected. These involved falling accidents and food aller­
gies. There were no data breaches such as stolen customer data or incidents 
that violated customer privacy. 

  Read more about Pandox’s work on guest satisfaction and security on 
pages 74–75.

ThE iMPACT OF PRODUCTs AND sERViCEs ON PANDOX’s hOTEL 
GUEsTs’ hEALTh AND sAFETY

2022 2021 2020

Total number of incidents where a guest’s 
or visitor’s health or safety was negatively 
affected on a visit to a Pandox hotel 0 1 0

– of which the number of incidents of 
non-compliance with laws 0 0 0

– of which the number of incidents of 
non-compliance with voluntary standards 4 1 0

– of which the number of incidents of 
non-compliance with laws that resulted in 
fines or other penalties 0 0 0

– of which the number of incidents of 
non-compliance with laws that resulted in 
a warning 0 0 0

DATA sECURiTY AND CUsTOMER PRiVACY

2022 2021 2020

Total number of data security breaches, 
such as stolen customer data 0 0 0

Total number of complaints received 
regarding violation of customer privacy 0 0 0

– percentage of total complaints received 
from external parties 0 0 0

– percentage of total complaints received 
from authorities 0 0 0

s U s T A i N A B i L i T Y  N O T E s P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 0 9
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Omissions

GRi standard
Disclo-
sure Disclosure name Page Requirement(s) omitted Reason Explanation

Principles of 
the UN Global 
 Compact

GE N E R A L Di s C LO sU R E s

GRi 2: General 
 disclosures 2021

2­1 Organizational details 119

2­2 Entities included in the organization’s sustainability 
reporting

81

2­3 Reporting period, frequency and contact point 81

2­4 Restatements of information 81, 95–96

2­5 External assurance 81

2­6 Activities, value chain and other business relationships 57, 81
12­7 Employees 103

2­8 Workers who are not employees 103

2­9 Governance structure and composition 119, 126–127

2­10 Nomination and selection of the highest governance 
body

123

2­11 Chair of the highest governance body 121, 126–127

2­12 Role of the highest governance body in overseeing  
the management of impacts

71, 82, 120–121

2­13 Delegation of responsibility for managing impacts 71, 82, 120

2­14 Role of the highest governance body in sustainability 
reporting

85

2­15 Conflicts of interest Non compliance Processes are being developed to enable reporting  
in 2023.

2­16 Communication of critical concerns 70

2­17 Collective knowledge of the highest governance body 119

2­18
Evaluation of the performance of the highest   
governance body

Non compliance
 

Processes are being developed to enable reporting  
in 2023.

2­19 Remuneration policies 120–121

2­20 Process to determine remuneration 120–121

2­21 Annual total compensation ratio 119–120

2­22 Statement on sustainable development strategy 9

1, 102­23 Policy commitments 9–10, 70–71, 86

2­24 Embedding policy commitments 85–86

2­25 Processes to remediate negative impacts 87–88

2­26 Mechanisms for seeking advice and raising concerns 70, 86, 135

2­27 Compliance with laws and regulations 70

2­28 Membership associations 84

2­29 Approach to stakeholder engagement 82–83

3, 4, 52­30 Collective bargaining agreements 77

GRI Index

statement of use This is Pandox’s report in accordance with the GRI Standards 
for the period [reporting period start/end date].

GRi 1 standard GRI 1: Foundation 2021

GRi sector standard No sector standard is available yet for Pandox’s industry.

 No omissions are permitted or no sector­specific disclosures are available.

G R i  i N D E X P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 1 0
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  GRI Index, cont.

Omissions

GRi standard
Disclo-
sure Disclosure name Page Requirement(s) omitted Reason Explanation

Principles of 
the UN Global 
 Compact

M AT E R i A L TOP iC s  

GRi 3: Material  topics 
2021

3­1 Process to determine material topics 82–83

3­2 List of material topics 84

A N T i - COR RU P T iON 

GRi 3: Material  topics 
2021

3­3 Management of material topics 88

10GRi 205: Anti- 
corruption 2016

205­3 Confirmed incidents of corruption and actions taken 70, 109

sU sTA i NA B L E M AT E R i A L s

GRi 3: Material  topics 
2021

3­3 Management of material topics 87

8
GRi 301: Materials 301­1 Materials used by weight or volume 67

E N E RGY 

GRi 3: Material  topics 
2021

3­3 Management of material topics 87

9GRi 302: Energy 2016 302­1 Energy consumption within the organization 94

302­2 Energy consumption outside of the organization 94

302­3 Energy intensity 94

WAT E R A ND E F F LU E N T s

GRi 3: Material  topics 
2021

3­3 Management of material topics 87

8GRi 303: Water and 
Effluents 2018

303­1 Interactions with water as a shared resource 65, 100

303­2 Management of water discharge­related impacts Pandox does as yet not report on 303­2. Information not available/incomplete. Work procedures will be created in the coming year.

303­5 Water consumption 100

GhG E M i s s iONs

GRi 3: Material  topics 
2021

3­3 Management of material topics 87

7, 8, 9

GRi 305: Emissions 
2016

305­1 Direct (Scope 1) GHG emissions 60, 96

305­2 Energy indirect (Scope 2) GHG emissions 60, 96

305­3 Other indirect (Scope 3) GHG emissions 60, 96

305­4 GHG emissions intensity 60

C L i M AT E A DA P TAT iON OF BU i L Di NGs

GRi 3: Material  topics 
2021

3­3 Management of material topics 87

7Company-specific 
 disclosures:  
Climate adaptation  
of properties

P­1 Percentage of properties evaluated for climate­related 
risks through desktop analysis 

62

 No omissions are permitted or no sector­specific disclosures are available.

G R i  i N D E X P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 1 1
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  GRI Index, cont.

Omissions

GRi standard
Disclo-
sure Disclosure name Page Requirement(s) omitted Reason Explanation

Principles of 
the UN Global 
 Compact

WA sT E

GRi 3: Material  topics 
2021

3­3 Management of material topics 87

7, 8GRi 306: Waste 2020 306­1 Waste generation and significant waste­related impacts 66, 101

306­2 Management of significant waste­related impacts 66, 101

306­3 Waste generated 101

sU P P L i E R E NV i RONM E N TA L A s s E s s M E N T

GRi 3: Material  topics 
2021

3­3 Management of material topics 88

7, 8GRi 308: supplier envi-
ronmental assessment 
2016

308­2 Negative environmental impacts in the supply chain and 
actions taken

72–73, 109

sU sTA i NA B i L i T Y C E RT i F iC AT iON 

GRi 3: Material  topics 
2021

3­3 Management of material topics 87

7, 8, 9Company- specific 
 disclosures: 
 sustainability 
 certification

P­2 Certified properties as a percentage of all properties 69, 102

P­3 Percentage of certified hotels in Property Management 69, 102

E M P LOYM E N T

GRi 3: Material  topics 
2021

3­3 Management of material topics 88

3, 6GRi 401: Employment 
2016

401­1 New employee hires and employee turnover 106

O CC U PAT iONA L h E A LT h A ND sA F ET Y 

GRi 3: Material  topics 
2021

3­3 Management of material topics 88

3, 6

GRi 403: Occupational 
health and safety 2018

403­1 Occupational health and safety management system 78, 108

403­2 Hazard identification, risk assessment, and incident 
investigation

78, 108

403­3 Occupational health services 78

403­4 Worker participation, consultation, and  communication 
on occupational health and safety 

78, 108

403­5 Worker training on occupational health and safety 78

403­6 Promotion of worker health 78

403­7 Prevention and mitigation of occupational health and 
safety impacts directly linked by business relationships

78

403­9 Work­related injuries 108

403­10 Work­related ill health 108

Company-specific 
 disclosures:  
sickness absence

P­4 Sickness absence by segment 108

G R i  i N D E X P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 1 2
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GRi standard
Disclo-
sure Disclosure name Page Requirement(s) omitted Reason Explanation

Principles of 
the UN Global 
 Compact

T R A i N i NG A ND E DUC AT iON

GRi 3: Material  topics 
2021

3­3 Management of material topics 88

GRi 404: Training and 
education 2016

404­1 Average hours of training per year per employee 77, 107

404­3 Percentage of employees receiving regular  performance 
and career development reviews

107

Di V E R s i T Y A ND EqUA L OP P ORT UN i T Y

GRi 3: Material  topics 
2021

3­3 Management of material topics 88

1, 2, 6GRi 405: Diversity 
and equal opportu-
nity 2016

405­1 Diversity of governance bodies and employees 78, 104–105

NON - Di s C R i M i NAT iON

GRi 3: Material  topics 
2021

3­3 Management of material topics 88

1, 2, 6GRi 406: Non-discrimi-
nation 2016

406­1 Incidents of discrimination and corrective actions taken 75

sU P P L i E R s O C i A L A s s E s s M E N T

GRi 3: Material  topics 
2021

3­3 Management of material topics 88

1, 2, 10GRi 414: supplier social 
assessment 2016

414­2 Negative social impacts in the supply chain  
and actions taken

72–73, 109

C U sTOM E R h E A LT h A ND sA F ET Y

GRi 3: Material  topics 
2021

3­3 Management of material topics 88

GRi 416: Customer 
health and safety 2016

416­2 Incidents of non­compliance concerning the health and 
safety impacts of products and services

74

C U sTOM E R P R i VAC Y

GRi 3: Material  topics 
2021

3­3 Management of material topics 88

GRi 418: Customer 
 privacy 2016

418­1 Substantiated complaints concerning breaches  
of customer privacy and losses of customer data

75

GU E sT sAT i s FAC T iON

GRi 3: Material  topics 
2021

3­3 Management of material topics 88

Company-specific 
 disclosures:  
Guest satisfaction

P­5 Guest satisfaction in Operator Activities 74

  GRI Index, cont.

G R i  i N D E X P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 1 3
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Principles of 
the UN Global 
 Compact

P RO sT i T U T iON A ND T R A F F iC K i NG

GRi 3: Material  topics 
2021

3­3 Management of material topics 88

2, 4Company-specific 
 disclosures:  
Prostitution and 
 trafficking

P­6 Number of incidents of prostitution or trafficking 70

i NC LU s i V E LO C A L COM MUN i T i E s

GRi 3: Material  topics 
2021

3­3 Management of material topics 88

Company-specific 
 disclosures:  
inclusive local 
 communities

P­7 Number of hotels in Operator Activities, including  
the head office, that have community projects

79

  GRI Index, cont.

G R i  i N D E X P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 1 4
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TCFD Index

Pandox is reporting according to 
TCFD (Taskforce on Climate­ 
Related Financial Disclosures) for 
the third year and this process was 
further developed this year. The 
purpose of this index is to make it 
easier for the reader to find the 
information included in TCFD 
reporting. 

G OV E R NA NC E sT R AT EGY R i s K M A NAGE M E N T M ET R iC s A ND TA RGET s

Recommended disclosures Recommended disclosures Recommended disclosures Recommended disclosures

A. Describe the board’s oversight of 
 climate­related risks and opportunities.

See page 120, 135

A. Describe the climate­related risks 
and opportunities the organisation has 
identified. 

See page 98

A. Describe the organisation’s processes for 
identifying and assessing climate­related 
risks. 

See pages 62, 97

A. Disclose the metrics used by the organi­
sation to assess climate­related risks and 
opportunities. 

See page 99

B. Describe management’s role in assess­
ing and managing climate­related risks 
and opportunities.

See pages 62, 97

B. Describe the impact of climate­
related risks and opportunities on the 
organisation’s businesses, strategy, and 
financial planning. 

See page 99

B. Describe the organisation’s processes for 
managing climate­related risks.

See pages 62, 99

B. Disclose Scope 1, Scope 2 and, if appro­
priate, Scope 3 greenhouse gas (GHG) 
emissions and the related risks. 

See pages 60–61, 95–96

C. Describe the resilience of the organi­
sation’s strategy, taking into considera­
tion different climate­related scenarios. 

See page 97

C. Describe how processes for identifying, 
assessing, and managing climate­related 
risks are integrated into the organisation’s 
overall risk management.

See pages 87–88, 97

C. Describe the targets used by the organi­
sation to manage climate­related risks and 
opportunities and performance against 
targets.

See pages 58–59, 62

T C F D  i N D E X P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 1 5
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Accident rate
A comparative indicator for the ratio between the number of 
accidents and the number of hours worked at the company, 
multiplied by 200,000 working hours. It is used to make 
comparisons between different companies. Fatality rates and 
the rate of serious accidents are also reported. 

BREEAM 
Building Research Establishment Environmental Assessment 
Method (BREEAM) is the most widely used environmental 
certification system for buildings in Europe. The system 
evaluates and grades the total environmental impact of 
 buildings. 

GRi standards 
The world’s most widespread standards for reporting sustain­
ability information. The standards are issued by the Global 
Reporting Initiative (GRI) and consist of principles and disclosu­
res that organisations are to measure and report to monitor their 
sustainability work. 

iLO
The International Labour Organization is a UN agency that brings 
together governments, employers and workers of 187 member 
states to set labour standards, develop policies and devise 
programmes promoting decent work for all women and men.

international Bill of human Rights
The International Bill of Human Rights consists of the Universal 
Declaration of Human Rights, the International Covenant on 
Economic, Social and Cultural Rights, and the International 
Covenant on Civil and Political Rights.

Materiality analysis 
Analysis to identify, evaluate and establish which sustainability 
topics are important for an organisation to prioritise in its 
sustainability work. The analysis is based on external analysis 
and stakeholder dialogue combined with an evaluation of the 
Company’s economic, environmental and social impact on the 

surrounding communities. In the years ahead it will also be 
important to evaluate the impact on the Company of these 
topics.

science Based Targets initiative
The Science Based Targets initiative (SBTi) drives the develop­
ment of relevant climate action in the private sector by enabling 
entities to set science­based emissions reduction targets in line 
with the Paris Agreement.

TCFD
TCFD stands for Taskforce on Climate­Related Financial 
Disclosures and is a framework to identify a company’s climate­
related risks and opportunities.

UK Modern slavery Act
A UK law designed to combat all forms of human trafficking, 
forced or slave labour in an entity’s own operations or in its 
supply chain. All operating entities or subsidiaries in the UK are 
subject to the law.

UN Global Compact
The UN Global Compact was created in 1999 at the World 
Economic Forum in Davos. Its purpose was to create internatio­
nal principles around human rights, labour, environment and 
anti­corruption to be enacted by businesses. The principles are 
based on the UN Declaration of Human Rights, the ILO Declara­
tion on Fundamental Principles and Rights at Work, the Rio 
Declaration and the UN Convention against Corruption.

UN sustainable Development Goals 
Part of Agenda 2030; consists of 17 Sustainable Development 
Goals (SDGs) adopted by the UN General Assembly. The 
purpose is to end extreme poverty, reduce inequality and 
injustice in the world, promote peace and justice and solve the 
climate crisis by 2030. 

Sustainability definitions Independent limited assurance 
report on the statutory 
 sustainability report

To the general meeting of shareholders of Pandox AB (publ), 
corporate registration number 556030­7885

Assignment and division of responsibility
The Board of Directors is responsible for the sustainability 
report for the year 2022 on pages 55–116 and for ensuring that it 
has been prepared in accordance with the Annual Accounts Act.

Focus and scope of review
Our review was conducted in accordance with FAR’s recom­
mendation RevR 12 The auditor’s opinion regarding the 
statutory sustainability report. This means that our examina­
tion of the sustainability report has a different focus and is 
substantially smaller in scope than an audit conducted in 
accordance with International Standards on Auditing and 
generally accepted auditing standards in Sweden. We believe 
that our examination provides a reasonable basis for our 
opinion below.

Conclusion
A sustainability report has been prepared.

Stockholm, 7 March 2023
PricewaterhouseCoopers AB

Patrik Adolfson Linda Andersson
Authorised Public Accountant Authorised Public Accountant
Auditor­in­charge
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Park Centraal Amsterdam

Hotelism by Pandox

Governance
Pandox is a Swedish public limited 
company, which means that its 
corporate governance is based pri­
marily on the rules set out in the 
Swedish Companies Act and on 
internal instructions and policies. 
Pandox follows the Swedish Cor­
porate Governance Code and the 
Nasdaq Rule Book for Issuers.
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Back on track 
2022 was the year of the hotel industry’s great comeback. Such success tastes particularly sweet 
to us, as – without wishing to be smug about it – during the pandemic we loudly proclaimed 
that people and companies would go back to travelling again once this was possible. 

The strong recovery has not been without its challenges, 
 however. As the hotels quickly filled up, it became difficult to 
recruit staff. In this respect I am deeply impressed by both our 
tenants’ and our own capacity to manage the great influx of 
guests with limited and in many cases newly trained staff. Our 
enjoyment is clouded, however, by the tragic war in Ukraine 
that has caused many people much suffering. I am proud that 
Pandox has contributed in various ways. As well as a financial 
contribution to UNICEF, I am particularly pleased that we 
offered hotel rooms at no cost to people fleeing the conflict.

inflation protection and bank financing
In 2022 the world left behind a long period of low inflation 
and low interest rates. For many property companies, this was 
a brusque awakening. Pandox is in a somewhat better posi­
tion thanks to its mainly variable revenues and 100­percent 
bank financing with security in the underlying property. This 
gives us inbuilt inflation protection in our revenues and at the 
same time avoids the uncertainty that comes with market 
financing in the form of bonds or hybrid loans. Having said 
that, we are in no way spared the effects of these develop­
ments and we will have higher financing costs in 2023.

Concern about interest rate instability has naturally 
demanded the full attention of the Board of Directors and 
the Finance Committee during the year. We have 13 banks 
with which we have long and strong relationships, and 
together we have recently navigated our way through a 
 pandemic that was probably the ultimate stress test. We are 
therefore convinced that together we will also get through 
a period of overly high inflation and high interest rates.

During the year it was more important than ever for the 
Board to find a balance between on the one hand maintain­
ing a strong financial position and on the other utilising 
opportunities for proactive acquisitions and investments.

Upswing in both the market and profits
The hotel market’s good growth has significantly improved 
profitability and cash flow for both Pandox and its tenants, 
and the level of financial risk in the hotel sector is lower than 
it has been for many years. Pandox’s loan­to­value ratio and 
many operators’ debt are today lower than before the pan­
demic. The appetite for joint development projects is also 
greater than it has been for a long time and new investments 
will make a positive contribution to the hotel products’ com­
petitiveness and future rent potential. Our extension of 15 
leases with Scandic during the year is a good example.

Good opportunities for continued value creation
A more challenging financing climate has created oppor­
tunities for attractive pricing of acquisitions, particularly in 
Operator Activities where we made several acquisitions at 
yield levels that are expected to more than compensate for 
higher interest expense. As always, we have also continued 
to invest around SEK 1 billion in the existing portfolio in 
cash flow­driving projects.

The risk of an economic downturn brought about by high 
inflation, higher interest rates and more cautious consumers 
and companies has increased. The Board’s strategy is to plan 
for the worst and hope for the best. Pandox’s financial pre­
paredness is good, and the organisation is strong and compe­
tent. A tougher economic climate makes it more important 
than ever to focus on meaningful value creation in the hotel 
industry – something that Pandox has excelled at ever since 
it was formed in 1995.

Finally, I would like to thank all our shareholders, lenders, 
business partners and employees for their great cooperation.

Oslo, March 2023
Christian Ringnes

T h R E E  F O C U s  A R E A s  i N  2 0 2 2

• Maintaining financial stability

• Expanding sustainability work

• Strategic planning for various economic scenarios
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Pages 119–127 constitute the Company’s Corporate Gover-
nance Report and have not been audited by the Company’s 
external auditor.

Good corporate governance is about ensuring that a com­
pany is managed as responsibly and efficiently as possible on 
behalf of the shareholders. Corporate governance determines 
how rights and responsibilities are distributed among a com­
pany’s various bodies in accordance with internal processes 
and the laws and regulations in effect. Pandox AB (publ) is a 
Swedish public limited company headquartered in Stockholm 
with shares listed on Nasdaq Stockholm. Corporate governance 
within Pandox is based on Swedish laws, the Articles of Asso­
ciation, the Nasdaq Rule Book for Issuers and the Swedish 
Corporate Governance Code (“the Code”). The Code is available 
at www.corporategovernanceboard.se and describes good 
practices in the stock market. Pandox complies with the Code 
with no deviations.

In 2022 no breaches of applicable stock market rules or of 
good practices in the stock market were reported by Nasdaq 
Stockholm’s Disciplinary Committee or by the Swedish 
 Securities Council in relation to Pandox.

shAREhOLDERs AND ThE shARE
The Pandox class B share was listed on Nasdaq Stockholm on 
18 June 2015 in the Large Cap segment. The Company’s share 
capital amounted to SEK 459,624,998 as of 31 December 2022, 
distributed across 75,000,000 class A shares and 108,849,999 
class B shares. Each class A share entitles the holder to three 
votes at shareholders’ meetings, while each class B share 
 entitles the holder to one vote at shareholders’ meetings.

Pandox’s Articles of Association contain a conversion 
clause and a pre­emption clause for Pandox’s class A shares. 
All class B shares are transferable without restriction.

At the end of 2022 the following shareholders had direct 
or indirect ownership representing 10 percent or more of the 
voting rights for all shares in the Company:

holding on 31 December 2022 % of votes

Eiendomsspar AS 37

Helene Sundt AB 18

Christian Sundt AB 18

Corporate Governance Report

Overall corporate governance structure

At year­end the Company’s market capitalisation, calculated 
for both class A and class B shares, amounted to MSEK 21,358 
(26,842).

shAREhOLDERs’ MEETiNG
The shareholders’ meeting is Pandox’s highest decision­making 
body, where the shareholders are entitled to make decisions 
on Pandox’s affairs. Decisions at a shareholders’ meeting are 
normally taken by simple majority, i.e. with the support of half 
of the votes cast at the meeting. In certain matters, however, 
Sweden’s Companies Act requires proposals to be approved by 
a greater share of the votes. According to the Articles of Associ­
ation, notice of shareholders’ meetings is to be issued through 
an announcement in Post­ och Inrikes Tidningar (Sweden’s 
official gazette) and published on Pandox’s website pandox.se. 
An announcement is also to be placed in the Swedish national 
daily newspaper Svenska Dagbladet, to inform the public that 
a notice has been issued.

Once the date and location of the shareholders’ meeting has 
been established, the details are to be published on Pandox’s 
website no later than in connection with the third quarter 
interim report. The 2023 AGM will be held in Stockholm on 
12 April 2023.

Annual General Meeting 2022
Pandox’s last Annual General Meeting took place on 12 April 
2022 in Stockholm. At the 2022 AGM, resolutions passed 
included the following:
• Adoption of the income statement and balance sheet, and 

of the consolidated income statement and consolidated 
 balance sheet

• Appropriation of the Company’s profit according to the 
adopted balance sheet and that no dividend be paid to 
shareholders

• Re­election to the Board of Christian Ringnes (Chair),  
Jakob Iqbal, Jon Rasmus Aurdal, Ann­Sofi Danielsson,  
Bengt Kjell and Jeanette Dyhre Kvisvik

shareholders

External auditor

shareholders’ meeting

Audit Committee Board of Directors

Nomination Committee

CEO

Remuneration 
Committee

Executive management 
team

Finance Committee
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• Fees for the Board: SEK 840,000 to the Chair, SEK 640,000 to 
the Vice Chair and SEK 420,000 to each of the other members

• Fees for the Audit Committee: SEK 155,000 for the chair of 
the Audit Committee and SEK 77,500 to each of the other 
members

• Fees for the Remuneration Committee: SEK 50,000 to be  
paid to the two members of the committee

• Fees for the Finance Committee: SEK 155,000 to the chair 
of the committee and SEK 77,500 each to the other two 
members of the committee 

• Re­election of auditor: accounting firm PwC with Patrik 
Adolfson as  auditor­in­charge

• Authorisation for the Board of Directors to issue new shares 
amounting to a maximum of 10 percent of the total number 
of shares outstanding

• Approval of remuneration report
• Adoption of principles for appointing the Nomination 

 Committee in advance of the 2023 Annual General Meeting
The full minutes of shareholders’ meetings are available on 
Pandox’s website.

BOARD OF DiRECTORs
Pandox’s Board of Directors is responsible for the Compa ny’s 
administration and organisational structure. This includes the 
following:
• Establishing Pandox’s overall objectives and strategies
• Appointing, evaluating and, if necessary, dismissing the CEO
• Ensuring effective monitoring and control systems for 

 Pandox’s business
• Ongoing evaluation of performance and financial position
• Ensuring that the annual reports and interim reports are 

 correct, reliable and relevant 

Board members are elected at the AGM for the period until 
the conclusion of the following AGM. According to Pandox’s 
Articles of Association, the Board of Directors, to the extent it 
is elected by the shareholders’ meeting, is to consist of at least 
four and not more than eight members with no deputies.

The Chair of the Board of Pandox is elected by the AGM. 
The Chair is responsible for ensuring that the Board’s work is 
well­organised and efficient.

The Board works according to written work procedures which 
are revised annually and adopted at the statutory board meet­
ing. The work procedures regulate, among other things, types 
of meetings, functions and the distribution of duties between 
the board members and the CEO. In conjunction with the 
 statutory meeting the Board also adopts instructions for the 
CEO as well as instructions for financial reporting.

The Board holds meetings based on a schedule established 
annually, normally aligned with Pandox’s strategy and budget 
process as well as the Company’s financial calendar. Additional 
board meetings may be convened to manage time­critical 
issues that require board decisions, such as on acquisitions, 
divestment and raising capital.

Work of the Board of Directors
The Board held 14 meetings during the year, one of which 
was the statutory meeting. At the statutory board meeting 
Bengt Kjell was re­elected as Vice Chair of the Board. 

The Board regularly conducts an evaluation of its work 
methods and procedures to ensure that the Board has the 
 requisite expertise and efficient processes for good decisions. 
The result of the evaluation is reported to the Nomination 
Committee and provides substantive information on which 
the Committee can base its work. The Board has determined 
that the members have appropriate and complementary 
expertise taking into account Pandox’s operations, and this 
opinion is shared by the Nomination Committee.

In 2022 the Board reviewed matters with Pandox’s SVP, Direc­
tor of Sustainable Business on two occasions in order to educate 
itself further in this area. Among the matters reviewed were the 
EU Taxonomy Regulation, which currently focuses on new pro­
duction, and its impact on Pandox’s strategy to own and improve 
existing properties – resulting in investments aimed at sustain­
ability. Also discussed were requirements for sustainability­linked 
loans (known as green loans), what science­based targets 
involve and a status report on the establishment of climate goals.

Since the start of 2022 climate adaptation risks have been 
an important component in the Company’s overall risk assess­
ment. The results of the assessment were reported to the 
Board of Directors during the year and will be reported on 
annually along with action plans produced. 

In 2022 interviews were conducted with all of the Board 
members and with the CEO. The conclusion was that the 
Board is working efficiently and that the members comple­
ment each other’s strengths. 

The Nomination Committee applied rule 4.1 of the Code 
as a diversity policy when preparing its proposal for the Board 
of Directors, the objective being for the Board to be composed 
of members of varying ages, genders and geographical origins, 
and to represent a range of educational and professional back­
grounds.

Two of the six members of Pandox’s Board are women.
The Nomination Committee has determined that the 

Board of Directors meets the requirements of the Code 
 concerning independence.

Audit Committee
On 12 April 2022 Pandox appointed an Audit Committee con­
sisting of Ann­Sofi Danielsson (chair), Bengt Kjell and Jon Rasmus 
Aurdal. The Audit Committee’s duties, without affecting the 
Board’s general responsibilities and duties, include overseeing 
Pandox’s financial reporting and the efficiency of Pandox’s 
internal control and risk management, staying informed about 
the audit of the annual accounts and consolidated accounts, 
reviewing and monitoring the auditor’s impartiality and inde­
pendence, and paying particular attention when the auditor 
provides Pandox with services other than audit services, as 
well as assisting in drafting proposals for the election of audi­
tors at the AGM. The Audit Committee also examines the 
Annual Report and interim reports and oversees the audit. 
The Audit Committee does not perform any auditing tasks.

During the year the Audit Committee examined Pandox’s 
external financial reporting, and also analysed and assessed 
Pandox’s economic, financial and reporting risks on an ongo­
ing basis with a particular focus on revenue, profit, property 
valuation and the financial position. 

The Audit Committee also continued to deal with matters 
relating to internal control, in terms of structure, tools, organi­
sation and self­assessment. The assessment is that Pandox’s 
work on risk and control was strengthened further through 
improved procedures, controls and systems, and support 
 provided by the Finance Committee (see below).
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In 2022 the Audit Committee held five meetings at which 
minutes were kept and reported to the Board of Directors.

Remuneration Committee
Pandox has a Remuneration Committee consisting of two 
members: Christian Ringnes (chair) and Jakob Iqbal.
Remuneration Committee duties:
• Preparing for board decisions on remuneration principles 

and on remuneration and other employment terms for the 
executive management team.

• Monitoring and evaluating ongoing programmes and 
 programmes concluded during the year for variable 
 remuneration to the executive management team.

• Monitoring and evaluating the application of remuneration 
guidelines for senior executives that were approved by the 
AGM, and the applicable remuneration structures and 
 compensation levels within the Company.

• Reviewing and preparing proposals on all share­related 
incentive schemes to put before the executive management 
team.

During the year the Remuneration Committee paid special 
attention to matters relating to salaries and other remunera­
tion for the CEO and executive management team. In addition, 
any matters concerning incentive schemes for key individuals 
at Pandox are addressed.

In 2022 the Remuneration Committee held two meetings 
for which minutes were kept and reported to the Board of 
Directors.

Finance Committee
On 12 April 2022 the Board appointed a Finance Committee 
consisting of board members Bengt Kjell (chair), Christian 
Ringnes and Jon Rasmus Aurdal. Pandox’s executive manage­
ment has the right to participate in discussions but not in 
 decisions and was represented at the Committee’s meetings 
by the CEO and CFO, among others. The Committee discusses 
matters of particular significance for Pandox’s financial posi­
tion, such as rent payments and the fulfilment of conditions 
in credit agreements. Experience of the Finance Committee’s 
work has been good and the Board has again proposed that 
the Nomination Committee reviews the need for a Finance 
Committee again in 2023, and that if established the Board 

Board duties, normal annual cycle
other than standing items such as status report, investment decisions, liquidity and financing

1. February
• Year­end report, Q4
• Income statement and balance 

sheet, full year
• Proposed appropriation of 

profit
• Annual Report
• Feedback from auditors

2. March
• Adoption of Annual 

Report
• Notice of Annual 

 General Meeting

3. April
• Interim report, Q1
• Audit plan
• Review of policies
• Forecast/budget outcome
4. April – statutory meeting
• Board of Directors’ work 

 procedures
• CEO instructions
• Policies

5. June 
• Market update

7. september
• Forecast/budget outcome
• Strategy

9. December
• Investments
• Business plan
• Budget
• Risk assess­

ment

6. July
• Interim report, Q2

8. October
• Interim report, Q3
• Feedback from  

auditors
• Forecast/budget 

 outcome

BOARD MEETiNGs

JAN FEB MAR APR MAY JUN JUL AUG sEP OCT NOV DEC
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iMPORTANT POLiCiEs AND CODEs 

Contents

Financial Policy Principles and rules for financial activity

Insider Policy Rules and guidelines for managing insider information

Internal and External Privacy Policy Rules and information on Pandox’s processing of personal data

IT and Data Security Policy Principles and rules for how IT activities are to be conducted and data security ensured

Communication Policy Principles and rules for internal and external communication

Environmental Policy Rules and guidelines for Pandox’s environmental responsibilities

Code of Conduct for business partners Principles and requirements relating to Pandox’s business partners

Code of Conduct for employees Principles and requirements relating to Pandox’s employees

Anti-corruption Policy Principles and requirements relating to Pandox’s employees and anti-corruption measures

Human Rights Policy Pandox’s principles and requirements relating to human rights

Guidelines for Whistleblower Service Describes how employees and external stakeholders can report suspected irregularities

Guidelines for Crisis Communication Describes how Pandox communicates internally and externally in crisis situations

PANDOX’s BOARD OF DiRECTORs AND COMMiTTEEs iN 2022

Attendance at meetings

Name Fees, sEK 000s
Board  

of Directors
Audit 

Committee
Remuneration 

Committee
Finance

Committee
independent of 
the Company1)

independent of  
owners2)

Christian Ringnes, Chair 968 14 of 14 2 of 2 5 of 5 Yes No

Jakob Iqbal 470 14 of 14 2 of 2 Yes No

Jon Rasmus Aurdal 575 14 of 14 5 of 5 5 of 5 Yes No

Ann-Sofi Danielsson 575 14 of 14 5 of 5 Yes Yes

Bengt Kjell, Vice Chair 872 14 of 14 5 of 5 5 of 5 Yes Yes

Jeanette Dyhre Kvisvik 420 14 of 14 Yes Yes

1) Independent in relation to the Company and the executive management team.
2) Independent in relation to the Company’s major shareholders.

members concerned are paid fees at the same level as for  
the Audit Committee.

In 2022 the Finance Committee held five meetings at which 
minutes were kept and reported to the Board of Directors.

Chief Executive Officer and other senior executives
The Chief Executive Officer (CEO) reports to the Board of 
Directors and is responsible for Pandox’s day­to­day adminis­
tration and operations. The allocation of duties between the 
board members and the CEO is described in Pandox’s work 
procedures for the Board and instructions for the CEO. Actions 
that are of an extraordinary nature or that are particularly sig­
nificant are not considered part of the day­to­day administra­
tion and the CEO must prepare information on them and pres­
ent this to the Board of Directors. The CEO is also responsible 
for preparing reports and compiling information in advance 
of board meetings and for reporting at the board meetings.

According to the financial reporting instructions, the CEO 
is responsible for Pandox’s financial reporting and must ensure 
that the Board receives sufficient information from which to 
evaluate Pandox’s financial position at all times.

The CEO is to keep the Board continuously informed about 
Pandox’s performance in terms of revenue and earnings, finan­
cial position, liquidity and credit status, important business 
events and about every other event, circumstance or situation 
that may be assumed to be of material importance for Pandox’s 
shareholders.

Audit
Pandox’s auditors are appointed by the shareholders’ meeting 
and are to examine the Company’s Annual Report and 
accounting records as well as the administration of the Com­
pany by the Board and the CEO. After each financial year, the 
auditor must submit an audit report for Pandox’s Parent Com­
pany and the Pandox Group to the Annual General Meeting. 
The auditors are appointed by and report to the shareholders’ 
meeting and are not to allow themselves to be influenced in 
their work by Pandox’s Board or executive management team.

The auditors are also responsible for reporting on any 
instance where a board member or the CEO has been guilty of 
negligence or has acted in a way that may result in compensa­
tion liability.
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According to Pandox’s Articles of Association, Pandox is to 
have two auditors and two deputy auditors or one authorised 
accounting firm as auditor. At the request of the Audit Com­
mittee, in 2017 Pandox carried out an auditor procurement 
process which resulted in the Nomination Committee’s pro­
posal to elect the accounting firm of PwC as the Company’s 
new auditor, and this was approved at the 2017 AGM. The 
2022 AGM re­elected PwC, with authorised public accountant 
Patrik Adolfson as auditor­in­charge. 

 Pandox’s auditor is presented on page 126.

The Board of Directors meets with Pandox’s external auditors, 
without executive management being present, at least once a 
year to receive and address the auditors’ opinions.

The Audit Committee also meets the auditors on a regular 
basis to be informed about and address their opinions on the 
interim reports and the Annual Report, the results of the audi­
tor’s scrutiny of internal control over financial reporting and 
to address other issues.

Pandox has no specific internal audit department. The 
Board examines the need for such a department on an annual 
basis. Based on the Audit Committee’s assessment, the Board 
has decided not to establish a specific internal audit depart­
ment. The Board judges that the established financial pro­
cesses for monitoring and evaluation of controls that take 
place within the Group’s accounting department ensure that 
sufficient reliability is achieved in the financial reporting 
 without an independent internal audit department.

Nomination Committee
The Nomination Committee is a body of the shareholders’ 
meeting and is responsible for submitting proposals for the 
election of the Chair and other members of the Board, as well 
as on fees and other remuneration for board assignments for 
each of the board members. The Nomination Committee is 
also to provide proposals for the election and compensation 
of auditors in consultation with the Audit Committee, as well 
as for the Nomination Committee’s composition and how it 
is convened.

In accordance with a decision at Pandox’s 2022 AGM, the 
Nomination Committee, in preparation for the 2023 AGM, is 

to consist of the Chair of the Board and members appointed 
by the four largest shareholders in terms of voting rights as 
of 31 July 2022, according to the register of shareholders kept 
by Euroclear Sweden. The Chair of the Board of Pandox AB 
is also responsible for convening the first meeting of the Nom­
ination Committee. If a shareholder with the right to appoint 
a member of the Nomination Committee relinquishes that 
right, the right to appoint a member is transferred to the largest 
shareholder who has not previously had the right to appoint a 
member of the Nomination Committee. Helene Sundt AB and 
Christian Sundt AB are represented by the same member of 
the Nomination Committee. The member appointed by the 
largest shareholder in terms of voting rights is to be appointed 
as chair of the Nomination Committee. The composition of 
the Nomination Committee is to be announced no later than 
six months before the next AGM. No fees are payable.

On 14 September 2022 Pandox announced that the Nomi­
nation Committee had been appointed in accordance with 
principles adopted by the AGM and consisted of the following:
• Anders Ryssdal, Eiendomsspar AB (Nomination Committee 

chair)
• Christian Ringnes, Chair of the Board of Pandox AB
• Leiv Askvig, Helene Sundt AB and  Christian Sundt AB jointly
• Dick Bergqvist, AMF
• Camilla Wirth, Alecta

When preparing its proposal for the election of the Board of 
Directors the Nomination Committee applies what is stated 
in section 4.1 of the Swedish Corporate Governance Code as 
a diversity policy and as its objectives in this regard.

Shareholders wishing to submit proposals to the Nomina­
tion Committee may do so by email to valberedningen@ 
pandox.se or by post to Pandox AB, Valberedning, PO Box 15, 
SE­101 20 Stockholm.

The Nomination Committee’s proposals to the 2023 AGM 
are:
• Proposal for election of members of the Board of Directors
• Proposal for election of auditor
• Principles for appointing the Nomination Committee in 

advance of the 2024 Annual General Meeting

The Nomination Committee’s proposals have been published 
in the notice of the 2023 AGM and on Pandox’s website. The 
AGM will be held on 12 April 2023 in Stockholm.

iNTERNAL CONTROL AND FiNANCiAL REPORTiNG
According to the Swedish Companies Act and the Code, 
 Pandox’s Board of Directors is responsible for the Company’s 
internal control. This report has been prepared in accordance 
with the Annual Accounts Act and the Code and is mainly 
intended to describe internal control and risk management 
with respect to financial reporting.

The framework used as a basis for Pandox’s work on and 
description of internal governance and control is COSO, the 
Committee of Sponsoring Organizations of the Treadway 
Commission. COSO provides a structure for internal control 
based on five components: control environment, risk assess­
ment, control activities, monitoring activities, and information 
and communication.

Control environment
The Board of Directors has overall responsibility for ensuring 
good internal control and effective risk management. Every 
year the Board of Directors adopts work procedures that 
define the Board’s responsibilities and the distribution of 
duties among the board members. The Board exercises its con­
trol primarily by annually adopting policy documents, CEO 
instructions, delegation rules, instructions for financial report­
ing, business targets and strategies, as well as business plans 
and a budget.

The control environment provides a basis for good internal 
control over financial reporting. Pandox works continually to 
define, document and adapt an organisational structure, deci­
sion paths, responsibilities and powers that strengthen Pan­
dox’s corporate culture and control environment.

Risk assessment 
 See the section on Risk on pages 126–132 and the Sustain-

ability Report on page 56.
Risk assessment with respect to financial reporting involves 

identifying the procedures and income statement and balance 
sheet items in which there is a risk that errors, incomplete 
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information or irregularities may arise if there is insufficient 
control built into the routines. Risk assessment includes ana­
lysing whether any errors could occur and if so, how they may 
occur and in which part of the process. Pandox’s risk assess­
ment has identified items where the risk of significant errors is 
the highest. These are items involving substantial transactions 
or where the processes are highly complex and require strong 
internal control.

An assessment of the risk of errors in financial reporting is 
performed annually for each line in the income statement, 
statement of financial position and cash flow statement. For 
items that are significant and/or associated with an elevated 
risk of errors, special procedures are employed to minimise 
the risks. The three main areas of risk are: 
• Property valuation
• Financing activities
• Investment and renovation programmes

Pandox has a well­established operational risk model (the 
Pandox Method). It is used to evaluate and document identi­
fied risks associated with the hotel properties and is an 
important part of Pandox’s overall work on risk. Based on an 
individual business plan for each hotel property, it creates the 
conditions for increased cash flow and lower risk. The risk 
model also provides knowledge that can be beneficial when 
pursuing business opportunities. 
The four parts of the Pandox Method are:
• Market analysis
• Marketing strategy
• Profitability optimisation
• Agreement optimisation

There is an individual business plan for each hotel property. 
Twice a year a review of all the hotels and properties is per­
formed and the business plan is updated based on the Pandox 
Method. Recurring operational risk areas are revenue/occu­
pancy, property operation/maintenance, lease issues and 
investments. The most significant risks are documented in a 
“Hot Pile” and, where relevant, are followed up at monthly 
executive management meetings. Topics discussed at these 

meetings include any impact from macroeconomic forces, the 
hotel market cycle, geographic exposure and operator/brand 
exposure, hotel demand, supply of new capacity, competitors etc.

In view of the Covid­19 pandemic, property valuation 
 continued to be a focus area for management as well as for the 
Board and its committees in 2022. 

 Further information on property valuation can be 
found on pages 148–151.

In its role as an active hotel property owner and in coopera­
tion with its lease partners, Pandox makes every effort to iden­
tify joint investment and renovation programmes to ensure 
that the hotels are competitive and play a part in increasing 
cash flow. Pandox takes a long­term perspective and has a 
structured process for managing, implementing and following 
up on investments. Pandox normally works according to 
three­ to five­year maintenance plans and also implements 
specific projects for cash flow­driving investments. For invest­
ments exceeding MSEK 10, a memorandum is submitted to 
the Board for approval. An investment budget is established 

every year in connection with the preparation of the budget 
and business plan, which is adopted by the Board of Directors 
and adjusted on a quarterly basis. The outcome of the invest­
ments is monitored in relation to the budget and reported to 
the Board. Interest expense is Pandox’s largest expense item. 
Interest expense is affected by market interest rates and by 
credit institution margins, as well as by Pandox’s strategy with 
respect to fixed interest rates. With a fairly high proportion of 
loans in foreign currency, interest expense is also affected by 
fluctuation in exchange rates.

The majority of Pandox’s credit facilities have a variable 
rate of interest. Interest rate derivatives – mainly interest rate 
swaps – are used to manage interest rate risk and increase the 
predictability of Pandox’s earnings. Variable interest rates are 
partially swapped through interest rate swaps, giving Pandox 
fixed interest rates. Pandox’s Board establishes the risk man­
date. The risk mandate is reflected in Pandox’s Financial Policy 
and ensures that the Company has access to long­term financ­
ing. The Financial Policy is updated annually by the Board of 
Directors. Pandox works closely with its lenders and external 

Goal     Activity                  Result

Contro
l environment             Risk assessm
ent 

                                          inform
ation                                     Monitoring               
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Pandox’s model for internal control
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experts to ensure that the Company plans well in advance 
with respect to its financing requirements.

In connection with Pandox’s annual strategy and budget­
ary work the executive management team presents a chart 
of the Group’s top risks to the Board of Directors.

Control activities
To avoid errors, a number of control activities have been 
implemented to ensure that control objectives are achieved. 
Pandox’s most important financial processes, such as closing 
the accounts, consolidation, monitoring results and report­
ing, have been documented in a Financial Handbook. The 
control measures involve guaranteeing the quality of finan­
cial reporting. 

All of the key controls implemented by the Group com­
panies in respect of financial reporting are documented in 
a self­assessment template used to report to the corporate 
level. The self­assessment template is monitored, adapted 
and evaluated at the corporate level, thereby strengthening 
the control environment within the Group.

The CFO and the Business Intelligence and Group 
Accounting & Control departments are all responsible for 
creating the environment required to achieve transparent 
and accurate financial reporting. Pandox’s executive man­
agement and the Board also fill an important control func­
tion with respect to the external financial reporting process.

Monitoring activities
Pandox monitors performance in relation to both opera­
tional and financial targets on a monthly basis. The perfor­
mance follow­up meetings are attended by the CEO, CFO, 
Business Intelligence, Group Accounting & Control and the 
heads of the business areas. Material differences are investi­
gated immediately by the CFO and significant cases are 
reported to the Board. At least every quarter the Board 

 follows up on any high risks identified. The Audit Committee 
always examines the external reports before they are 
 published for the stock market.

These follow­up processes are the basis for guaranteeing 
the quality of Pandox’s financial reporting.
The CFO reports annually to the Board on internal control 
over financial reporting.

In addition to this, Pandox’s external auditors also exam­
ine the Company’s internal control over financial reporting 
and annual reporting, and perform a review of the third 
quarter interim report. Any shortcomings and/or errors 
identified by the auditors are reported to Pandox’s executive 
management or, in the case of more serious issues, directly 
to the Board.

information and communication
One prerequisite for good internal control is that its various 
components and intentions are known throughout the 
organisation. In other words, clear and well­structured 
 communication on internal control is very important.

To ensure that there is an efficient exchange of knowl­
edge and experience among the financial departments, 
financial meetings are convened on a regular basis. Govern­
ing guidelines, policies and instructions are available on the 
Group’s intranet. Access to the internal information docu­
ments on the intranet is regulated by permissions. The doc­
uments are updated on a regular basis as needed. Access to 
financial data for the Group is also controlled at the central 
level based on permissions.

The corporate department works closely with the report­
ing subsidiaries, and arranges conferences and training each 
year for controllers and financial managers. 

The Head of Investor Relations works with colleagues to 
manage all external information and communication, 
including the external website.

Auditors’ opinion on the corporate 
governance statement
To the general meeting of shareholders of Pandox AB, 
 corporate registration number 556030­7885

Engagement and division of responsibility
The Board of Directors is responsible for the corporate gover­
nance statement for the year 2022 on pages 119–127 and for 
ensuring that it has been prepared in accordance with the 
Annual Accounts Act. 

Focus and scope of the examination
Our examination was performed in compliance with recom­
mendation RevR 16 The auditor’s examination of the corpo-
rate governance statement issued by FAR (the professional 
institute for Swedish authorised public accountants). This 
means that our examination of the corporate governance 
statement has a different focus and is substantially smaller in 
scope than an audit conducted in accordance with Interna­
tional Standards on Auditing and generally accepted auditing 
standards in Sweden. We believe that our examination pro­
vides a reasonable basis for our opinion below.

Opinion
A corporate governance statement has been prepared. Disclo­
sures in accordance with chapter 6 section 6 second paragraph 
items 2–6 of the Annual Accounts Act and chapter 7 section 31 
second paragraph of that Act are consistent with the annual 
accounts and consolidated accounts, and are in accordance 
with the Annual Accounts Act.

Stockholm, 7 March 2023
PricewaterhouseCoopers AB

Patrik Adolfson Linda Andersson
Authorised Public Accountant Authorised Public Accountant
Auditor­in­charge

Stockholm, 6 March 2023

The Board of Directors of Pandox AB
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Board of Directors and auditor

Auditor
Patrik Adolfson
Born 1973.

Auditor­in­charge, authorised public accountant, 
 PricewaterhouseCoopers AB.
Auditor­in­charge for Pandox since 2017.

Other audit assignments: AcadeMedia AB (publ), Dometic Group 
AB (publ), Birger Bostad AB (publ), Bonava AB (publ) and 
 Nordstjernan AB (publ).

Member of FAR (the professional institute for Swedish authorised 
public accountants).

Christian Ringnes
Born 1954.
Chair of the Board since 2004, 
chair of the Remuneration Com­
mittee and member of the Finance 
Committee.

Master of Business Administration 
from Harvard Business School, 
Bachelor’s degree in Business and 
Economics from École des Hautes 
Études Commerciales, degree in 
philosophy from the University of 
Oslo. 

Chief Executive Officer Eiendoms­
spar AS and Victoria Eiendom AS 
(and board appointments for com­
panies in the group). 

Chair of the Board Sundt AS (and 
board appointments for several 
companies in the group) and 
Dermanor AS. 

Christian Ringnes owns 46.1 percent 
of the shares in Victoria Eiendom 
AS, which owns 56.2 percent of 
the shares in Eiendomsspar AS, 
which in turn owns 37,314,375 
class A shares and 10,144,375  
class B shares in Pandox.

Independent in relation to the 
Company and the executive 
management team: Yes

Independent in relation to princi­
pal shareholders: No

Jon Rasmus Aurdal
Born 1982.
Board member since 2018 and 
member of the Audit Committee 
and Finance Committee. 

Master of Science, Professional 
Accountancy from BI Norwegian 
Business School and Master of 
Business and Administration from 
NHH Norwegian School of Eco­
nomics.

Chief Financial Officer Eiendoms­
spar AS and Victoria Eiendom AS. 
Board and management positions 
in several subsidiaries of Eien­
domsspar AS and Victoria Eien­
dom AS. Board member Lillunn AS.

Shareholding: 2,000 class B shares.

Independent in relation to the 
Company and the executive 
management team: Yes

Independent in relation to princi­
pal shareholders: No

Ann-sofi Danielsson
Born 1959.
Board member since 2015 and 
chair of the Audit Committee. 

MSc Business Administration and 
Economics, Uppsala University.

Board member Nordomatic AB, 
Vasakronan AB, Netel AB and 
Rusta AB.

Shareholding: 1,000 class B shares.

Independent in relation to the 
Company and the executive 
management team: Yes

Independent in relation to princi­
pal shareholders: Yes

Jeanette Dyhre Kvisvik
Born 1972. 
Board member since 2017.

Law degree (honours) from the 
University of Bergen (Norway).

Chief Executive Officer VILLOID 
AS.

Board member VILLOID AS.

Shareholding: 470 class B shares.

Independent in relation to the 
Company and the executive 
management team: Yes

Independent in relation to princi­
pal shareholders: Yes

Jakob iqbal
Born 1972.
Board member since 2020 and 
member of the Remuneration 
Committee. 

Master of Business Economics 
from BI Norwegian Business 
School. Certified European 
 Financial Analyst (AFA), NHH 
Norwegian School of Economics. 
Completed the Advanced Man­
agement Program at Harvard 
Business School. Chief Executive 
Officer Sundt AS (plus board and 
management roles at several 
 companies in the group).

Chair of the Board Helene Sundt 
AB and Christian Sundt AB. Board 
member Equitile Investments Ltd. 
Member of nomination commit­
tees for Otello ASA, Panoro ASA 
and Ultimovacs ASA.

Shareholding: 7,000 class B shares.

Independent in relation to the 
Company and the executive man­
agement team: Yes

Independent in relation to princi­
pal shareholders: No

Bengt Kjell
Born 1954. 
Board member since 1996. Vice 
Chair of the Board, chair of the 
Finance Committee and member 
of the Audit Committee.

Graduate of Stockholm School of 
Economics.

Vice Chair Indutrade AB and 
Logistea AB. 

Board member AB Industri­
värden, ICA Gruppen AB, Dunkers 
Stiftelser and others. 

Shareholding: 2,000 class B shares.

Independent in relation to the 
Company and the executive 
management team: Yes

Independent in relation to princi­
pal shareholders: Yes
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Senior executives1)

Liia Nõu
Born 1965. Joined Pandox in 2007. 
CEO. Previously CFO since 2007.

MSc Business and Economics from 
Stockholm School of Economics.

Shareholding: 25,700 class B shares.

Tobias Ekman
Born 1972. Joined Pandox in 2022. 
SVP, Director of  Property Manage­
ment Nordics. 

Hotel management degree, Hotel 
Institute Montreux. Hotel opera­
tion studies, HOSTA Hotel School, 
Switzerland.

Shareholding: 0.

Anneli Lindblom
Born 1967. Joined Pandox in 2021. 
CFO.

MSc Business Administration from 
Frans Schartaus Handelsinstitut, 
Stockholm.

Board member Logistea AB, Haypp 
Group AB and Avtalat.

Shareholding: 3,800 class B shares.

Lars häggström
Born 1954. Joined Pandox in 2000. 
Executive Senior Advisor.

Naval engineer, graduate of the 
 Sjöbefälsskolan (naval officer college) 
in Stockholm, and one year of studies 
at the Royal Institute of Technology 
(KTH). 

Shareholding: 10,000 class B shares.

Anders Berg
Born 1967. Joined Pandox in 2015. 
SVP,  Communications and IR.

MSc Business and Economics from 
Linköping University, Certified Euro­
pean Financial Analyst (CEFA), Certi­
fied Investor Relations Officer (CIRO).

Shareholding: 0.

Aldert schaaphok
Born 1959. Joined Pandox in 2004. 
SVP, Director  International 
 Operations.

Bachelor’s degree in Business 
 Administration (hospitality focus), 
Hotelschool The Hague.

Shareholding: 0.

Caroline Tivéus
Born 1979. Joined Pandox in 2018. 
SVP, Director of Sustainable Business.

Master’s in Accounting from Lund 
University.

Shareholding: 0.

Mattias Bernunger
Born 1972. Joined Pandox in 2018. 
SVP, Asset  Management.

MSc Engineering from Luleå 
 University.

Shareholding: 1,700 class B shares.

Martin Creydt
Born 1965. Joined Pandox in 2017. 
SVP, Director of  Property Management 
International. 

Advanced Management Program, Cornell 
 University, Executive Program, INSEAD, 
Business Degree Service Management, 
University of Gothenburg. 

Shareholding: 1,000 class B shares.

Jonas Törner
Born 1971. Joined Pandox in 2005. 
Chief Commercial Officer.

Studies towards MSc in Business Adminis­
tration and Economics, Stockholm Univer­
sity. Studies towards BSc in Engineering, 
Royal Institute of Technology (KTH) in 
Stockholm. 

Shareholding: 2,000 class B shares.

1) As at 31 December 2022.
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Thorough risk management creates freedom to act

A number of factors affect, or could affect, Pandox’s 
operations – either directly or indirectly. Pandox 
works continuously and in a structured way to 
 identify business risks, in order to manage these 
as consciously and effectively as possible. Good 
risk management creates the freedom to act and 
strengthens confidence in the Company among 
the communities around us.

Pandox’s business activities are associated with risk and 
the Company works in a structured and proactive way 
to map, analyse and manage this. 

Pandox assesses each risk based on the expected 
impact (from insignificant to very significant) if the 
event that triggers the risk should occur, and the likeli­
hood (from very low to very high) of the risk then being 
realised. This assessment subsequently forms the basis 
of an evaluation of how the risk should be prioritised, 

whether it requires specific action or if it can be man­
aged as part of Pandox’s normal administration. The 
effectiveness of existing measures to mitigate risk is 
assessed on a scale ranging from low to high control.

Identified risks are mapped in a risk matrix based on 
expected impact and likelihood. By taking active steps 
the potential effects of risks on the business can be 
reduced. 

h
O

W
?

W
h

AT
?

Risk is an uncertainty that could 
prevent Pandox from achieving 
its business objectives. Risks need 
to be identified, evaluated and 
managed on an ongoing basis. 
Pandox’s risk work is based on a 
combination of expertise, experi­
ence, organisation and responsi­
bility, as well as policies, rules, 
instructions and controls.

External factors such as the eco­
nomic cycle, new hotel capacity, 
changed business models, geopo­
litical events, terrorist attacks and 
social restrictions – e.g. due to 
pandemics – can have an effect 
on the travel market and thus 
hotel demand. 

External and internal factors such 
as fluctuating interest rates and 
exchange rates, inaccurate prop­
erty valuations, liquidity risk and 
counterparty risk. This includes 
refinancing risk associated with 
the tenants’ financial perfor­
mance and status.

Strategic and operational risk 
relating to the environment, 
human rights, social and personal 
circumstances as well as corrup­
tion which, together with the 
Company’s financial perfor­
mance, lay the foundations for 
the confidence of the world 
around us.

Pandox’s Board of Directors has 
formal responsibility for Pandox’s 
risk management, but operational 
responsibility is delegated to exec­
utive management which works 
on risk as part of the Company’s 
day­to­day operations. Significant 
areas include valuation, financing 
and acquisition of hotel proper­
ties, as well as leases and other 
contractual relationships, invest­
ments in hotel properties and the 
running of hotel operations. 

Pandox benefits from a signifi­
cant flow of information about 
the business climate thanks to its 
broad geographical presence and 
large network of business part­
ners and external advisors. As 
well as having strong internal 
capacity for analysis, executive 
management is able to quickly 
identify, evaluate and act on risks 
and opportunities arising in the 
world around us.

Financial risk is regulated primar­
ily in Pandox’s Financial Policy. 
Risks are identified, assessed and 
managed continuously by Pan­
dox’s executive management 
supported by the Board of Direc­
tors, including in a separate 
Finance Committee.

Pandox’s first line of defence is 
the individual employee’s com­
petence and the Company’s basic 
values. The risks are regulated in 
various codes and policies 
adopted by the Board of Directors 
and are managed through the 
Company’s active monitoring 
and control in Operator Activities 
and in partnership with tenants 
in Property Management.

PANDOX’S RISK WORK 1  EXTERNAL ENVIRONMENT

Internal factors such as Pandox’s 
organisational structure, effi­
ciency and ability to create profit­
able growth and value for the 
Company’s stakeholders with a 
predetermined level of risk. This 
includes compliance risk, which 
relates to external requirements, 
rules and laws.

Pandox’s value creation and oper­
ational risk are continually evalu­
ated by the Company’s executive 
management and Board of Direc­
tors. Risk is managed by combin­
ing advanced business expertise 
with an organisation that has a 
clear division of responsibility and 
monitoring activities. Governance 
and support are also provided by 
policies adopted by the Compa­
ny’s Board of Directors as well as 
supplementary governing docu­
ments and instructions. 

3  OPERATIONS 4  FINANCIAL 5  SUSTAINABILITY

Internal factors that directly 
impact Pandox’s ability to realise 
its strategy and achieve its busi­
ness objectives with a predeter­
mined level of risk, such as access 
to the specialist expertise that 
allows the Company to run its 
business competitively.

Pandox’s Board of Directors and 
management jointly evaluate key 
strategic risks and examine the 
need for adjustments to the Com­
pany’s strategy on an ongoing 
basis. Pandox works actively to 
ensure that the Company is 
attractive to existing and new 
personnel.

2  STRATEGY
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Risk overview

Presented here is a list of identified risks along with their assessed likelihood and consequences 
in the short term.

Likelihood Consequence

1  EXTERNAL RisKs

Economic downturn

Disruptive business models

Geopolitical events

Overexpansion of hotel rooms

Pandemics

Terrorist attacks

2  sTRATEGiC RisKs

Growth through acquisitions

Investments in existing portfolio

Impact of digitalisation

Major lease renegotiations

Concentration on a few tenants

3  OPERATiONAL RisKs

Dependence on key individuals

Competency of employees

Tenants’ business and financial status

Integration of acquisitions

Own operating  activities at hotels

IT security

Tax risk

Disputes

Inflation

Likelihood Consequence

4  FiNANCiAL RisKs

Fluctuations in interest rates

Refinancing and liquidity risk

Breach of terms and covenants in credit 
 agreements

Currency risk

Certification and authorisation

Financial reporting

Property valuation

Insurance errors

Counterparty risk related to bank derivatives

Rent reporting

5  sUsTAiNABiLiTY RisKs

Environment

Climate change

Human rights

Employees’ confidence

Health and safety

Anti-corruption

Data security

  In terms of financial reporting of both 
income and financial position, changes in 
valuation yields currently have the great-
est impact overall. See Note E and Note G 
for a detailed description of financial 
risks and a sensitivity analysis. Pandox’s 
risks and risk management are described 
on the following pages.

Likelihood  Low  Medium  High
Consequences  Low  Medium  High
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PANDOX’s RisKs AND ThE COMPANY’s MANAGEMENT OF sUCh RisKs ARE DEsCRiBED iN MORE DETAiL BELOW. 

Risk Description Risk management

1  EXTERNAL RisKs

Economic downturn Economic activity is a primary driver of both business and leisure travel, and a 
 weakened economy can therefore have a negative effect on demand.

• The portfolio consists of a large number of sizeable hotel properties with a good spread as regards geography, location, 
brand, operating model and type of demand (international, domestic and regional)

• The hotel properties are predominantly full­service hotels in the upper­mid segment, which has historically been more 
stable in earnings than, for example, the high price segment

Disruptive business 
models

Pandox’s business model may be challenged by the emergence of new business 
models, such as online travel agencies (OTAs) and home sharing services. If Pandox  
is not able to keep up with the competition, this could have a negative impact on 
revenues and earnings.

• Pandox works with around 30 different hotel operators and hotel brands; this gives the Company a unique position as 
regards information and knowledge of market changes and also helps to diversify commercial risk

• Pandox’s working methods are based on optimising revenues taking into account the distribution landscape and its 
impact on revenue and costs, including through the support of a Group­wide Revenue Management Centre

• Long leases with external hotel operators which stipulate a contractual minimum rent; general deductions for commis­
sion are not usually permitted

Geopolitical events Security and geopolitical events can have significant effects on travel patterns and 
demand in the hotel market.

• A well thought­out strategy and business plan exists for each individual hotel property and geographical area; 
• the ability to continually monitor economic conditions for each individual hotel property creates a readiness to make 

quick business decisions when needed

Overexpansion of 
hotel rooms

New capacity in the form of new hotels and hotel rooms could have a significant 
adverse impact on RevPAR in individual markets.

• Ongoing market analysis is carried out for each geographical area of operations and hotel property, which means that 
changes in the market are detected early on and measures can be initiated without delay

Pandemics Global spread of infectious diseases resulting in extraordinary social measures in 
many countries simultaneously, such as travel restrictions, limits on meetings and 
public gatherings, and restricting the ability to run hotel operations. 

• Geographically diversified hotel property portfolio
•  Exposure to mainly domestic demand
•  Significant proportion of leases have contractual minimum rent and fixed rent

Terrorist attacks Disruptive events that affect Pandox­owned hotel properties and hotels directly, or 
indirectly through a significant impact on infrastructure that is critical to society.

• Ongoing security efforts
• Contingency plans
• Insurance cover
• Geographical diversification

2  sTRATEGiC RisKs

Growth through 
acquisitions

Risk attributable to acquisitions is mainly the risk of paying too much for assets, the 
risk of incorrect assumptions as regards future earnings of the acquired asset/busi­
ness, the risk of taking over leases or other agreements that are unfavourable, and the 
risk of management time and other resources being spent on acquisitions that are not 
completed.

• Pandox’s long­term focus on hotel properties as a class of asset has generated extensive specialist expertise
• An active Board of Directors and active principal shareholders,  experienced management and a sound basis for 

 decisions
• Pandox has a well thought­out strategy in which the country, city, type of hotel, brand, type of agreement, form of 

 operation and yield are continually and consistently evaluated
• Tried and tested due diligence processes supported by internal and external specialists reduce the risk of incorrect 

 acquisitions
• Pandox’s way of working (the Pandox Method) increases cash flow and limits risk for the hotel in question

Major investments  
in the existing 
 portfolio

There is a risk that the costs of investments may be higher than expected and that the 
return is therefore lower than expected because of inaccurate costings, unprofessional 
procurement or inefficient project implementation.

• Extensive specialist knowledge of the identification, evaluation and implementation of investments in the existing 
hotel property portfolio

• Long­term investment management of measures implemented in the property portfolio
• Monthly review of all investment projects
• Follow­up and calculation of actual costs and outcomes for completed investment projects

Impact of 
 digitalisation

Digitalisation is bringing about major changes in society and is changing people’s 
behaviour. This affects Pandox’s organisation and ways of working, and opens up 
opportunities for new actors with different business models to become established.

• Pandox works proactively at an operational level to gather know­how on strategic digitalisation matters
• Work on targeted initiatives is in progress within various parts of the Company and Pandox continually reviews its ways of 

working and processes in order to increase its digital readiness
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Risk Description Risk management

2  sTRATEGiC RisKs, cont.

Major lease 
 renegotiations

The risk of disadvantageous changes in rent levels and/or the division of responsibili­
ties when making investments and/or taking over operations.

• Attractive hotel products and close dialogue with tenants
• Internal project team with good expertise and clear authority

Concentration on a 
few tenants

Being highly dependent on a small number of tenants could increase operational and 
financial risk.

• Competitive and operationally strong tenants
• Clear division of responsibilities and risk in the lease 
• Various kinds of guarantees as security for rent payments

3  OPERATiONAL RisKs

Dependence on key 
individuals

High dependence on individuals in key positions can pose a risk of daily duties not 
being able to be performed with adequate efficiency and quality.

• Plan for long­term talent supply
• Good knowledge of external individuals in senior roles for recruitment
• Strong external network with supporting specialist expertise
• Remuneration Committee that ensures competitive levels of remuneration
• Clear personal incentives and long contract terms
• Procedures and process descriptions for key functions to reduce dependence on individual personnel

Competency of 
employees

The risk that Pandox is unable to find the right competencies in new markets or 
to replace lost competencies in existing markets, or is unable to do so sufficiently 
quickly.

• As part of operational HR work, recruitment needs are reviewed regularly at both the central and local level
• Strong external network with supporting specialist expertise
• Attractive workplace with great personal freedom in professional roles and good opportunities to develop

Tenants’ business 
and financial status

The risk that tenants underperform and/or are unable to pay their rent. • Individual business plans for each hotel property
• Each tenant’s results are followed up monthly, as are ongoing investment projects
• Various guarantees that in certain circumstances may be called on to cover unpaid rent

Integration  
of acquisitions

Commercial, technical and accounting risks that arise ahead of, during and after an 
acquisition or business takeover.

• Many years of experience of integrating acquisitions in numerous geographical markets
• Clear project organisation and allocation of roles
• Internal specialist expertise in property, finance, tax, valuation, law and communication
• Clear work methods and processes
• Extensive external network with specialist expertise

Own operating 
 activities at hotels

Pandox is exposed to certain risks that commonly occur within hotel operations,  
such as increased operating costs that cannot be fully offset by increased room rates  
or increased prices for other hotel services, the costs of compliance with laws and 
regulations, the ability to forecast occupancy and average room rates and to plan staf­
fing, the quality and reputation of hotel brands used, an inability to keep pace with 
technological development, faults in or damage to IT systems, as well as risks and 
costs associated with protecting the privacy of guests’ personal data and providing for 
their physical safety.

• Strategic and operational work to ensure each hotel is optimally  positioned in each market
• Strong local management and an effective organisation
• A Group­wide Revenue Management Centre for distribution of hotel products
• Modern systems for revenue forecasts, staffing and productivity
• Ongoing benchmarking and analysis of each hotel’s performance in relation to its immediate competitors

IT security As digitalisation has increased, so too has the risk of IT incidents that could result in 
the loss, manipulation or locking of data and systems.

• Each year the Board of Directors adopts an IT Policy
• Well­separated system environments with few users at Group level 
• Regular risk assessment and continual maintenance of IT security supported by external expertise

Tax risk Pandox could be affected by changes in tax legislation or practice. 

Pandox’s tax situation may worsen if the Company’s past or current management and 
assessment of tax matters is successfully questioned.

• Pandox has internal tax expertise and works with reputable external tax advisors on acquisitions, divestments and 
ongoing evaluation of changes in tax legislation and its interpretation in each country of operation

• Planning of measures based on proposed changes to tax legislation is initiated at an early stage
• In the event of inquiries from local tax authorities, reputable external tax advisors are consulted
• Pandox has a Tax Policy adopted by the Board of Directors which, among other things, expressly stipulates that Pandox 

is to comply with all laws and rules in force where the Group’s companies operate, and that tax is to be managed on a 
sound business basis and in an ethical way that is prudent and transparent; aggressive or advanced tax planning is not 
allowed

 

Download as PDF to print out   

Strategy and operations 

Market and trends 

Properties 

Sustainability 

Governance 

From the Chair

Corporate Governance Report

Board of Directors and auditor

Senior executives

Risk and risk management

Financial 

R i s K  A N D  R i s K  M A N A G E M E N T P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 3 2



Risk Description Risk management

3  OPERATiONAL RisKs, cont.

Disputes Disputes can arise in various areas and can have negative financial consequences and 
reduce confidence.

• A generally cautious approach
• Strong network of advisors in each individual market and for each type of issue

Inflation Shortages and disruption in the economy that result in cost inflation for investments 
and/or the operation of hotel properties and hotels.

• Planned purchasing in large volumes
• Increased input prices can be offset by raising room rates and prices of other hotel services in Operator Activities

4  FiNANCiAL RisKs

Fluctuations  
in interest rates

Interest expense is, and has historically been, Pandox’s largest item of expenditure. 
Interest expense is affected by market interest rates and by credit institutions’ mar­
gins, as well as by Pandox’s strategy as regards fixed interest. The majority of Pandox’s 
credit facilities have a variable rate of interest. There is a risk that Pandox’s interest 
expense will increase if market interest rates rise, or that Pandox will fix its interest 
rates at a level that is higher than the market interest rate.

• Interest rate derivatives are used – mainly interest rate swaps – in order to manage interest rate risk and increase the 
 predictability of Pandox’s earnings

• Variable interest rates are partially swapped through interest rate swaps, giving Pandox fixed interest rates
• Pandox has a Financial Policy that regulates risk mandates and is approved annually by the Board of Directors
• Internal specialist expertise in treasury and risk
• Close cooperation with external financial expertise

Refinancing and 
liquidity risk

Refinancing risk is the risk that financing cannot be obtained or renewed upon 
 maturing, or only at significantly higher costs.

Liquidity risk refers to the risk that Pandox will be unable to meet its payment 
 commitments due to a lack of liquidity.

• Pandox has access to long­term financing 
• Pandox’s Financial Policy specifies minimum levels of unutilised credit and loan­to­value ratio
• Pandox has a liquidity reserve to ensure that the Company is able to meet ongoing payment obligations at all times
• Pandox has good access to long­term credit facilities
• Pandox has a diversified portfolio of lenders consisting of 13 Nordic and international banking partners, including AMF 

Tjänstepension AB
• Pandox has established a separate Finance Committee consisting of members of Pandox’s Board of Directors and 

 executive management in order to manage key practical and strategic matters relating to the Company’s financing

Breach of terms and 
covenants in credit 
agreements

In extraordinary circumstances, such as in times of pandemic or extreme interest rate 
concern, it cannot be ruled out that a situation might arise where, for example, com­
mitments and covenants in the Company’s credit agreements are not met.

• Ongoing monitoring and control of the credit portfolio and its terms and covenants
• Proactive and close dialogue with lenders concerning adapting the terms and covenants in existing credit agreements
• Specific actions that can be taken, if needed, to remedy any non­compliance, such as payment of interest into an escrow 

account, adjustment of covenants, covenant holidays or certain repayments
• In 2022 lenders provided waivers in individual credit agreements due to Covid­19

Currency risk Currency risk is defined as the risk of the consolidated income statement and con­
solidated statement of financial position being negatively impacted by exchange rate 
fluctuations. This risk can be divided up into transaction exposure, i.e. the net amount 
of operating and financial (interest/principal repayment) flows, and translation expo­
sure associated with net investments in foreign Group companies.

• Foreign operations generally report both income and expenses in local currency, which means that currency exposure 
resulting from current flows, i.e. transaction exposure, is limited; in view of the limited risk, Pandox does not curren­
cy­hedge these flows unless there is a particular reason to do so

• Equity is currency­hedged ahead of acquisitions, investments and divestments to avoid changes in the value of equity
• Pandox reduces its currency exposure associated with net investments in foreign Group companies by taking out loans 

in local currencies

Certification and 
authorisation

Authority to take decisions, approval matrix and payment processes. • An approval matrix established by the Board of Directors
• Well­defined levels of authority in internal systems
• Special verification for payments and orders above a certain level in the approval matrix

Financial statements Errors in or inconsistent quality of both internal and external reporting, such as errors 
in rent accounting and property valuation.

Risks also include late reporting or reporting not being in compliance with the 
Group’s accounting principles.

• Pandox aims to have uniform procedures and checks for financial reporting that are adapted to and support its 
 operations across the Group

• Manuals, instructions, schedules and reviews with the subsidiaries in the Group to ensure consistent and timely reporting
• An Audit Committee appointed by the Board of Directors reviews the Group’s financial reporting and risk management
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Risk Description Risk management

4  FiNANCiAL RisKs, cont.

Property valuation Individual and systematic errors in the valuation process, such as incorrect 
 assumptions regarding growth, profitability and valuation yield.

• Pandox has a robust valuation process and a consistent valuation approach; the valuation model consists of an accepted 
and proven cash flow model, where the future cash flows that the hotel properties are expected to generate are 
 discounted by the market yield requirements

• The valuation is based on the business plan for the hotel concerned, which is updated at least twice a year and takes 
into consideration, among other things, developments in underlying operator activities, market developments, the 
 contract situation, operating and maintenance issues and investments aimed at maximising the hotel property’s cash 
flow and yield in the long term

• External valuations of all properties are normally carried out annually by independent property appraisers; the external 
valuations provide an important reference point for Pandox’s internal valuations, to the extent that differences com­
pared with internal valuations are analysed to challenge the internal valuation

• The external appraisers complete a more in­depth inspection at least every three years or in conjunction with major 
changes to the properties

• Quarterly review of valuations by Pandox’s management, Audit Committee, Finance Committee and Board of Directors 
before publication of each financial report

• For further information on property valuation, see pages 143–146

Insurance errors Particularly the risk of properties being underinsured and that adequate insurance 
compensation cannot be obtained in the event of a loss.

• Insurance policies are reviewed at least annually
• Ongoing advice on premiums and insurance levels

Counterparty risk 
related to bank 
 derivatives

The risk that a bank which issues OTC derivatives is unable to meet its contractual 
obligations.

• Banks with a good rating
• Risk tolerance managed in Financial Policy
• Continuous monitoring by treasury

Rent reporting Under­ or overestimation of rental income. • Continuous monitoring and reconciliation with tenant 
• Periodic review of rent reporting internally and, where relevant, externally with tenant
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Risk Description Risk management

5  sUsTAiNABiLiTY RisKs

Environment Pandox impacts the environment through the use of energy, water, chemicals and 
materials, and generates emissions and waste. A deterioration in the physical environ­
ment may negatively impact people in and around our hotels, as well as the proper­
ties, which could result in increased costs and a need for investments. 

• Environmental Policy 
• Collaboration with tenants and business partners on investments for environmental improvements 
• Measures to improve resource efficiency through Pandox’s green investment programmes 
• Environmental certification of hotel operations and properties

Climate change Extreme weather and floods could damage the properties. Higher temperatures and 
more heatwaves could result in water shortages. Scarcity of natural resources could 
result in increased costs for materials and energy. The transformation of society could 
result in reduced international travel but greater regional travel, thereby creating new 
business opportunities.

• Environmental Policy 
• Measures to reduce energy and water consumption and to lower emissions of greenhouse gases and volumes of waste
• Environmental certification of hotel operations and properties
• Increased use of renewable energy and photovoltaics 

Human rights Failures in the supply chain and in the operations could result in infringement of 
human rights. In the property sector there is a risk of illegal labour and wage dumping; 
in the hotel industry, the main risk is of trafficking and prostitution in and around the 
hotels.

• Human Rights Policy
• Code of Conduct for employees and business partners 
• Risk assessment and supplier monitoring process
• Training in human rights for employees
• Whistleblower system and process for following­up on incidents 
• Modern Slavery Act statement

Employees’ 
confidence 

The risk that Pandox may be seen as an unattractive employer and find it difficult to 
retain existing staff and to recruit new employees.

Dissatisfied employees could have a negative effect on the Company, hotel guests and 
business partners, which is an operational risk. 

• Code of Conduct for employees
• Healthcare and wellbeing initiatives 
• Performance and career development reviews and annual pay revision
• Opportunities for specialisation and further training
• Varied work with great opportunities to have an influence 

Health and safety In the hotel industry there are health and safety risks due to heavy lifting as well as 
slips, trips and falls, a risk of suffering burns and cuts, and risks relating to threats. Fires 
are another safety risk. Failures in health and safety procedures could result in injuries 
and ill­health among staff, guests and suppliers.

• Preventive healthcare and wellbeing initiatives 
• Regular fire inspections and fire drills 
• Contingency plans and security policies 
• Training in CPR and installation of defibrillators

Anti­corruption Pandox has zero tolerance for corruption. Nonetheless, there is a risk of corruption in 
connection with, for example, sourcing of goods and services, bribery and partiality 
when signing agreements, and a risk of internal irregularities.

• Anti­corruption Policy 
• Code of Conduct for employees and business partners 
• Anti­corruption training 
• External whistleblower service for reporting irregularities 
• Internal control procedures 

Data security The risk that failures in data security and data processing could breach customers’ 
 privacy. The risk of falling victim to cybercrime is also increasing in society in general.

• Each year the Board of Directors adopts an IT Policy that covers data security
• Code of Conduct for employees
• Technical and organisational protective measures, such as firewalls and password­protected systems
• Training of employees
• Annual review of risks and vulnerabilities
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A year filled with work and 
valuable insights
2022 was a year in which Pandox went from working in a hotel market para­
lysed by restrictions at the start of the year to ending the year operating in a 
market on par with the peak year of 2019. To outward appearances we have 
been sailing with the wind behind us, but inwardly we have been working 
methodically and purposefully with both headwinds and tailwinds.

To be CFO at a time of change is demanding 
– whether the changes are taking place in the 
market and transition is necessary, or whether 
the changes are taking place on the inside and 
are more of a choice. Whatever the reason, you 
face choices as to which route to take, what to 
invest in and what not to invest in. 

Efficiency makes room for more value creation 
To me it is clear that a modern finance depart­
ment must have a strategic focus in order to 
know where the company is headed and to 
prepare for the new and sometimes unknown. 
This focus must also include working on a daily 
basis to streamline everything, whether large or 
small. Introducing processes and spending less 
time on traditional accounting services or man­
ual processing frees up capacity for real value 
creation. It gives employees and colleagues 
room to create valuable insights together; 
insights that lead to action and drive the com­
pany forward. Efficiency makes room for the 
freedom to think and develop, rather than just 
getting done what has to be done. 

A challenging year filled with valuable insights
For us at Pandox, 2022 has been full of activity 
with several acquisitions and selective divest­

ments in various geographies. We have worked 
with our existing banks to refinance parts of 
the loan portfolio and have also brought in 
two new lenders, so that overall we now have 
relationships with 13 banks. During the year we 
invested MSEK 862 in our property portfolio: 
investing in cash flow­driving expansion, green 
initiatives for climate­smart properties and 
regular maintenance to retain value. Everything 
has to be accounted for and financed correctly, 
with the right documentation provided at 
the right time. It must all be reflected in our 
accounts; we are very particular about ensuing 
that our balance sheet is always valued cor­
rectly and that our cash flow is optimal. 

Having the energy to stop, reflect and make 
improvements for tomorrow at the same time 
has been both challenging and difficult over 
the past year – but it is also what has made the 
days so dynamic and enjoyable for me and my 
colleagues. I am looking forward to continuing 
on our voyage – whether sailing into the wind 
or with the wind behind us!

Stockholm, March 2023

Anneli Lindblom

P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 3 8

“Efficiency makes room for the 
freedom to think and develop,  
rather than just getting done  
what has to be done.”
Anneli Lindblom, CFO Pandox

F R O M  T h E  C F O
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How to read the financial information 

From a financial perspective, 
Pandox operates two types of 
business which are reported 
as distinct business seg­
ments. The largest is Property 
Management which, taking 
into account the nature of 
hotel properties, is fully 
comparable to most other 
property companies. The 
second is Operator Activities 
where Pandox, in addition to 
owning the hotel property, 
also operates the hotel in the 
property. This combination 
means that Pandox’s earn­
ings at the aggregate level are 
not fully comparable with 
those of other property com­
panies and that Pandox’s two 
business segments are not 
fully comparable with each 
other either.
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Consolidated statement of comprehensive income

MSEK Note 2022 2021

Revenue, Property Management

Rental income C1, C2, E1 3,052 2,279

Other property revenue C1, C2, E1 255 143

Revenue, Operator Activities C1 2,347 851

Net sales 5,654 3,273

Costs, Property Management C1, C4, C6, C7, G5 –439 –395

Costs, Operator Activities C1, C5, C6, C7, G5 –2,111 –1,151

Gross profit 3,104 1,727

– of which gross profit, Property Management C1 2,868 2,027

– of which gross profit, Operator Activities C1 236 –300

Central administration C1, C3, C6, C7 –153 –157

Financial income C1, G1 19 4

Financial expense C1, G1 –1,022 –944

Financial expense for right-of-use assets G1, G5 –95 –88

Profit before changes in value 1,853 542

Changes in value

Properties, unrealised C1, E1 1,185 –368

Properties, realised C1, E1 –5 –28

Derivatives, unrealised C1, G2 2,318 740

Profit before tax 5,351 886

Current tax C1, D1 –164 –128

Deferred tax C1, D1 –983 –149

Profit for the year 4,204 609

Other comprehensive income 

Items that may not be reclassified to profit or loss, net after tax

Remeasurement for the year of property, plant and equipment — 18

Items that may be reclassified to profit or loss, net after tax

Hedging of net investment in foreign operations –439 –43

Translation differences, foreign operations 1,762 765

Other comprehensive income for the year 1,323 740

Comprehensive income for the year 5,527 1,349

MSEK Note 2022 2021

Profit for the year attributable to owners of the parent 4,217 610

Profit for the year attributable to non-controlling interests –13 –1

Comprehensive income for the year attributable  
to owners of the parent 5,522 1,337

Comprehensive income for the year attributable  
to non-controlling interests 5 12

Per share data G4

Weighted average number of shares 183,849,999 183,849,999

Earnings per share after tax, before and after dilution, SEK 22.94 3.32

f i N a N C i a l  S t a t E M E N t S  f O r  t h E  G r O u P P a N D O X  a N N u a l  r E P O r t  2 0 2 2     1 4 3
income statement
 Net sales: Consists of both rental income 
from Property Management and sales from 
Operator Activities and is therefore less use-
ful as an aggregate measurement. Revenue 
from the respective business segments 
should be assessed separately.

 Net operating income: For comparability 
between the business segments, depreciation 
is added back into gross profits for Operator 
Activities.

 Changes in value: Three different types 
of changes in value are recognised under this 
heading: 
1. Unrealised changes in the value of proper-
ties refers to the change (increase/decrease) 
in the market value of investment properties. 
Remember that operating properties are not 
measured at market value according to IFRS. 
They are instead recognised at cost. Pandox 
does, however, assess the market value of 
operating properties on an ongoing basis and 
reports the value for information purposes. 
This value is also included in EPRA NRV.

2. Realised changes in the value of properties 
is the difference between the properties’ book 
value and the value realised upon divestment.

3. Unrealised changes in the value of deriva-
tives refers to the change (increase/decrease) 
in the market value of interest rate derivatives 
used to reach a desired interest maturity 
profile.

 Tax: Consists of current tax, which is the 
tax on operating activities paid by Pandox, and 
deferred tax on the change in the difference 
between the fair value and the adjusted tax-
able value of the properties.

 Cash earnings: A key measure of Pandox’s 
financial value creation and the basis for val-
uation of the hotel properties. The item cash 
earnings consists of EBITDA plus financial 
income less financial expense, less financial 
expense for right-of-use assets according 
to IFRS 16, less current tax, adjusted for any 
unrealised translation effect on bank balances 
and minority interests. Cash earnings are more 
volatile than net operating income because 
they include more cost items, which may also 
vary from quarter to quarter.
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Consolidated statement of financial position

MSEK Note 31 Dec 2022 31 Dec 2021

ASSETS

Non-current assets

Operating properties E2 7,306 7,450

Furniture, fixtures and equipment E3 683 581

Investment properties E1 57,563 52,215

Deferred non-current rent receivables attributable  
to new temporary payment terms E4 59 233

Right-of-use assets G5 3,218 3,039

Deferred tax assets D1 305 249

Derivatives G2, G3 2,374 203

Other non-current receivables E5, G3 88 86

Total non-current assets 71,596 64,056

Current assets 

Inventories 17 12

Current tax assets D1 147 64

Trade accounts receivable E4, G3 297 269

Deferred current rent receivables attributable  
to new temporary payment terms E4 245 357

Prepaid expenses and accrued income E6 587 296

Other receivables 224 154

Cash and cash equivalents 1,630 1,593

Assets held for sale 474 —

Total current assets 3,621 2,745

TOTAL ASSETS 75,217 66,801

MSEK Note 31 Dec 2022 31 Dec 2021

EQUITY AND LIABILITIES 

Equity G4

Share capital 460 460

Other paid-in capital 7,525 7,525

Reserves 1,318 13

Retained earnings including profit for the year 21,428 17,215

Total equity attributable to the owners of the parent 30,731 25,213

Non-controlling interests 202 209

Total equity 30,933 25,422

Liabilities

Non-current liabilities

Non-current interest-bearing liabilities G2, G3 17,888 27,205

Other non-current liabilities 3 4

Non-current lease liabilities G5 3,192 3,020

Derivatives G2, G3 114 261

Provisions F2 37 36

Deferred tax liabilities D1 5,538 4,281

Total non-current liabilities 26,772 34,807

Current liabilities

Provisions F2 40 60

Current interest-bearing liabilities G2, G3 15,983 5,418

Current lease liabilities G5 31 22

Tax liabilities D1 328 156

Trade accounts payable G3 314 214

Other current liabilities 173 150

Accrued expenses and deferred income F1 643 552

Total current liabilities 17,512 6,572

Total liabilities 44,284 41,379

TOTAL EQUITY AND LIABILITIES 75,217 66,801

f I N A N C I A L  S T A T E M E N T S  f O r  T h E  g r O U p p A N D O X  A N N U A L  r E p O r T  2 0 2 2     1 4 4

Balance sheet
 Non-current assets: Here operating 
properties (the sum of operating proper-
ties plus furniture, fixtures and equipment) 
are recognised at cost and investment 
properties at fair value (market value). 
 Deferred tax assets: These consist of 
the carrying amount of tax loss carryfor-
wards that Pandox expects to be able to 
utilise in future financial years and tempo-
rary measurement differences for interest 
rate derivatives. The loss carryforwards are 
mainly in the Nordic markets. 
 Deferred tax liabilities: These largely 
consist of temporary differences between 
fair value and the adjusted taxable value 
of investment properties and temporary 
differences between the carrying amount 
and taxable value of operating properties. 
 Equity/assets ratio: The equity/assets 
ratio is a common method of measuring a 
company’s financing situation and its ability 
to withstand financial difficulties and losses. 
A company’s actual equity/assets ratio 
may, however, deviate significantly from 
the reported equity/assets ratio because it 
does not take into account so-called hidden 
reserves, i.e. assets that are not included or 
that may be undervalued in the balance 
sheet. In Pandox’s case EPRA NRV is a more 
accurate measure of equity because it 
includes the market value of all properties 
and derivatives and of deferred tax assets 
and tax liabilities. Growth in EPRA NRV is 
also how Pandox measures the return on 
the shareholders’ combined equity in the 
Company.

h O W  T O  R E A D  T h E  F i N A N C i A L  i N F O R M A T i O N P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 3 9
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Administration Report

The Board of Directors and Chief Executive 
 Officer hereby submit the Annual Report and 
consolidated accounts for the 2022 financial year 
for Pandox AB (publ), corporate registration 
number 556030­7885.

OPERATiONs
Pandox is listed on Nasdaq Stockholm’s Large Cap list. Pandox 
is a property company focused solely on hotel properties as 
its only class of asset. Pandox’s goal is to create growth in cash 
flow through stable rental income and project development in 
the existing property portfolio, combined with the possibility 
of seizing acquisition opportunities. Pandox is an active owner 
with a business model based on long­term leases with the best 
hotel operators in the market. Geographically concentrated in 
Northern Europe, Pandox has hotel properties in all segments 
and categories – from the low­price to the high­price segment – 
in strategic locations in both leisure and business destinations.

At Pandox we believe in having a diversified portfolio that 
makes the most of the varied nature of each hotel property by 
assessing its unique potential. Pandox’s organisation is made 
up of employees who combine many years’ experience of 
value­creating, sustainable management and development 
with unique hotel knowledge. At the end of 2022 Pandox’s 
hotel property portfolio contained 157 (157) hotels with a 
total of 35,490 (35,372) hotel rooms in 15 countries, with a 
market value of MSEK 69,231 (62,596). Of the 157 hotels, 
137 (137) were leased on a long­term basis to well­known 
tenants with established brands, providing stable rental 
income. The remaining 20 (20) hotel properties were operated 
by  Pandox under various brands. The investment properties 
had a weighted average unexpired lease term (WAULT) of 15.0 
(14.0) years and a practically non­existent void rate since hotel 
properties are always fully leased out. Pandox’s operations 
in 2022 were initially affected by the restrictions introduced 
in connection with Covid­19. A weak first quarter caused by 
these restrictions was followed by significantly stronger quar­
ters driven by a clear improvement in demand and an obvious 
pent­up need to travel within all segments.

CONTRiBUTiON OF BUsiNEss sEGMENTs TO PROFiT 

MsEK 2022 2021 2020 2019 2018

Property Management 

Gross profit  2,868 2,027 2,018 2,764 2,517

Unrealised changes in value 1,185 –368 –1,779 1,389 1,428

Realised changes in value –5 –18 0 70 67

Property Management contribution 4,048 1,641 239 4,223 4,012

Operator Activities

Gross profit 236 –300 –403 431 377

Unrealised changes in value — — — — —

Realised changes in value — –10 — — —

Operator Activities contribution 236 –310 –403 431 377

effects. Net operating income from Property Management 
amounted to MSEK 2,868 (2,027), an increase of 41 percent. 
For comparable units, net operating income increased by 
30 percent, adjusted for currency effects.

Operator Activities
Revenue from Operator Activities amounted to MSEK 2,347 
(851), an increase of 176 percent. For comparable units, 
revenue increased by 162 percent and RevPAR by 175 per­
cent, adjusted for currency effects. The revenue increase is 
explained by a strong recovery that began in the second quar­
ter of 2022, mainly due to an increase in leisure travel. Four 
hotels were closed for part of the second half of the year – 
three for renovation and one due to trade union negotiations. 
Net operating income from Operator Activities amounted to 
MSEK 566 (–22). Government grants received amounted to 
MSEK 143 (185).

Consolidated EBiTDA and financial expense 
EBITDA amounted to MSEK 3,304 (1,868), an increase of 
77 percent, which is mainly explained by an increase in under­
lying net operating income for both Property Management 
and Operator Activities. Financial expense amounted to MSEK 
–1,022 (–944). The increase is primarily due to increases in 
market interest rates. 

REVENUE AND PROFiT
Group
Profit for the year attributable to the Parent Company’s share­
holders amounted to MSEK 4,217 (610). The improvement 
was mainly due to increased net operating income, amounting 
to MSEK 3,434 (2,005), as a result of the hotel market grad­
ually returning to normal. Restrictions associated with the 
Covid­19 pandemic were eased in Europe in the second and 
third quarters, which was immediately reflected in growing 
demand for hotel stays. Unrealised changes in the value of 
investment properties amounted to MSEK 1,185 (–368), with 
higher expected cash flows based on lasting increases in aver­
age room rates outweighing increases in yield requirements. 
Changes in the value of derivatives amounted to MSEK 2,318 
(740), due to changes in long­term market interest rates. The 
Group’s net sales amounted to MSEK 5,654 (3,273). For com­
parable units, net sales increased by 66 percent adjusted for 
currency effects.

Property Management
Revenue from Property Management amounted to MSEK 
3,307 (2,422), an increase of 37 percent. Revenue­based rents 
amounted to a total of around MSEK 1,020 (373). Government 
grants received amounted to MSEK 117 (26). For comparable 
units revenue increased by 30 percent, adjusted for currency 

A D M i N i s T R A T i O N  R E P O R T P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 4 0
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Property portfolio 
At year­end 2022 Pandox had a total market value of MSEK 69,231 
(62,596), of which MSEK 57,563 (52,215) was for investment properties 
and MSEK 11,669 (10,380) for operating properties. The market value 
of operating properties is reported for information purposes only and 
is included in EPRA NRV. As of 31 December 2022 the average valua­
tion yield for Pandox’s investment properties was 5.58 (5.44) percent 
and for operating properties 6.50 (6.37) percent. 

 Complete information on changes in the value of properties 
can be found on page 168.

CURRENT AND DEFERRED TAX
Current tax amounted to MSEK –164 (–128). Deferred tax amounted to 
MSEK –983 (–149). Current tax was affected by the outcome of various 
tax proceedings in different jurisdictions where Pandox is active. 

 See also Note D1. 

CAsh FLOW AND CAsh EARNiNGs
Cash earnings amounted to MSEK 2,056 (713). Cash flow from operating 
activities before changes in working capital amounted to MSEK 2,245 
(816). Taxes paid amounted to MSEK –86 (–60). The change in working 
capital affected cash flow in the amount of MSEK 132 (–386). Cash flow 
from investing activities affected cash flow in the amount of MSEK 
–1,637 (–1,521). Cash flow from financing activities amounted to MSEK 
–806 (93), which is mainly due to higher repayments. Cash and cash 
equivalents at the end of the period amounted to MSEK 1,630 (1,593).

EqUiTY AND NET AssET VALUE
Equity attributable to the Parent Company’s shareholders amounted 
to MSEK 30,731 (25,213) and EPRA NRV (net asset value) was MSEK 
37,694 (31,905). EPRA NRV per share was SEK 205.03 (173.54).

PARENT COMPANY
Administration for activities within Pandox’s property­owning companies 
is provided by staff employed by the Parent Company, Pandox AB (publ). 
The costs of these services are invoiced to Pandox’s subsidiaries. Amounts 
invoiced during the period January–December 2022 totalled MSEK 79 
(148) and profit for the period amounted to MSEK 2,269 (888). At the end 
of the period the Parent Company’s equity amounted to MSEK 11,760 
(9,490) and the external interest­bearing debt was MSEK 7,269 (8,252), 
of which MSEK 5,314 (1,476) was in the form of long­term debt.

shAREs AND OWNERshiP 
Under Pandox AB’s current Articles of Association the share capital 
is to consist of not less than MSEK 150 and not more than MSEK 600. 
The share capital at the end of the year amounted to MSEK 460 (460) 
distributed among a total of 183,849,999 shares, of which 75,000,000 
are class A shares and 108,849,999 are class B shares. One class A share 
represents three votes at the Annual General Meeting and one class 
B share represents one vote. The shares have a quota value of SEK 
2.50. According to the Articles of Association, holders of class A shares 
are entitled to convert all or part of their holding of shares to class B 
shares. The Articles of Association impose restrictions on the transfer 
of shares and on voting rights for class A shares.

GENERAL RisKs AND UNCERTAiNTiEs 
Priority areas of risk management relate mainly to changes in rental 
income in Property Management and changes in income and expenses 
in Operator Activities, and also to property valuation and financing in 
terms of both complexity and the size of the amounts. Pandox assesses 
each risk based on assumptions as to whether the event triggering the 
risk will occur and the likelihood of the risk then being realised. This 
assessment subsequently forms the basis of an evaluation of how the 
risk should be prioritised – whether it requires specific action or if it 
can be managed as part of Pandox’s normal administration. 

  Pandox’s risks and risk management are described further on 
pages 130–135.

TAX siTUATiON
At the end of the period deferred tax assets amounted to MSEK 305 
(249), consisting mainly of the carrying amount of tax loss carryforwards 
that the Company expects to be able to utilise in future financial years. 

Deferred tax liabilities amounted to MSEK 5,538 (4,281) and relate 
mainly to temporary differences between the fair value and taxable 
value of investment properties, to temporary differences between 
the carrying amount and taxable value of operating properties and 
to  temporary differences in the value of interest rate derivatives.

DisPUTEs AND iNsURANCE CAsEs 
In January 2023 Pandox received compensation for Dorint Parkhotel 
Bad Neuenahr, the property affected by flooding in 2021. The compen­
sation covers the costs that Pandox incurred and the damage caused 
by the flood. No other significant change has taken place in any dis­
putes and insurance cases commented on previously.

Net sales and total net operating income, MSEK
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Profit for the year, MSEK

0

10

20

30

40

50

20222021202020192018

49.7 48.7 49.8
46.746.0

–2,000

–1,000

0

1,000

2,000

3,000

4,000

5,000

20222021202020192018

2,823 2,700

–1,408
609

4,204

0

1,000

2,000

3,000

4,000

5,000

6,000

20222021202020192018

5,124
5,553

3,1783,057
3,389

1,850

3,273

5,654

2,005

3,434

Net sales Total net operating income

A D M i N i s T R A T i O N  R E P O R T P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 4 1
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EMPLOYEEs
On 31 December 2022 Pandox had 1,226 (676) full­time 
employees, based on the number of hours worked converted 
into full­time equivalents. The number of employees in the 
Operator Activities business segment is 1,179 (626). There 
are 47 (49) employees in the Property Management business 
segment and in central administration. The average number 
of employees was 1,084 (554), of which 544 (278) are men 
and 540 (276) are women. Gender equality is a prioritised 
area for Pandox and it is a requirement that both genders are 
represented in the recruitment process for senior roles. A sur­
vey was carried out during the year on inclusion and gender 
equality within the Company’s own operations. This showed 
that Pandox has a culture in which an overwhelming majority 
feel that the environment is respectful and inclusive, but that 
cases of discrimination can occur. Training on this matter will 
therefore be implemented at a local level.

sUsTAiNABiLiTY
Pandox has prepared a separate Sustainability Report in accor­
dance with the Swedish Annual Accounts Act. The report can 
be found in full on pages 55–116.

GUiDELiNEs FOR REMUNERATiON AND OThER EMPLOY-
MENT TERMs FOR ThE EXECUTiVE MANAGEMENT TEAM 
Guidelines for remuneration of the Company’s board mem­
bers and senior executives were approved at the 2020 Annual 
General Meeting and apply until new guidelines are adopted 
by a shareholders’ meeting. The Board is to prepare proposals 
for new guidelines at least once every four years for adoption 
by the shareholders’ meeting. Note C7 contains the most 
recently adopted guidelines for remuneration.

EXPECTATiONs REGARDiNG FUTURE DEVELOPMENT
Pandox’s goal is to create growth in cash flow through  
stable rental income and project development in the existing 
property portfolio, combined with the possibility of seizing 
acquisition opportunities. The capacity to drive cash earnings is 
dependent not only on growth in the hotel market, but also on 
market conditions in general. In 2022 these conditions changed 
noticeably, for example through increased inflation, interest 

rates and energy costs. We have not yet seen the full conse­
quences of the economic downturn that we are moving into, 
but it is obvious that we are now navigating our way through a 
weaker and more uncertain market – and will be for some time 
to come. Nonetheless, we are confident that Pandox’s capabili­
ties as a company have been strengthened by our experiences 
during the restrictions associated with the Covid­19 pandemic. 

APPROPRiATiON OF PROFiT
At the disposal of the Annual General Meeting:

Retained earnings 9,020,567,874

Profit for the year 2,268,001,980

sEK 11,288,569,854

The Board proposes that the earnings be allocated as follows:

Dividend to shareholders, SEK 2.50 per share 459,624,998

Carried forward 10,828,944,857

sEK 11,288,569,854

The Board proposes that the available earnings of SEK 
11,288,569,854 are allocated such that a dividend of 
SEK 459,624,998 is paid to the shareholders and SEK 
10,828,944,857 is carried forward. The Board of Directors finds 
that the proposed allocation of earnings is justifiable taking 
into consideration the criteria mentioned in Chapter 17, Sec­
tion 3, second and third paragraphs of the Swedish Companies 
Act regarding the nature and scope of the business and its risks, 
consolidation requirements, liquidity and position in general.

EVENTs AFTER ThE CLOsiNG DAY
On 1 February 2023 the divestment of InterContinental 
Montreal was completed. In January 2023 Pandox received 
compensation for Dorint Parkhotel Bad Neuenahr, the prop­
erty affected by flooding in 2021. The compensation covers 
the costs that Pandox incurred and the damage caused by the 
flood. In 2023 Pandox AB (publ) has acquired and taken over 
The Queens Hotel in central Leeds, UK. 

No other events or transactions of significance have taken 
place since 31 December 2022 that affect the financial state­
ments provided for the Pandox Group for the 2022 financial year.
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Financial targets
Pandox has a dividend target and a capital structure target.

Dividend: Pandox’s target is a dividend pay­out ratio of 
between 30 and 50 percent of cash earnings1), with an 
average pay­out ratio over time of around 40 percent.

Capital structure: A reported loan­to­value ratio2) of 
between 45 and 60 percent, depending on market 
 development and the opportunities that exist.

Outcome: The Board of Directors is proposing a dividend for 2022 of SEK 2.50 per 
share, totalling around MSEK 460. Future dividend pay­out and the size of such 
 dividends depend on Pandox’s future performance, financial position, cash flows, 
working capital requirements, investment plans and other factors.

1) Defined as EBITDA plus financial income less financial expense, less financial expense 
for right­of­use assets according to IFRS 16, less current tax, adjusted for any unrealised 
translation effect on bank balances and minority interests.

Outcome: At year­end 2022 the reported loan­to­value ratio was 46.7 (49.8) percent.

2) Defined as interest­bearing liabilities less cash and cash equivalents as a percentage of 
the market value of the properties at the end of the period.

A D M i N i s T R A T i O N  R E P O R T P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 4 2
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Consolidated statement of comprehensive income

MsEK Note 2022 2021

Revenue, Property Management

Rental income C1, C2, E1 3,052 2,279

Other property revenue C1, C2, E1 255 143

Revenue, Operator Activities C1 2,347 851

Net sales 5,654 3,273

Costs, Property Management C1, C4, C6, C7, G5 –439 –395

Costs, Operator Activities C1, C5, C6, C7, G5 –2,111 –1,151

Gross profit 3,104 1,727

– of which gross profit, Property Management C1 2,868 2,027

– of which gross profit, Operator Activities C1 236 –300

Central administration C1, C3, C6, C7 –153 –157

Financial income C1, G1 19 4

Financial expense C1, G1 –1,022 –944

Financial expense for right-of-use assets G1, G5 –95 –88

Profit before changes in value 1,853 542

Changes in value

Properties, unrealised C1, E1 1,185 –368

Properties, realised C1, E1 –5 –28

Derivatives, unrealised C1, G2 2,318 740

Profit before tax 5,351 886

Current tax C1, D1 –164 –128

Deferred tax C1, D1 –983 –149

Profit for the year 4,204 609

Other comprehensive income 

Items that may not be reclassified to profit or loss, net after tax

Remeasurement for the year of property, plant and equipment — 18

Items that may be reclassified to profit or loss, net after tax

Hedging of net investment in foreign operations –439 –43

Translation differences, foreign operations 1,762 765

Other comprehensive income for the year 1,323 740

Comprehensive income for the year 5,527 1,349

MsEK Note 2022 2021

Profit for the year attributable to owners of the parent 4,217 610

Profit for the year attributable to non-controlling interests –13 –1

Comprehensive income for the year attributable  
to owners of the parent 5,522 1,337

Comprehensive income for the year attributable  
to non-controlling interests 5 12

Per share data G4

Weighted average number of shares 183,849,999 183,849,999

Earnings per share after tax, before and after dilution, SEK 22.94 3.32

F i N A N C i A L  s T A T E M E N T s  F O R  T h E  G R O U P P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 4 3
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Consolidated statement of financial position

MsEK Note 31 Dec 2022 31 Dec 2021

AssETs

Non-current assets

Operating properties E2 7,306 7,450

Furniture, fixtures and equipment E3 683 581

Investment properties E1 57,563 52,215

Deferred non-current rent receivables attributable  
to new temporary payment terms E4 59 233

Right-of-use assets G5 3,218 3,039

Deferred tax assets D1 305 249

Derivatives G2, G3 2,374 203

Other non-current receivables E5, G3 88 86

Total non-current assets 71,596 64,056

Current assets 

Inventories 17 12

Current tax assets D1 147 64

Trade accounts receivable E4, G3 297 269

Deferred current rent receivables attributable  
to new temporary payment terms E4 245 357

Prepaid expenses and accrued income E6 587 296

Other receivables 224 154

Cash and cash equivalents 1,630 1,593

Assets held for sale 474 —

Total current assets 3,621 2,745

TOTAL AssETs 75,217 66,801

MsEK Note 31 Dec 2022 31 Dec 2021

EqUiTY AND LiABiLiTiEs 

Equity G4

Share capital 460 460

Other paid-in capital 7,525 7,525

Reserves 1,318 13

Retained earnings including profit for the year 21,428 17,215

Total equity attributable to the owners of the parent 30,731 25,213

Non-controlling interests 202 209

Total equity 30,933 25,422

Liabilities

Non-current liabilities

Non-current interest-bearing liabilities G2, G3 17,888 27,205

Other non-current liabilities 3 4

Non-current lease liabilities G5 3,192 3,020

Derivatives G2, G3 114 261

Provisions F2 37 36

Deferred tax liabilities D1 5,538 4,281

Total non-current liabilities 26,772 34,807

Current liabilities

Provisions F2 40 60

Current interest-bearing liabilities G2, G3 15,983 5,418

Current lease liabilities G5 31 22

Tax liabilities D1 328 156

Trade accounts payable G3 314 214

Other current liabilities 173 150

Accrued expenses and deferred income F1 643 552

Total current liabilities 17,512 6,572

Total liabilities 44,284 41,379

TOTAL EqUiTY AND LiABiLiTiEs 75,217 66,801

F i N A N C i A L  s T A T E M E N T s  F O R  T h E  G R O U P P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 4 4
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Consolidated statement of changes in equity

Attributable to owners of the parent

MsEK
share 

capital

Other 
paid-in 
capital

 Translation 
reserve

Revaluation 
reserve 1)

Retained  
earnings, including 

profit for the year Total
Non-controlling 

interests 
Total 

equity

Equity, opening balance, 1 January 2021 460 7,525 –883 169 16,609 23,880 208 24,088

Profit for the year — — — — 610 610 –1 609

Other comprehensive income — — 709 18 — 727 13 740

Transfer of non-controlling interests — — — — –4 –4 –11 –15

Equity, closing balance, 31 December 2021 460 7,525 –174 187 17,215 25,213 209 25,422

Equity, opening balance, 1 January 2022 460 7,525 –174 187 17,215 25,213 209 25,422

Profit for the year — — — — 4,217 4,217 –13 4,204

Other comprehensive income — — 1,305 — — 1,305 18 1,323

Guaranteed dividend — — — — — — –16 –16

Transfer of non-controlling interests — — — — –4 –4 4 —

Equity, closing balance, 31 December 2022 460 7,525 1,131 187 21,428 30,731 202 30,933

1) Change in fair value due to reclassification of hotel properties from Operator Activities to Property Management.

2021 
Number of shares outstanding at year­end  183,849,999
2022 
Number of shares outstanding at year­end  183,849,999

The share quota value is SEK 2.50. 
 

F i N A N C i A L  s T A T E M E N T s  F O R  T h E  G R O U P P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 4 5
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Consolidated statement of cash flows

MsEK Note 2022 2021

OPERATiNG ACTiViTiEs

Profit before tax 5,351 886

Reversal of depreciation 334 280

Realised changes in value, investment properties 5 19

Unrealised changes in value, investment properties –1,185 368

Unrealised changes in value, derivatives –2,319 –740

Other items not included in cash flow I1 145 63

Taxes paid –86 –60

Cash flow from operating activities before changes  
in working capital 2,245 816

Increase/decrease in operating receivables –14 –378

Increase/decrease in operating liabilities 146 –8

Changes in working capital 132 –386

Cash flow from operating activities 2,377 430

iNVEsTiNG ACTiViTiEs

Investments in investment properties –432 –563

Investments in operating properties –399 –330

Investments in furniture, fixtures and equipment –32 –97

Divestment of hotel properties, net effect on liquidity I1 124 —

Acquisition of hotel properties, net effect on liquidity I1 –901 –482

Acquisition of financial assets 3 –49

Cash flow from investing activities –1,637 –1,521

FiNANCiNG ACTiViTiEs

New loans 12,811 8,196

Debt repayment –13,601 –8,088

Guaranteed dividend, minority interests –16 –15

Cash flow from financing activities –806 93

Cash flow for the year –66 –998

Cash and cash equivalents at beginning of year 1,593 2,622

Exchange rate differences in cash and cash equivalents 103 –31

Cash and cash equivalents at year-end 1,630 1,593

MsEK Note 2022 2021

information on interest paid

Interest received 20 4

Interest paid –893 –841

Financial expense for right-of-use assets –94 –88

F i N A N C i A L  s T A T E M E N T s  F O R  T h E  G R O U P P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 4 6
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Parent Company income statement

MsEK Note 2022 2021

Net sales L1 79 148

Administrative costs C3, C7 –130 –209

Operating profit –51 –61

Profit from participations in Group companies G1, L1 1,840 —

Other interest expense and similar profit/loss items G1, L1 338 523

Derivatives, unrealised 184 481

Profit after financial items 2,311 943

Year-end appropriations 24 172

Profit before tax 2,335 1,115

Tax on profit for the year D1 –17 –1

Deferred tax D1 –49 –226

Profit for the year 2,269 888

Other comprehensive income for the year — —

Comprehensive income for the year 2,269 888

F i N A N C i A L  s T A T E M E N T s  F O R  T h E  P A R E N T  C O M P A N Y P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 4 7
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Parent Company balance sheet

MsEK Note 31 Dec 2022 31 Dec 2021

AssETs

Non-current assets

Property, plant and equipment

Equipment E2 14 16

Total non-current assets 14 16

Financial non-current assets

Shares and participations in Group companies H1 7,431 7,482

Receivables from Group companies L1 11,552 12,500

Other non-current receivables E5 26 25

Deferred tax assets D1 14 62

Total financial non-current assets 19,023 20,069

Total non-current assets 19,037 20,085

Current assets

Other receivables 2 2

Prepaid expenses and accrued income E6 9 7

Receivables from Group companies 3,778 1,569

Cash and bank balances 5 1

Total current assets 3,794 1,579

TOTAL AssETs 22,831 21,664

MsEK Note 31 Dec 2022 31 Dec 2021

EqUiTY AND LiABiLiTiEs

Equity G4

Share capital 460 460

Statutory reserve 11 10

Share premium reserve 2,969 2,969

Retained earnings 6,050 5,163

Profit for the year 2,269 888

Total equity 11,760 9,490

Provisions F2 73 91

Non-current liabilities

Non-current interest-bearing liabilities J2 6,013 3,667

Liabilities, Group companies 1,414 1,459

Derivatives 36 218

Deferred tax liabilities 0 —

Total non-current liabilities 7,463 5,344

Current liabilities

Current interest-bearing liabilities J2 1,256 4,585

Trade accounts payable 15 5

Current tax liabilities 16 —

Liabilities, Group companies L1 2,217 2,036

Other current liabilities 1 2

Accrued expenses and deferred income F1 30 111

Total current liabilities 3,535 6,739

Total liabilities 11,071 12,174

TOTAL EqUiTY AND LiABiLiTiEs 22,831 21,664

F i N A N C i A L  s T A T E M E N T s  F O R  T h E  P A R E N T  C O M P A N Y P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 4 8
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Statement of changes in equity for the Parent Company

Restricted equity Non-restricted equity

MsEK share capital statutory reserve
share premium 

reserve

Other 
 comprehensive 

income
Retained  
earnings 

Profit  
for the year

Total
equity

Equity, opening balance, 1 January 2021 460 10 2,969 — 5,650 –486 8,603

Appropriation of profit — — — — –486 486 —

Other comprehensive income — — — — — — —

Profit for the year — — — — — 888 888

Equity, closing balance, 31 December 2021 460 10 2,969 — 5,164 888 9,490

Equity, opening balance, 1 January 2022 460 10 2,969 — 5,164 888 9,490

Appropriation of profit — — — — 888 –888 —

Other comprehensive income — — — — — — —

Profit for the year — — — — — 2,269 2,269

Equity, closing balance, 31 December 2022 460 10 2,969 — 6,052 2,269 11,760

2021 
Number of shares outstanding at year­end  183,849,999
2022 
Number of shares outstanding at year­end  183,849,999

The share quota value is SEK 2.50. 
 

F i N A N C i A L  s T A T E M E N T s  F O R  T h E  P A R E N T  C O M P A N Y P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 4 9
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Statement of cash flows for the Parent Company

MsEK 2022 2021

OPERATiNG ACTiViTiEs

Profit after financial items 2,311 943

Reversal of depreciation 4 3

Other items not included in cash flow –1,814 –485

Taxes paid 0 –1

Cash flow from operating activities before changes in working capital 501 460

Increase/decrease in operating receivables –5 10

Increase/decrease in operating liabilities –2,066 –4,484

Changes in working capital –2,071 –4,474

Cash flow from operating activities –1,570 –4,014

iNVEsTiNG ACTiViTiEs

Changes in shares and participations –37 —

Investments in equipment –1 –8

Divestment of subsidiaries, net effect on liquidity 2,403 —

Acquisition of subsidiaries, net effect on liquidity –474 —

Acquisition of financial assets –1,957 –1,738

Divestment of financial assets 2,903 874

Cash flow from investing activities 2,837 –872

FiNANCiNG ACTiViTiEs

Group contributions received 331 242

Group contributions provided –307 –70

New loans 8,633 5,893

Debt repayment –9,920 –2,934

Cash flow from financing activities –1,263 3,131

Cash flow for the year 4 –1,755

Cash and cash equivalents at beginning of year 1 1,756

Cash and cash equivalents at year-end 5 1

information on interest paid

Interest received 519 345

Interest paid –304 –317

Information on cash and cash equivalents at year-end 5 1

Cash and cash equivalents consist of bank balances

F i N A N C i A L  s T A T E M E N T s  F O R  T h E  P A R E N T  C O M P A N Y P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 5 0
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A1 Alternative performance measures

 1   2   See explanations on next page. 

Key figures not defined 
according to IFRS
A number of the financial descriptions and 
measures in this annual report provide 
information about the development and 
status of financial and per share measure­
ments that are not defined in accordance 
with the IFRS (International Financial 
Reporting Standards). The alternative 
financial performance measures below 
provide useful supplementary information 
to investors and management, as they 
facilitate evaluation of the Company’s 
performance. Since not all companies 
calculate performance measures in the 
same manner, these are not always 
comparable to measures used by other 
companies. Hence these financial mea­
sures should not be seen as a substitute for 
measures defined according to IFRS. Unless 
otherwise stated, the table below presents 
measures which are not defined according 
to IFRS, along with a reconciliation of 
these. 

  See definitions on page 197.

RECONCiLiATiON ALTERNATiVE PERFORMANCE 
MEAsUREs (MsEK) 2022 2021

Net interest-bearing debt

Non-current interest bearing liabilities 17,888 27,205

Current interest-bearing liabilities 15,983 5,418

Arrangement fees for loans 93 129

Cash and cash equivalents –1,630 –1,593

Net interest-bearing debt 32,334 31,159

Loan-to-value ratio, net %

Net interest-bearing debt 32,334 31,159

Market value, properties 69,231 62,596

Loan-to-value ratio, % 46.7 49.8

interest coverage ratio, times

EBITDA 3,304 1,868

Less: Financial expense for right-of-use assets –95 –88

Net interest expense 873 831

interest coverage ratio, times 3.7 2.1

Average interest on debt, %

Average interest expense 1,087 812

Non-current interest-bearing liabilities 17,888 27,205

Arrangement fees for loans 93 129

Current interest-bearing liabilities 15,983 5,418

Average interest on debt, % 3.2 2.5

See Note G2 for a complete reconciliation

investments, incl. Parent Company excl. acquisitions 863 990

1

RECONCiLiATiON ALTERNATiVE PERFORMANCE 
MEAsUREs (MsEK) 2022 2021

Net operating income, Property Management

Rental income 3,052 2,279

Other property revenue 255 143

Costs, excl. property administration –245 –218

Net operating income, Property Management before 
property administration 3,062 2,204

Property administration –194 –177

Net operating income, Property Management 2,868 2,027

Net operating income, Operator Activities

Revenue, Operator Activities 2,347 851

Costs, Operator Activities –2,111 –1,151

Gross profit 236 –300

Add: Depreciation included in costs 330 278

Net operating income, Operator Activities 566 –22

EBiTDA

Total gross profit from respective business segment 3,104 1,727

Add: Depreciation included in costs,  
Operator Activities 330 278

Add: Depreciation included in Central administration 23 20

Less: Central administration, excluding  depreciation –153 –137

EBiTDA 3,304 1,868

Cash earnings 

EBITDA 3,304 1,868

Add: Financial income 19 4

Less: Financial expense –1,022 –944

Less: Financial expense for  
right-of-use assets –95 –88

Add/Less: Unrealised translation gains  
on bank balances 1 0

Less: Current tax –164 –128

Add/Less: Profit for the year attributable to  
non-controlling interests 13 1

Cash earnings 2,056 713

2

N O T E s P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 5 1
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EXPLANATiONs
Financial risk
Pandox owns, manages and develops hotel 
properties and operates hotels. The level of 
risk­taking is expressed in a loan­to­value ratio 
of between 45 and 60 percent, depending on 
market development and the opportunities that 
exist. In addition to the loan­to­value ratio, other 
relevant measures of Pandox’s financial risk are 
interest coverage ratio, average interest on debt 
and interest­bearing net debt. 

Growth and profitability
Pandox’s overall goal is to increase cash flow and 
property value and thereby have the resources 
for investments to support the Company’s 
continued expansion. Since Pandox both owns 
and operates hotel properties, multiple indica­
tors are needed to measure the Company’s 
performance in relation to goals in this regard. 
Growth in cash earnings is Pandox’s primary 
focus and this is also the basis for the dividend 
paid annually to the shareholders, i.e. 30–50 
percent of cash earnings with an average 
dividend share of 40 percent over time. Measur­
ing net operating income creates transparency 
and comparability between the Company’s two 
business segments and with other property 
companies. EBITDA measures Pandox’s total 
operational profitability in a uniform way.

Net asset value (EPRA NRV) and equity
Net asset value (EPRA NRV) is the aggregate 
capital Pandox manages on behalf of its 
shareholders. Pandox measures long­term net 
asset value based on the balance sheet adjusted 
for items that will not yield any payments in the 
near future, such as derivatives and tax liabili­
ties. The market value of operating properties is 
also included in the calculation. 

1

2

3

  Note A1, cont.

CONT. RECONCiLiATiON ALTERNATiVE 
 PERFORMANCE MEAsUREs 2022 2021

EPRA NRV

Group equity attributable to owners of the parent 30,731 25,213

Add: Revaluation of operating properties 3,220 2,365

Add: Fair value of financial derivatives –2,260 58

Less: Deferred tax assets related to derivatives 466 –12

Add: Deferred tax liabilities related to properties 5,538 4,281

EPRA NRV 37,694 31,905

Growth in EPRA NRV, annual rate, %

EPRA NRV attributable to owners of the parent,  
opening balance 31,905 30,813

EPRA NRV attributable to owners of the parent, 
closing balance 37,694 31,906

Growth in EPRA NRV, annual rate, % 18.1 3.5

3

RECONCiLiATiON ALTERNATiVE 
 PERFORMANCE MEAsUREs  PER shARE 1) 2022 2021

Comprehensive income per share, sEK

Comprehensive income for the period 
attributable to owners of the parent, MSEK 5,522 1,337

Weighted average number of shares before 
and after dilution 183,849,999 183,849,999

Comprehensive income per share, sEK 30.04 7.27

Cash earnings per share, sEK

Cash earnings attributable to owners  
of the parent, MSEK 2,056 713

Weighted average number of shares before 
and after dilution 183,849,999 183,849,999

Cash earnings per share, sEK 11.18 3.88

Net asset value (EPRA NRV) per share, sEK

EPRA NRV, MSEK 37,694 31,905

Number of shares at year-end 183,849,999 183,849,999

Net asset value (EPRA NRV) per share, sEK 205.03 173.54

Dividend per share, sEK

Dividend, MSEK 460 —

Number of shares at dividend 183,849,999 183,849,999

Dividend per share, sEK 2.5 —

Weighted average number of shares before 
and after dilution 183,849,999 183,849,999

Number of shares at year-end 183,849,999 183,849,999

PROPERTY-RELATED PERFORMANCE 
MEAsUREs

Number of hotels, end of period2) 157 157

Number of rooms, end of period2) 35,490 35,372

WAULT, years 15.0 14.0

Market value properties, MSEK 69,231 62,596

Market value investment properties, MSEK 57,563 52,215

Market value operating properties, MSEK 11,669 10,380

RevPAR (operating properties) for compara-
ble units at comparable exchange rates, SEK 811 295
1)  The total number of shares outstanding after full dilution amounts to 183,849,999, of 

which 75,000,000 are class A shares and 108,849,999 are class B shares. Calculated on the 
total number of shares for balance sheet items and the weighted number of shares for 
income statement items. 

2)  Pandox-owned hotel properties.

N O T E s P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 5 2
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  Note A1, cont.

Net asset value expressed as EPRA NRV,  
EPRA NTA and EPRA NDV
Net asset value is the aggregate capital that 
the Company manages on behalf of its 
shareholders. Net asset value can be 
calculated in various ways, primarily 
affected by the time horizon and the 
portfolio’s turnover. In general, Pandox has 
an industrial and long­term investment 
horizon.

As of 31 December 2022 Pandox is 
reporting the performance measures EPRA 
NRV (net reinstatement value), which for 
Pandox corresponds to the previously 
reported EPRA NAV, EPRA NTA (net 
tangible assets) and EPRA NDV (net 
disposal value). See page 197 for defini­
tions. EPRA NRV is the long­term net asset 
value and is based on the balance sheet 
adjusted for items where there will be no 
payments made in the near future, such as 
goodwill, financial derivatives, deferred 
tax liability and surplus value of operating 
properties. EPRA NTA is the same as 
long­term net asset value with the 
difference that goodwill not attributable 
to deferred tax is to be added back and that 
deferred tax can be assigned a market 
value taking into account how the entity 
has carried out real estate transactions in 
recent years. As Pandox has no goodwill 
and has a long­term investment horizon, in 
Pandox’s case the value of NRV and NTA is 
the same. EPRA NDV is net asset value 
according to equity in the balance sheet 
adjusted for goodwill (Pandox has no 
goodwill) and surplus value of operating 
properties.

Net asset value 31 Dec 2022 31 Dec 2021

MsEK sEK/share ¹⁾ MsEK sEK/share ¹⁾

Equity attributable to owners of the parent 30,731 167.15 25,213 137.14

Add: Revaluation of operating properties 3,220 17.51 2,365 12.87

Add: Fair value of financial derivatives –2,260 –12.29 58 0.32

Less: Deferred tax assets related to derivatives 466 2.53 –12 –0.06

Add: Deferred tax liabilities 5,538 30.12 4,281 23.29

Net asset value EPRA NRV, MsEK 37,694 205.03 31,905 173.54

Added back: — — — —

Net asset value EPRA NTA, MsEK 37,694 205.03 31,905 173.54

Added back: derivatives and deferred tax –3,744 –20.36 –4,327 –23.54

Net asset value EPRA NDV, MsEK 33,951 184.67 27,578 150.00
1) Number of shares at end of period.

31 Dec 2022 31 Dec 2021

Loan-to-value ratio, MsEK

Loan-to-value 
ratio reported  

to date, % Adj. 
Loan-to-value 
ratio, %, EPRA 

Loan-to-value 
ratio reported  

to date, % Adj. 
Loan-to-value 
ratio, %, EPRA 

Non-current interest-bearing liabilities 17,888 — 17,888 27,205 — 27,205 

Current interest-bearing liabilities 15,983 — 15,983 5,418 — 5,418 

Arrangement fees for loans 93 — 93 129 — 129 

Net operating receivables and operating liabilities — — — — — — 

Exclude: Cash and cash equivalents –1,630 — –1,630 –1,593 — –1,593 

Net debt 32,334 — 32,334 31,159 — 31,159 

Market value, properties 69,231 — 69,231 62,596 — 62,596 

Net operating receivables and operating liabilities — 58 58 — 264 264 

Total properties and other applicable assets 69,231 58 69,289 62,596 264 62,860 

Loan-to-value ratio, % 46.7% 46.7% 49.8%  49.6%

Loan-to-value ratio according 
to EPRA LTV
EPRA LTV is a key ratio that shows 
interest­bearing net debt in relation 
to the total market value of the 
property portfolio and other 
applicable assets, and is used to 
create comparability between 
property companies. EPRA LTV is 
essentially the same as Pandox’s 
previous definition of loan­to­value 
ratio, the only difference being that 
net operating receivables and 
operating liabilities are included in 
the EPRA measurement. As Pandox 
has no associated companies or 
joint ventures, and as there are no 
minority interests that are material 
for the Company, no further 
adjustments are made. Adjustment 
compared with the loan­to­value 
ratio reported to date is the net of 
the following short­term operating 
items: tax assets, trade accounts 
receivable, deferred rent receiv­
ables, other receivables, provisions, 
tax liabilities, trade accounts 
payable and other short­term 
liabilities.

N O T E s P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 5 3
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B General information and overall accounting principles

B1  OVERALL ACCOUNTING PRINCIPLES

Introduction
The consolidated accounts cover Pandox AB (the Parent Company) and its 
subsidiaries (the Group). The Parent Company, Pandox AB (publ), is a Swedish 
company (company reg. no. 556030­7885) and has its registered office in 
 Sweden at Vasagatan 11, SE­111 20 Stockholm. Pandox was formed in 1995 
and the Company’s class B shares have been listed on Nasdaq Stockholm 
since 18 June 2015. For disclosures concerning the ownership structure, see 
“The share and ownership structure” on page 32. The financial statements as 
per 31 December 2022 were approved by the Board of Directors and CEO on 
6 March for adoption at the Annual General Meeting on 12 April 2023.

The executive management team and the Board of Directors have dis­
cussed the development, choice of and disclosures on the Group’s important 
accounting principles and estimates, as well as the application of these.

The accounting principles can be found in the respective note where appli­
cable. For the Parent Company’s accounting principles, see Note J1. They are 
divided up in the following way in the notes: 

 ACCOUNTING PRINCIPLES
Refers to the principles, bases, rules and practices that the Company applies in 
the preparation and presentation of the Annual Report. 

 KEY ESTIMATES AND JUDGMENTS 
When preparing financial statements it is necessary to make judgments in the 
application of accounting principles and estimates with respect to the value of 
assets, liabilities, revenue and expenses. Estimates and assumptions are based 
on past experience and other factors deemed relevant and reasonable. Esti­
mates and assumptions are reviewed regularly and compared with the actual 
outcome. 

1. Accounting basis
1.1 Conformity with standards and laws
The consolidated financial statements have been prepared in accordance with 
the Swedish Annual Accounts Act and with the International Financial 
Reporting Standards (IFRS) issued by the International Accounting Standards 
Board (IASB) as adopted by the EU. The Swedish Financial Reporting Board’s 
recommendation RFR 1 Supplementary Accounting Rules for Groups has also 
been applied.

1.2 Basis for valuation 
Investment properties and derivative instruments are recognised at fair value 
on an ongoing basis. Other assets and liabilities are recognised at historic cost 
or, where applicable, at amortised cost in the case of non­derivative financial 
liabilities and financial assets.

1.3 Functional currency and reporting currency
The functional currency of the Parent Company is Swedish kronor (SEK), 
which is also the reporting currency of the Parent Company and of the Group. 
The financial statements are therefore presented in Swedish kronor. All figures 
are in millions of Swedish kronor (MSEK) unless indicated otherwise.

1.4 Classification 
Non­current assets and non­current liabilities consist of amounts expected to 
be recovered or paid after 12 months have passed since the balance sheet date. 
Current assets and current liabilities consist of amounts expected to be recov­
ered or paid within 12 months of the balance sheet date.

1.5 Reporting of acquisitions
The IFRS 3 financial reporting standard states that acquisitions are to be 
 classified as business combinations or asset purchases. In an asset purchase, 
the transaction is not covered by IFRS 3. An individual assessment of the 
nature of the acquisition is required for each individual transaction. All of 
 Pandox’s acquisitions are classified as asset purchases. Until a final settlement 
has been drawn up or legal restructuring has been completed, the accounts 
that consolidate acquired properties, assets and liabilities are prepared based 
on available information, review and assessment to ensure that Pandox’s 
accounting principles are applied. On final settlement a difference may arise, 
requiring the acquired property value to be adjusted. In asset purchases, no 
separate deferred tax is recognised at the time of acquisition; instead the asset 
is  recognised at cost, which corresponds to the fair value of the asset after 
deducting any discount for non­tax­deductible costs. Transaction expenses 
are capitalised and added to the acquisition cost. 

2. New accounting standards 
Changes effective from 2022 have had no material impact on the consolidated 
financial statements. 

3. Foreign currency
3.1 Foreign currency transactions
Foreign currency transactions are translated into the functional currency 
at the exchange rate in effect on the transaction date. Functional currency is 
the currency of the primary economic environment where the companies 
conduct their business. Monetary assets and liabilities in foreign currencies 
are translated to the functional currency at the exchange rate in effect on the 
closing day. Exchange rate differences that arise on translation are recognised 
in profit or loss for the year. 

3.2 Financial statements of foreign entities
Assets and liabilities of foreign entities and consolidated surpluses and deficits 
are translated from the foreign entity’s functional currency to the Group’s 
reporting currency (Swedish kronor) at the exchange rate in effect on the clos­
ing day. Revenue and expenses in a foreign entity are translated to Swedish 
kronor at an average exchange rate that is an approximation of the exchange 
rates in effect on each transaction date. Translation differences arising in 
 currency translation of foreign entities and net investments or other financial 
instruments designated for hedging of such investments are recognised in 
other comprehensive income and accumulated in a separate component of 
equity called the translation reserve. When a controlling interest ceases to 
exist for a foreign entity, the cumulative translation differences relating to the 
entity are realised, at which point they are reclassified from the translation 
reserve in equity to profit or loss for the year.

EXCHANGE RATES
The exchange rates used were obtained from the Riksbank (Sweden’s central 
bank), www.riksbank.se.

Currency code
Ultimo  

31 Dec 2021 
Average 

Jan–Dec 2022
Ultimo  

31 Dec 2022 

CAD 7.063600 7.771200 7.706000

CHF 9.854468 10.594970 11.291476

DKK 1.375262 1.429031 1.496483

EUR 10.226900 10.631700 11.128300

GBP 12.179000 12.466900 12.581100

NOK 1.025408 1.052278 1.057179

SEK 1.000000 1.000000 1.000000

4. Consolidation principles
4.1 Controlling interests and the acquisition method
Subsidiaries are companies that are under the direct or indirect control of the 
Parent Company. 

The acquisition method of accounting is used for subsidiaries. With the 
acquisition method, a subsidiary is regarded as a transaction through which 
the Group indirectly acquires the subsidiary’s assets and assumes its liabilities. 
The fair value on the date of acquisition of the identifiable assets acquired and 
liabilities assumed, as well as any non­controlling interests, are established in 
a purchase price allocation. Acquisitions made on several occasions which 
increase ownership of a company are recognised as step acquisitions. Once a 
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controlling interest has been achieved, changes in ownership are recognised 
as a transfer in equity between owners of the Parent Company and non­ 
controlling interests. 

An acquisition of a company can be regarded either as an asset purchase or 
as a business combination. In an asset purchase, the transaction is not covered 
by IFRS 3. See also section 1.5 concerning reporting of acquisitions. 

5. Inventories
Inventories are stocks of consumables in the hotel operations. Inventories are 
measured at cost or net realisable value, whichever is lower. The cost of inven­
tories is calculated using the first­in, first­out (FIFO) method and includes 
expenditures that have arisen from the acquisition of inventory assets 
and from bringing them to their present location and condition. 

6. Impairment
The assets carried in the Group are tested on each closing date for indications 
of impairment. IAS 36 is applied for impairment of assets other than financial 
assets, which are recognised according to IFRS 9. Investment properties are rec­
ognised at fair value (IAS 40). For other assets, the carrying amount is deter­
mined according to the respective standard.

  Note B1, cont.

6.1 Impairment of property, plant and equipment 
If there is an indication of impairment, the recoverable amount of the asset is 
calculated as described below. If it is not possible to determine the largely 
independent cash flows for an individual asset, and its fair value less costs to 
sell cannot be used, the assets are grouped for the purpose of impairment test­
ing at the lowest level at which is it possible to identify largely independent 
cash flows – a so­called cash­generating unit.

An impairment loss is recognised when an asset’s or a cash­generating 
unit’s carrying amount exceeds its recoverable amount. Impairment losses are 
expensed through profit or loss. The recoverable amount is fair value less costs 
to sell or value in use – whichever is higher. When calculating value in use, 
future cash flows are discounted using a discount factor that takes into account 
risk­free interest and the risk associated with the specific asset.

6.2 Impairment of financial assets
At each reporting date the Company assesses whether there is objective evi­
dence of impairment of a financial asset or group of assets. Objective evidence 
consists of an observable circumstance that has arisen and that has a negative 
impact on the ability to recover the cost of the asset.

The Company classifies rent receivables and other receivables as doubtful 
based on individual assessments. For impairment of receivables the simplified 
model is applied.

6.3 Reversal of impairment losses
Impairment losses on assets covered by IAS 36 are reversed if there is both an 
indication that the impairment loss no longer exists and there has been a 
change in the assumptions on which the calculation of the recoverable 
amount was based. An impairment loss is reversed only to the extent that the 
carrying amount of the asset after the reversal does not exceed the carrying 
amount that would have been recognised, minus depreciation/amortisation 
where applicable, if no impairment loss had been recognised.

Impairment losses on loans receivable and trade accounts receivable that 
are recognised at amortised cost are reversed if the past reason for the impair­
ment loss no longer exists and the corresponding payment is expected to be 
received from the customer.
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C Revenue and costs

C1 BUSINESS SEGMENTS

 ACCOUNTING PRINCIPLES
A business segment is a unit in the Group with 
operations from which revenue can be generated 
and costs incurred, and for which independent 
financial information is available. A business 
 segment’s performance is monitored by the Com-
pany’s chief operating decision-maker (CEO) to 
evaluate performance and to be able to allocate 
resources to the business segment. 

Pandox’s business segments are Property Manage­
ment and Operator Activities. The Property Manage­
ment segment improves and manages properties 
and provides premises for hotel operations, as well 
as other types of premises. The Operator Activities 
segment owns hotel properties and operates hotels. 
Unallocated items are any items that are not attribut­
able to a specific segment or are common to both 
segments, as well as financial expense attributable to 
right­of­use assets according to IFRS 16.  Scandic 
Hotels Group and Fattal Hotels Group are tenants 
which, individually, account for more than 10 per­
cent of revenue. 

GROUP 2022

Business segments, MsEK
Property 

 Management3) Operator Activities3)
Group-wide and   

unallocated items Total

Revenue, Property Management

Rental income and other property revenue1) 3,307 — — 3,307

Revenue, Operator Activities — 2,347 — 2,347

Net sales 3,307 2,347 — 5,654

Costs, Property Management –439 — — –439

Costs, Operator Activities2) — –2,111 — –2,111

Gross profit 2,868 236 — 3,104

– of which gross profit, Property Management 2,868 — — 2,868

– of which gross profit, Operator Activities — 236 — 236

Central administration — — –153 –153

Financial income — — 19 19

Financial expense — — –1,022 –1,022

Financial expense for right-of-use assets — — –95 –95

Profit before changes in value 2,868 236 –1,251 1,853

Changes in value

Properties, unrealised 1,185 — — 1,185

Properties, realised –5 — — –5

Derivatives, unrealised — — 2,318 2,318

Profit before tax 4,048 236 1,067 5,351

Current tax — — –164 164

Deferred tax — — –983 –983

PROFiT FOR ThE YEAR 4,048 236 –80 4,204

1) Other revenue refers to government assistance amounting to MSEK 117. For full-year 2022 revenue-based rent in Property Management amounted to MSEK 1,020.
2) Including depreciation of operating properties in the amount of MSEK 331 and reduced costs due to government assistance of MSEK 143.
3) Management revenue is recognised over time and fixed fees are received in advance. Variable compensation within Property Management is paid on a six-monthly or annual basis, as agreed. In Operator Activities revenue 

is recognised and payments are received at the time of delivery of the service and/or product.

Geographical market, MsEK sweden Denmark Norway Finland Germany Belgium
UK 

ireland Other Total

Net sales

Property Management 860 190 249 264 802 54 697 191 3,307

Operator Activities 1 73 — 39 516 843 306 569 2,347

Properties, market value 1) 15,436 3,987 3,575 4,536 16,964 5,536 13,641 5,556 69,231

Investments in properties 2) 247 48 34 14 243 179 65 32 862

Acquisition of properties — — — — — 365 536 — 901

Carrying amount, operating properties — 388 — 29 2,045 2,980 1,529 1,479 8,450

Total non-current assets at carrying amount  
excl. deferred tax 17,920 3,950 3,578 5,268 15,974 4,624 14,680 5,298 71,292

1) Also includes fair value of operating properties at MSEK 11,669.
2) Includes investments in furniture, fixtures and equipment in operating properties at MSEK 31.
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GROUP 2021

Business segments, MsEK
Property 

 Management3)
Operator  

Activities3)
Group-wide and   

unallocated items Total

Revenue, Property Management

Rental income and other property revenue1) 2,422 — — 2,422

Revenue, Operator Activities — 851 — 851

Net sales 2,422 851 — 3,273

Costs, Property Management –395 — — –395

Costs, Operator Activities2) — –1,151 — –1,151

Gross profit 2,027 –300 — 1,727

– of which gross profit, Property Management 2,027 — — 2,027

– of which gross profit, Operator Activities — –300 — –300

Central administration — — –157 –157

Financial income — — 4 4

Financial expense — — –944 –944

Financial expense for right-of-use assets — — –88 –88

Profit before changes in value 2,027 –300 –1,185 542

Changes in value

Properties, unrealised –368 — — –368

Properties, realised –18 –10 — –28

Derivatives, unrealised — — 740 740

Profit before tax 1,641 –310 –445 886

Current tax — — –128 –128

Deferred tax — — –149 –149

PROFiT FOR ThE YEAR 1,641 –310 –722 609

1) Other revenue refers to government assistance amounting to MSEK 26. For full-year 2021 revenue-based rent in Property Management amounted to MSEK 373.
2) Including depreciation of operating properties in the amount of MSEK 279 and reduced costs due to government assistance of MSEK 185.
3) Management revenue is recognised over time and fixed fees are received in advance. Variable compensation within Property Management is paid on a six-monthly or annual basis, as agreed. In Operator Activities revenue 

is recognised and payments are received at the time of delivery of the service and/or product. 

Geographical market, MsEK sweden Denmark Norway Finland Germany Belgium
UK 

ireland Other Total

Net sales

Property Management 610 105 165 217 623 44 484 174 2,422

Operator Activities 1 44 0 22 212 292 143 138 851

Properties, market value 1) 14,796 3,502 3,309 3,978 15,334 4,499 12,170 5,008 62,596

Investments in properties 2) 173 46 35 21 241 292 102 72 982

Acquisition of properties — — — — — — 482 — 482

Realised change in value, properties –6 –16 0 — — — –6 — –28

Carrying amount, operating properties — 340 — 29 2,616 2,679 970 1,380 8,015

Total non-current assets at carrying amount  
excl. deferred tax 15,599 3,505 3,311 4,671 14,794 3,760 13,185 4,982 63,807

1) Also includes fair value of operating properties at MSEK 10,380.
2) Includes investments in furniture, fixtures and equipment in operating properties at MSEK 89.

  Note C1, cont.
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C2 REVENUE

 ACCOUNTING PRINCIPLES
Rental income
Rental income from Property Management is recognised on a straight line 
basis according to the terms and conditions in the agreements. Rental income 
relates to the space leased for hotel operations and minor rental income from 
other premises. 

Other property revenue and government grants 
Other property revenue consists mainly of charges for heating, electricity and 
property tax and is recognised on a straight line basis according to the terms 
and conditions in the agreements.

Government grants within Property Management are recognised as other 
revenue in the income statement when it is reasonably certain that the grant 
will be received and in the same period as the costs they are intended to cover. 

Revenue from Operator Activities
Revenue from Operator Activities refers to the hotels operated by Pandox. The 
revenue comes mainly from accommodation, food and beverages, as well as 
conference activities.  Revenue from Operator Activities is recognised in the 
period in which the activities are performed. 

Revenue from property sales
Revenue from property sales is recognised on the occupancy date unless the 
risks and benefits have been transferred to the purchaser on an earlier occa-
sion,  in which case the revenue from the property sale is recognised at this 
earlier point in time. 

Pandox’s revenue is attributable to the segments Property Management 
and Operator Activities. 

Revenue from Property Management consists of rental income and a 
smaller element of other property revenue. The leases are generally linked to 
the hotels’ sales of rooms, conference rooms and food and beverages, and 
 usually involve a guaranteed minimum rent – making it possible to have 
increased income as well as downside protection. Contractual rental income 
has been translated at the exchange rate on the closing day. Total variable 
rental income accounts for MSEK 1,020 (373) of the total rental income of 
MSEK 3,052 (2,279) in 2022. 

The Operator Activities segment generates revenue from hotels that are 
operated by Pandox itself. In this segment the hotels’ revenue from sales 
of rooms, conference facilities, food and beverages etc. accrues entirely to 
 Pandox. Total revenue from Operator Activities amounts to MSEK 2,347 (851). 

The average remaining lease terms at the end of the financial year 
amounted to 15.0 (14.0) years for the current portfolio. The maturity structure 
of the future rental income as of the closing day is presented in the table 
below. Revenue due more than 12 months after the closing date has been 
 calculated based on the outcome of variable compensation in 2022 and is 
therefore an estimate.

GROUP 
RENTAL iNCOME, MATURiTY sTRUCTURE OF CONTRACTUAL RENT

MsEK 2022 2021

Rental income

Due within one year 2,846 3,017

Due in 1–5 years 14,803 12,870

Due after more than 5 years 26,346 26,185

Total 43,996 42,072

Around 1.7 percent of rental income comes from other rents for offices and 
retail outlets, and other minor rental income. These lease terms are signifi­
cantly shorter  and the rental income is not included in the table above.

Government grants 
Property Management
Pandox received transition relief in government programmes in Norway, 
 Sweden and Denmark totalling an amount equivalent to MSEK 117 (26) in 
2022, which was recognised in “Other property revenue”. 

No government grants are recognised as liabilities, since all fulfilled the 
conditions for recognition in the income statement. See also accounting 
 principles. 

 For comprehensive information on government grants, see the 
Administration Report and Note C7 concerning government grants within 
Operator Activities. 
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C3 FEES AND REMUNERATION TO AUDITORS 

REMUNERATiON TO AUDiTORs

Group Parent Company

MsEK 2022 2021 2022 2021

PwC

Audit assignments –10.9 –11.0 –5.1 –4.5

Audit-related services1) –0.9 –1.1 –0.2 –0.5

(of which to the auditor for the 
 Parent Company Pricewaterhouse-
Coopers AB) –0.2 –0.5 — —

Tax advisory services1) –0.2 –0.2 — —

(of which to the auditor for the 
 Parent Company Pricewaterhouse-
Coopers AB) — — — —

Other assignments1) –0.2 –0.6 –0.2 –0.4

(of which to the auditor for the 
 Parent Company Pricewaterhouse-
Coopers AB) 0.2 –0.4 — —

Other auditors 

Audit assignments –2.7 –2.0 — —

Audit-related services –0.1 –0.2 — —

Tax advisory services –0.2 –0.1 — —

Other assignments –0.1 — — —

Total –15.3 –15.0 –5.5 –5.4

1) Audit-related services include review of government grants and taxonomic analysis. 

C5 COSTS, OPERATOR ACTIVITIES

GROUP

MsEK 2022 2021

Employee costs 1) –788 –384

Marketing and sales –156 –75

Repairs and maintenance –78 –56

Property tax –94 –67

Other operating costs –773 –406

Depreciation –330 –278

Cost reduction from government grants for fixed costs, 
local taxes and levies, and other costs 1) 108 115

Total –2,111 –1,151

1) Government grants reduced this item by MSEK 143 (185), of which the cost reduction for 
employee costs is MSEK 34 (70). See also Note C7 for a breakdown of government grants in 
Operator Activities.

C4 COSTS, PROPERTY MANAGEMENT

GROUP

MsEK 2022 2021

Operating costs –43 –39

Maintenance costs –55 –47

Property tax –123 –116

Property administration –194 –177

Other administration costs –24 –16

Total –439 –395

Operating costs include costs for electricity, heating, water and janitorial ser­
vices. Maintenance costs consist of ongoing measures to maintain the stan­
dard of the properties and their technical systems. 

A portion of the operating costs and the property tax is passed on to the 
tenants. This revenue is recognised under the heading “Other property reve­
nue” in the income statement at MSEK 102 (88). Property administration of 
MSEK –194 (–177) includes costs of bookkeeping, auditing, legal advice and 
other administrative costs.

Costs for Operator Activities include costs for employees, administration, mar­
keting, maintenance and operating costs. Maintenance costs consist of ongo­
ing measures to maintain the standard of the properties and their technical 
systems. Also included is depreciation of operating properties recognised at 
book value and charged with annual depreciation. The operating properties 
are reported at cost, which is decreased on an ongoing basis for depreciation.

C6 OPERATING COSTS BY TYPE

GROUP

MsEK 2022 2021

Employee costs 1) –908 –516

Cost of goods sold –156 –75

Maintenance –133 –103

Operation and administration –1,049 –649

Property tax –216 –183

Depreciation –349 –292

Cost reduction from government grants for fixed costs, 
local taxes and levies, and other costs1) 108 115

Total –2,703 –1,703

1) Government grants reduced this item by MSEK 143 (185), of which the cost reduction for 
employee costs is MSEK 34 (70). 

Maintenance costs consist of ongoing measures to maintain the standard of 
the properties and their technical systems. Also included is depreciation of 
operating properties recognised at book value and charged with annual 
 depreciation, as well as depreciation of office equipment. Depreciation also 
includes a one­time cost of MSEK –66 for disposal of furniture, fixtures and 
equipment in connection with remodelling.
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C7  SALARIES, OTHER REMUNERATION AND PAYROLL OVERHEADS

 ACCOUNTING PRINCIPLES
Short-term benefits
Short-term benefits to employees are undiscounted and are expensed when 
the related services are performed. A liability is recognised for the anticipated 
cost of bonus payments when the Group has a valid legal or constructive obli-
gation to make such payments because services have been performed by 
employees and the obligations can be reliably calculated.

Defined contribution pension plans
Defined contribution plans are plans for post-employment benefits where a 
company pays fixed contributions to another company (normally an insur-
ance company) and has no legal or constructive obligation to pay any addi-
tional amount, even if the other company does not meet its commitments. 
The Company’s obligations with respect to contributions to defined contribu-
tion plans are expensed through profit or loss as they are earned when the 
employees perform services for the Company over a period of time. 

Endowment policies for employees
The Company has defined contribution endowment policies for employees 
who have a pension premium exceeding 10 price base amounts. Under the 
Company’s pension policy, the portion which exceeds 10 price base amounts 
is invested in an endowment policy. The premium is defined as a percentage 
of salary taking into account the employee’s salary and age, and the endow-
ment policy is pledged to the employee. Endowment policies are recognised 
as an estimated liability, with a corresponding asset owned by the Parent 
 Company.

Incentive schemes for employees
Pandox’s incentive schemes are reported according to IFRS 2. The schemes 
give rise to a commitment to the scheme participants that is measured at fair 
value and recognised as an expense, with a corresponding increase in provi-
sions. Fair value is calculated as of the end of each reporting period. The 
expense including payroll overheads is distributed and the provision accumu-
lated over the scheme’s vesting period.

Government grants 
Based on the nature of the business, within Operator Activities Pandox has 
elected to recognise all government grants net as a cost reduction and these 
are presented within “Costs, Operator Activities” in the consolidated income 
statement. Government assistance is recognised in the income statement 
when it is reasonably certain that the grant will be received. 

Salary costs and board fees for the Group and the Parent Company amount to 
MSEK –933.4 (–505.2) and are presented in the table below.

sALARiEs, FEEs AND BENEFiTs
Group Parent Company

MsEK 2022 2021 2022 2021

Chair of the Board

Christian Ringnes –1.0 –0.9 –1.0 –0.9

Other board members

Ann-Sofi Danielsson –0.6 –0.5 –0.6 –0.5

Jeanette Dyhre Kvisvik –0.4 –0.4 –0.4 –0.4

Bengt Kjell –0.8 –0.8 –0.8 –0.8

Jon Rasmus Aurdal –0.6 –0.5 –0.6 –0.5

Jakob Iqbal –0.5 –0.5 –0.5 –0.5

Chief Executive Officer

Liia Nõu 

Basic salary –6.1 –2.0 –6.1 –2.0

Variable remuneration –2.6 –1.2 –2.6 –1.2

Incentive schemes –3.0 –0.4 –3.0 –0.4

Anders Nissen 

Basic salary – –3.5 – –3.5

Variable remuneration – – – –

Incentive schemes – – – –

Other senior executives

Basic salary –19.9 –18.7 –19.9 –18.7

Variable remuneration –6.1 –4.8 –6.1 –4.8

Other remuneration1) –7.8 –6.4 –1.2 –0.6

Incentive schemes –14.1 –6.1 –12.4 –5.3

Other employees –712.5 –359.7 –31.1 –30.4

Incentive schemes –4.7 –2.6 –3.2 –2.6

Total –780.7 –409.0 –89.5 –73.1

Group Parent Company

MsEK 2022 2021 2022 2021

Contractual pension costs

Chief Executive Officer 
– Liia Nõu –2.2 –0.7 –2.2 –0.7

Chief Executive Officer 
– Anders Nissen – –1.2 – –1.2

Other senior executives –5.3 –5.3 –5.3 –5.3

Other employees –28.1 –20.8 –6.4 –5.4

Total –35.6 –28.0 –13.9 –12.6

Payroll overheads  
including payroll tax

Chair of the Board –0.1 –0.1 –0.1 –0.1

Other board members –0.5 –0.6 –0.5 –0.6

Chief Executive Officer 
– Liia Nõu –4.2 –1.4 –4.2 –1.4

Chief Executive Officer 
– Anders Nissen – –1.3 – –1.3

Other senior  
executives –12.9 –10.6 –12.3 –10.6

Other employees –99.4 –54.2 –12.7 –10.4

Total –117.1 –68.2 –29.8 –24.4

Total –933.4 –505.2 –133.2 –110.1

1) Remuneration is invoiced by one senior executive.
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  Note C7, cont.

The Board’s proposed guidelines for remuneration of senior 
 executives and board members
Scope
These guidelines cover the Company’s board members and executive man­
agement team, which includes the Chief Executive Officer and other senior 
executives. The guidelines are to be applied to contractual remuneration, and 
to changes that are made to contractual remuneration, after the guidelines 
were adopted by the 2020 Annual General Meeting. The guidelines do not 
cover remuneration that is voted on at shareholders’ meetings.

Promotion of the Company’s business strategy, long-term  
interests and sustainability
Pandox’s vision is to be a world­leading hotel property company. Pandox’s 
strategy is to own large hotel properties in the upper­mid to high­end segment 
in strategic locations and to lease them to strong hotel operators under long­
term revenue­based leases. In situations where the conditions are not in place 
for a profitable lease, Pandox can choose to operate a hotel itself. Pandox is an 
active owner that moves freely throughout the hotel value chain, which both 
reduces risk and creates new business opportunities. Through specialisation, 
business agility and carefully considered diversification in multiple dimen­
sions, Pandox is laying the foundation for the Company’s value creation.

Long­term successful and sustainable implementation of the Company’s 
business strategy requires the Company to be able to recruit and retain quali­
fied employees. To do this, the Company needs to be able to offer competitive 
remuneration. These guidelines enable senior executives to be offered a com­
petitive remuneration package. 

Variable cash remuneration as described in these guidelines must also be 
aimed at promoting the Company’s business strategy and long­term interests, 
including its sustainability. 

Remuneration for senior executives
Forms of remuneration etc.
Remuneration is to be in line with market norms and may consist of the 
 following components: fixed cash salary, short­term variable cash remuner­
ation, cash­based incentive scheme, pension benefits and other benefits. 
The shareholders’ meeting may in addition – and irrespective of these guide­
lines – decide to offer, for example, share­related/share price­related or perfor­
mance­based remuneration. 

Variable remuneration is maximised at six monthly salaries for the Chief 
Executive Officer and four monthly salaries for other senior executives. In 
addition, the Chief Executive Officer and other senior executives may be 
offered the opportunity to participate in long­term, cash­based incentive 
schemes and, if such schemes are introduced by the Board and Remuneration 
Committee, they must be designed in a similar way to Pandox’s existing cash­
based incentive schemes. If such a scheme is implemented it must also, within 
the framework of the scheme, continue to be possible for the participant to 

receive several annual salaries if the return for the Company’s shareholders 
during the same period has been very good.
Pension benefits for the Chief Executive Officer and other senior executives 
are to be in the form of defined contribution plans. Pension premiums for the 
defined contribution pension plans may be up to a maximum of 35 percent of 
fixed annual cash salary. Variable cash remuneration is to be non­pensionable.

Other benefits may include life insurance, health insurance and a company 
car. Such benefits are not to constitute a significant portion of the total remu­
neration.

Additional cash remuneration may be paid in extraordinary circumstances 
provided that such extraordinary arrangements are for a limited time and only 
at the individual level. They may be either for the purpose of recruiting or 
retaining an executive, or as compensation for work over and above the indi­
vidual’s normal duties. Such remuneration must be commercially justified, in 
proportion to the individual’s fixed salary and not be paid out more than once 
a year per individual. Decisions on such remuneration are to be made by the 
Board at the suggestion of the Remuneration Committee.

Regarding employment terms that are subject to rules other than those in 
Sweden, appropriate adjustments may be made to follow mandatory rules 
or established local practices, while also remaining in line with the overall 
purpose of these guidelines as far as possible. 

Criteria for payment of variable cash remuneration etc.
The variable cash remuneration and remuneration payable under any cash­
based incentive scheme are to be linked to predetermined and measurable 
 criteria, which may be financial or non­financial. Fulfilment of criteria to 
receive short­term, variable cash remuneration must, however, be able to be 
measured for a period of one year. They may also be based on individualised 
quantitative and qualitative targets. The criteria for both short­term and long­
term variable cash remuneration are to be designed to promote the Company’s 
business strategy and long­term interests, including its sustainability, for 
example by being clearly linked to the business strategy or promoting the 
executive’s long­term development.

When the measurement period for meeting the criteria for payment of 
variable cash remuneration has ended, the extent to which the criteria have 
been met is to be established. The Remuneration Committee is responsible 
for making this assessment. With respect to financial targets, the assessment 
is to be based on the latest financial information published by the Company.

The Board of Directors must have the ability, by law or contractually, and 
observing any limitations thereby imposed, to reclaim in full or in part any 
variable remuneration that has been paid out on erroneous grounds.

Fees for board members
The board members’ fees for serving on Pandox’s Board are decided on by 
the shareholders’ meeting. Board members only have the right to receive fees 
that the shareholders’ meeting has decided on. Additional remuneration may, 

however, be payable for services rendered to Pandox by the board members 
within their respective areas of expertise and outside their board assignment. 
Such remuneration is to be in line with market norms and set out in a consul­
tant agreement approved by the Board.

Employment terms
Salary and employment terms for employees
In the preparation of the Board’s proposals for these remuneration guidelines, 
the salary and employment terms of the Company’s employees have been 
taken into account by including information on total remuneration, remu­
neration components and remuneration increases and rates of increase over 
time as a basis for the Remuneration Committee’s and the Board’s decision 
when evaluating whether the guidelines and the limitations they impose are 
 reasonable.

End of employment
If notice is given by the Company, the period of notice for the Chief Executive 
Officer and other senior executives is maximised at between six and twelve 
months. If notice is given by the senior executive, the period of notice is maxi­
mised at six months. If the Company serves the Chief Executive Officer with 
notice of termination, severance pay of 18 monthly salaries is payable. This 
may be reduced if the Chief Executive Officer is receiving other income. No 
other severance pay is payable.

Decision process, changes and deviations, etc.
Decision process to establish, review and implement the guidelines
The Board has established a Remuneration Committee. The Committee’s 
duties include preparing for board decisions on proposed guidelines for remu­
neration for senior executives. The Board is to prepare proposals for new 
guidelines at least once every four years and to submit the proposal for a deci­
sion by the Annual General Meeting. These guidelines are to apply until new 
guidelines have been adopted by the shareholders’ meeting. The Remunera­
tion Committee is also to monitor and evaluate variable remuneration pro­
grammes for the executive management team, the application of guidelines 
for remuneration for senior executives, and the remuneration structures and 
levels applied within the Company. The members of the Remuneration Com­
mittee are independent of the Company and the executive management 
team. When the Board addresses and decides on remuneration­related mat­
ters, neither the Chief Executive Officer nor other members of the executive 
management team are to be present if the discussion concerns them. 

Deviation from the guidelines
The Board may decide to temporarily deviate entirely or partly from the 
guidelines if there are special reasons for doing so in an individual case and 
deviation is necessary to serve the Company’s long­term interests, includ­
ing its sustainability, or to ensure the Company’s financial strength. As 
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stated above, the Remuneration Committee’s duties include preparing for 
the Board’s remuneration decisions, including decisions on deviating from 
the guidelines.

Employment terms for senior executives 
Variable remuneration for the Chief Executive Officer is maximised at five 
monthly salaries. Variable remuneration for other senior executives is maxi­
mised at four monthly salaries. The variable remuneration is based on criteria 
relating to the Group’s results and to targets set for the individual. There are 
also long­term incentive schemes. Between the Company and the Chief Exec­
utive Officer a mutual notice period of six months applies. If employment is 
terminated by the Company, severance pay amounting to 18 monthly salaries 
is payable. The severance pay is reduced by other income received. If employ­
ment is terminated by the Chief Executive Officer, no severance pay is paid. 
Between the Company and other senior executives a notice period of six to 
twelve months applies if employment is terminated by the Company and six 
months if employment is terminated by the executive. No severance pay is 
payable to other senior executives. The pension premium for the Chief Execu­
tive Officer is to amount to 35 percent of pensionable salary. The pension pre­
miums for other senior executives are based on an established policy whereby 
the provision varies depending on salary level and age.

Incentive schemes for employees
Pandox has an incentive scheme for senior executives and key individuals.
• The incentive scheme is a continuous, ongoing performance­ and cash­

based incentive scheme based on predetermined and measurable financial 
and non­financial criteria.

Parent Company Board of Directors in 2022:
Christian Ringnes, Chair Ann­Sofi Danielsson
Jakob Iqbal Jeanette Dyhre Kvisvik
Jon Rasmus Aurdal
Bengt Kjell

Senior executives in 2022:
Liia Nõu CEO Caroline Tivéus
Anneli Lindblom CFO Mattias Bernunger, from 1 July 2022
Lars Häggström Tobias Ekman, from 1 September 2022
Jonas Törner Erik Möller, until 30 June 2022
Aldert Schaaphok Karmen Bergholcs, until 31 October 2022
Martin Creydt
Anders Berg 

Board of Directors and senior executives in 2022: 
Number in the Parent Company: 15, of which 6 women
Number in the Group: 16, of which 6 women

The average number of employees in 2022 amounted to 1,084 (554) broken 
down by country and gender as shown below.

Group Parent Company

 Average number of employees 2022 2021 2022 2021

Women 540 276 19 20

Men 544 278 21 21

Total 1,084 554 40 41

Board of Directors

Women 2 2 2 2

Men 4 4 4 4

Total 6 6 6 6

senior executives

Women 4 3 4 3

Men 6 7 5 6

Total 10 10 9 9

Average number of employees 
by country

Sweden 40 41 40 41

Belgium 331 136 — —

Germany 242 139 — —

Canada 218 94 — —

Denmark 18 22 — —

Finland 24 19 — —

Norway 1 1 — —

Netherlands 32 23 — —

UK 178 79 — —

Total 1,084 554 40 41

Government grants 
Operator Activities 
In 2022 Pandox benefitted from government grants equivalent to around 
MSEK 259 (267), of which MSEK 143 (185) has been recognised in the income 
statement as a cost reduction within “Costs, Operator Activities”. In total, 
employee costs in the income statement have been reduced by MSEK 34 (70). 
For comprehensive information on government grants, see the Administra­
tion Report. 

GOVERNMENT GRANTs RECOGNisED iN ThE iNCOME sTATEMENT

Group

MsEK 2022 2021

Operator Activities

Cost reduction recognised within Costs,  
Operator Activities 143 185

Of which salary support including payroll overheads 34 70

Of which assistance with fixed costs 108 110

Of which government grants relating to local taxes  
and levies — 3

  Note C7, cont.
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D Tax

D1 TAX

 ACCOUNTING PRINCIPLES

Tax for the period consists of current tax and deferred tax. Taxes are rec-
ognised in the income statement except where the underlying transaction is 
recognised in other comprehensive income or directly in equity, in which case 
the associated tax effect is also included there. 

Current tax is tax to be paid or received for the current year applying the 
tax rates that have been enacted or substantively enacted as of the closing day. 
Current tax also includes adjustment of current tax that is attributable to ear-
lier periods.

Deferred tax is calculated according to the balance sheet method, and 
deferred tax liabilities and assets are recognised in the balance sheet for all 
temporary differences between reported and fiscal values of assets and liabili-
ties. The carrying amount of deferred tax assets and loss carryforwards is 
tested on the closing day and reduced if it is no longer probable that sufficient 
taxable surplus will be available for their full or partial utilisation. 

Deferred tax is calculated according to statutory tax rates that have been 
enacted as at the closing day and that are expected to apply when the deferred 
tax asset in question is realised or the deferred tax liability is settled. The tem-
porary difference arising on initial recognition of assets and liabilities in con-
nection with an asset purchase is not recognised as deferred tax.

 KEY ESTIMATES AND JUDGMENTS

Pandox has tax loss carryforwards. Pandox has measured the loss carryfor-
wards that, according to the tax rules in effect, will be able to be utilised against 
forecast future profits. Pandox cannot, however, provide any guarantee that 
current or new tax rules will not limit the possibility of utilising the loss carry-
forwards.

TAX iN ThE iNCOME sTATEMENT

Group Parent Company

MsEK 2022 2021 2022 2021

Current tax –164 –128 –17 –1

Deferred tax –983 –149 –49 –226

Total –1,147 –277 –66 –227

RECONCiLiATiON OF EFFECTiVE TAX RATE

Group Parent Company

MsEK 2022 2021 2022 2021

Tax

Reported profit before tax 5,351 886 2,335 1,115

Income tax assessed based on the tax rate in effect –1,100 –183 –481 –230

Tax relating to previous years 54 –34 — —

Tax-exempt income1) 150 333 419 4

Non-deductible expenses –290 –388 –3 –1

Other 3 — — —

Utilisation of previously unrecognised tax losses 25 11 — —

Tax loss carryforwards for which no deferred tax asset is recognised –17 –93 — —

Recognition of previous unrecognised tax losses 76 5 — —

Adjustment of temporary differences 26 11 0 0

Change in tax rate2) –29 43 — —

Tax effect of foreign subsidiaries –45 18 — —

Tax for the year according to the income statement –1,147 –277 –65 –227

1) Tax-free capital gain in connection with intra-Group sale of shares in subsidiary.
2) From 1 April 2023 the corporate tax rate in the UK will increase to 25% and on 1 January 2023 the corporate tax rate in Austria was lowered to 24%.
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GROUP DEFERRED TAX AssETs

Group Parent Company

MsEK 31 Dec 2022 31 Dec 2021 31 Dec 2022 31 Dec 2021

Opening balance, tax loss carryforwards 155 372 11 143

Recognition of previously unrecognised tax losses 61 5 0 0

Acquisitions 11 — — —

Additional tax loss carryforwards 20 94 — —

Utilised loss carryforwards –51 –157 –11 –132

Reclassification — –168 — —

Translation difference 10 9 — —

Closing balance 206 155 0 11

Opening balance, interest rate derivatives 12 165 45 144

Adjusted opening balance — –1 — —

Change for the year — –151 –38 –99

Reclassified as liabilities –12 — — —

Translation difference — –1 — —

Closing balance 0 12 7 45

Opening balance, other temporary differences 82 94 6 2

Adjusted opening balance –12 35 — —

Change for the year 26 –52 1 4

Translation difference 3 5 — —

Closing balance 99 82 7 6

Closing balance, tax assets 305 249 14 62

The Group’s accumulated tax losses are estimated at MSEK 2,892 (2,814) as of 31 December 2022. Deferred tax assets 
have been estimated at MSEK 1,580 (1,339) of the tax loss. Deferred tax assets have not been reported on tax losses of 
MSEK 1,313 (1,475) where settlement against future taxable profits is considered to be uncertain.

The change in deferred tax assets for the year has been recognised in the income statement, except for translation dif­
ferences on foreign losses.

GROUP DEFERRED TAX LiABiLiTiEs

MsEK
investment 

properties
Operating 
properties

Untaxed 
reserves

Other temporary 
differences

interest rate 
derivatives Total

Opening balance, 1 Jan 2021 3,774 452 48 33 — 4,307

Adjusted opening balance — — — –4 — –4

Change recognised in  
the income statement 55 17 17 –5 — 84

Reclassification –22 –154 — — — –176

Translation difference 56 12 1 1 — 70

Closing balance, 31 Dec 2021 3,863 327 66 25 — 4,281

Opening balance, 1 Jan 2022 3,863 327 66 25 — 4,281

Adjusted opening balance — — — 4 1 5

Change recognised in  
the income statement 492 –6 126 –12 476 1,076

Sales –1 — — — — –1

Reclassification 0 — — — –12 –12

Acquisitions 30 — — — — 30

Translation difference 123 29 5 1 1 159

Closing balance, 31 Dec 2022 4,507 350 197 18 466 5,538

Deferred tax liabilities relating to investment properties are temporary differences between fair value and adjusted tax­
able value. The adjustment represents the difference between the property’s recognised cost on the date of acquisition, 
after deducting any tax discount, and the property’s estimated value on the date of acquisition. Deferred tax liabilities 
relating to operating properties are temporary differences between cost and the taxable value of the properties. 

  Note D1, cont.
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E Assets

E1 INVESTMENT PROPERTIES

 GENERAL ACCOUNTING PRINCIPLES

Investment properties are properties owned for the purpose of generating 
rental income as well as an appreciation in value. Investment properties 
include buildings, land and land improvements, as well as furniture, fixtures 
and equipment in properties. Properties under construction and undergoing 
remodelling that are intended for use as investment properties once work is 
completed are also classified as investment properties.

Investment properties are recognised at fair value, which is determined by 
executive management based on the properties’ market value in accordance 
with IAS 40. Valuation is at Level 3 in the IFRS fair value hierarchy and is based 
on market value, which is the price most likely to be paid in a sale on the open 
property market. Level 3 is generally defined as being based on the entity’s 
own estimates and assumptions. 

Investment properties are initially recognised at cost, which includes 
expenses directly attributable to the acquisition, and thereafter at fair value on 
the closing day. Further expenditures are capitalised if it is likely that the Com-
pany will obtain economic benefits associated with the expenditure; in other 
words, that the expenditure increases the value. Other maintenance expenses 
and repairs are expensed in the period in which they arise.

Operating properties that are reclassified as investment properties are rec-
ognised at fair value on the date of reclassification. 

Changes in fair value are recognised in profit or loss and are divided into 
realised and unrealised changes in value. Realised changes in value refers to 
changes in value for properties divested during the quarter and unrealised 
changes in value refers to other changes in value.

Valuation
The properties’ fair value is stablished on each closing day through appraisal of 
the market value for each individual property. All properties are appraised 
quarterly; if an agreement has been signed for the purchase or sale of a prop­
erty, the agreed property value instead forms the basis of the market value on 
the subsequent closing day. 

The value of the properties is determined based on a cash flow model with 
a costing period of 10 years. Each individual hotel property’s value consists of 
the present value of the future cash flow plus the residual value in year 10 dis­
counted by the market’s valuation yield. The valuation yield used in the cal­
culation is derived from sales of comparable properties. Factors of significance 
for the valuation are the future earnings capacity through rent development, 
the change in value in the form of improvement possibilities, the location of 
the property, the condition to which it has been maintained and the market’s 
valuation yield.

For development rights and other properties where a valuation based on 
cash flow is not applicable, the market value is instead calculated according to 
the location price method.

External appraisals are conducted annually since most of Pandox’s loan 
terms require this. It is Pandox’s lenders who decide, or in certain cases partici­
pate in decisions on, which external appraiser to retain, which hotel proper­
ties to appraise and when to do it. The external valuations provide an import­
ant reference point for Pandox’s valuation model and if a difference arises 
compared with internal valuations, this is analysed to challenge the model 
and the assumptions made. In 2022, 152 of the total 157 properties were 
 valued by an external appraiser.

Investment properties are recognised at fair value in the balance sheet. In 
contrast, operating properties are recognised in the balance sheet at cost less 
depreciation and impairment. The market value of all Pandox’s property 
types is reported for information purposes among the key ratios and is 
included in the EPRA NRV calculations.

 

 KEY ESTIMATES AND JUDGMENTS

Assumptions regarding cash flow 
Pandox’s hotel leases are mainly revenue-based, with or without a contractual 
minimum rent, which means that the hotel operator’s revenue has a direct 
impact on the level of rental income. In addition to a country-specific inflation 
assumption, a hotel property’s future earnings capacity is assessed based on 
the underlying revenues in the operator’s (tenant’s) business, taking into con-
sideration and analysing the market situation with a focus on supply – for 
example, new hotels being built or hotels ceasing their operations. Other fac-
tors include changes in demand from e.g. the leisure, business or conference 
segment, and the effects on the hotel’s occupancy, average room rate and mar-
ket share among its group of competitors. Market analysis and assessment of 
hotel-specific factors (for example, newly completed renovations) are used to 
calculate the operator’s forecast revenue for each category (hotel rooms, con-
ference rooms, food and beverages etc.), and the revenue-based rent is applied 
according to the lease in order thereby to calculate total revenue-based rent. In 
general, the percentage rents for room revenue amount to 25–40 percent and 
other revenue to 5–15 percent. Where the estimated revenue-based rent is 
less than the contractual minimum level, the minimum rent level is used as 
revenue. Property costs refers to operation, maintenance, property tax, 
 insurance and site leasehold rent. 

Assumptions regarding valuation yield 
The valuation yield is based on the market’s valuation yield; if this is not avail-
able, it is derived from sales of comparable hotel properties. In the absence of 
such information Pandox uses a combination of information on past hotel 
property transactions and the location price method, focusing on factors such 
as the state of the hotel property (technical condition and in terms of product), 
its location (city, microlocation) and development opportunities (annexes, 
extensions, suitable areas), as well as the operator’s capacity to pay rent, the 
structure and length of the lease, rent guarantees and financial covenants.

In 2022 the valuation yields increased somewhat, driven partly by rising 
financing costs. The market continues to be characterised by rising inflation 
which is in part due to external factors such as high energy prices, partly as a 
result of the war in Ukraine.  
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  Note E1, cont.

The tables below show the change for each geographical market:

BY GEOGRAPhiCAL MARKET 31 DECEMBER 2022

MsEK sweden Denmark Norway Finland Germany Belgium
UK 

ireland Other Total

Opening balance 14,796 3,153 3,308 3,954 11,354 912 11,355 3,383 52,215

Acquisitions — — — — — 365 — — 365

Investments in existing portfolio 248 21 34 13 47 11 49 9 432

Divestments –109 — — –17 — — — — –126

Reclassifications — — — — 878 — — — 878

Change in value, unrealised 494 97 129 226 –156 –6 428 –27 1,185

Change in value, realised 7 — — –12 — — — — –5

Change in exchange rates — 277 104 347 1,001 98 451 341 2,619

Closing balance 15,436 3,548 3,575 4,511 13,124 1,380 12,283 3,706 57,563

BY GEOGRAPhiCAL MARKET 31 DECEMBER 2021

MsEK sweden Denmark Norway Finland Germany Belgium
UK 

ireland Other Total

Opening balance 14,573 2,669 3,035 3,851 11,962 870 9,878 3,343 50,181

Acquisitions — — — — — — 482 — 482

Investments in existing portfolio 173 17 35 16 151 71 64 36 563

Reclassifications — 428 — — –623 — — — –195

Change in value, unrealised 56 –8 13 15 –358 –45 52 –93 –368

Change in value, realised –6 –12 0 — — — — — –18

Change in exchange rates — 59 225 72 222 16 879 97 1,570

Closing balance 14,796 3,153 3,308 3,954 11,354 912 11,355 3,383 52,215
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  Note E1, cont.

CALCULATiON AssUMPTiONs BY GEOGRAPhiCAL AREA iN 2022

Fair value, MsEK

Valuation yield Discount rate

Range, % Average, % Range, % Average, %

Sweden 15,436 4.1–6.2 5.1 6.4–8.5 7.4

– of which Stockholm 5,840 4.1–5.8 4.8 6.4–8.0 7.1

– of which Gothenburg 2,993 4.3–6.2 4.7 6.5–8.4 7.0

– of which Malmö 1,366 4.8–6.0 5.1 7.0–8.3 7.3

– of which Other Sweden 5,236 5.3–6.2 5.8 7.5–8.5 8.0

Denmark 3,548 4.8–6.3 5.3 6.8–8.4 7.4

Norway 3,575 4.4–8.3 5.7 6.5–10.3 7.7

Finland 4,511 4.7–8.0 5.6 6.7–10.1 7.6

Germany 13,124 5.0–6.4 5.8 7.2–8.9 8.0

Belgium 1,380 6.0–6.3 6.2 8.1–8.4 8.3

UK, Ireland 12,283 5.3–6.8 5.9 7.5–9.1 8.2

Other 3,706 5.4–6.4 5.8 7.2–8.2 7.6

Total 57,563 4.1–8.3 5.6 6.3–10.4 7.8

CALCULATiON AssUMPTiONs BY GEOGRAPhiCAL AREA iN 2021

Fair value, MsEK

Valuation yield Discount rate

Range, % Average, % Range, % Average, %

Sweden 14,796 4.2–6.6 5.2 6.2–8.6 7.2

– of which Stockholm 5,627 4.2–5.8 4.9 6.2–7.8 6.9

– of which Gothenburg 2,911 4.3–6.1 4.7 6.3–8.1 6.7

– of which Malmö 1,303 4.9–6.0 5.2 6.9–8.0 7.2

– of which Other Sweden 4,955 5.4–6.6 5.8 7.4–8.6 7.8

Denmark 3,153 4.8–6.2 5.3 6.8–8.2 7.3

Norway 3,308 4.2–8.3 5.6 6.2–10.3 7.6

Finland 3,954 4.4–8.0 5.6 6.4–10.0 7.6

Germany 11,354 4.8–6.4 5.5 6.8–8.4 7.5

Belgium 912 6.0–6.1 6.0 8.0–8.1 8.0

UK, Ireland 11,355 4.9–6.7 5.5 6.9–8.7 7.5

Other 3,383 5.2–6.1 5.6 6.9–7.8 7.3

Total 52,215 4.2–8.3 5.4 6.2–10.3 7.4
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Sensitivity analysis
The sensitivity analysis below shows how a +/–1 percentage point change in a 
parameter affects the value of the investment properties in isolation. The sen­
sitivity analysis is to be interpreted with caution, however, since changes in 
net operating income and valuation yield are often correlated, thereby leading 
to changes in multiple parameters simultaneously.

sENsiTiViTY ANALYsis – FAiR VALUE

Change
Effect on value  

2022, MsEK
Effect on value  

2021, MsEK

Valuation yield +/–0.5 pp –4,731/+5,662 –4,395/+5,284

Change in exchange rates +/–1% +/–421 +/–374

Rental income +/–1% +/–556 +/–427

Discount rate 1) +/–0.5 pp –3,483/+3,963 –3,297/+3,773

Net operating income 1) +/–1% +/–532 +/–395

1) The value relates to the level at the end of 2022 based on 31 revenue-based leases without a 
 contractual minimum level and 78 (out of 96) revenue-based leases with a contractual mini-
mum level that generated variable rent above the minimum level. In leases with a contractual 
minimum rent level, revenue-based rent is generated only once cumulative rent exceeds the 
minimum level.

In revenue­based leases without a minimum rent level the rental income is 
directly affected by a change in RevPAR. For revenue­based leases with a con­
tractual minimum rent level, variable rent is only paid when the cumulative 
total rent exceeds the cumulative minimum rent; only then is rental income 
affected by a change in RevPAR. Fixed rent agreements are normally index­
linked on an annual basis.

The sensitivity analysis is based on the simplified assumption that a 
change in rental income is perpetual.

EFFECT OF REVPAR ChANGE As OF 31 DECEMBER 2022:

investment properties, effect on revenues Change
Revenue effect, 

MsEK

RevPAR (assuming a 50/50 split 
between occupancy and rate) +/–1% +/–20

The hotel properties mainly contain spaces for hotel purposes, which are fully 
leased (Property Management) or operated by Pandox itself (Operator Activi­
ties) and have a void rate of 0 percent. Other spaces in premises, such as retail 
and office spaces, made up just over 1 percent of the total property space in 
2022 and had a void rate of around 14 percent. Overall, therefore, the total 
void rate for Pandox’s property portfolio was around 0.2 percent in 2022.

Significant commitments for investments in hotel properties
As of 31 December 2022 approved investments for ongoing and future proj­
ects amounted to around MSEK 2,035, of which MSEK 1,212 is expected to be 
completed during 2023. In 2022 total investments and maintenance 
amounted to around MSEK 863 and MSEK 55 respectively.

Major ongoing and future projects include DoubleTree by Hilton Brussels 
City, Radisson Blu Glasgow, Hotel Pomander, NH Brussels Louise, Leonardo 
Galway, Frankfurt Airport Hotel Kelsterbach, Hotel Mayfair Copenhagen, 
Quality Grand Borås and the investment programme totalling around MSEK 
700 that is being implemented jointly with Scandic.

sPECiFiCATiON OF PROPERTY REVENUE AND RELATED COsTs 

MsEK 2022 2021 2020

hotel rents

Fixed rent 193 284 300

Revenue-based rent in leases without  
a contractual minimum level 636 341 239

Minimum rent in leases with a contractual 
minimum level 1,786 1,578 1,633

Revenue-based rent in leases with  
a contractual minimum level 383 32 10

Total hotel rents 2,999 2,235 2,182 

Other property revenue

Other rent (commercial premises, shops, 
mobile phone masts etc.) 53 44 46

Other revenue (supplements,  
assistance/relief etc.) 255 143 172

Total other property revenue 308 187 218

Total property revenue 3,307 2,422 2,400

Direct costs for investment properties that 
generated rental income during the period 
(operating and maintenance costs, property 
tax and site leasehold rent)1) –245 –218 –215

1) Excluding property administration and insurance costs.

Investment properties are recognised using the fair value method. Investment 
properties are properties owned for the purpose of obtaining rental income, 
an appreciation in value or a combination of both. Regarding operating prop­
erties, i.e. properties where Pandox also acts as hotel operator, see Note E3. The 
table below shows the change in the fair value of investment properties:

ChANGE iN VALUE – iNVEsTMENT PROPERTiEs

MsEK 2022 2021

Investment properties, opening balance (1 January) 52,215 50,181

+ Acquisitions 1) 365 482

+ Investments in existing portfolio 432 563

– Divestments –126 —

+/– Reclassifications 2) 878 –195

+/– Change in value, unrealised 1,185 –368

+/– Change in value, realised –5 –18

+/– Change in exchange rates 2,619 1,570

investment properties, closing balance (31 December) 57,563 52,215

1) Acquisition of NH Brussels Louise.
2)  Reclassification of two hotel properties from Operator Activities.

Realised and unrealised changes in value are recognised in the income state­
ment in the respective line items.

  Note E1, cont.
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E2 OPERATING PROPERTIES

 ACCOUNTING PRINCIPLES

The properties used in Operator Activities are classified as operating proper-
ties. Operating properties are recognised at cost less depreciation and any 
impairment losses in accordance with IAS 16. 

The operating properties consist of a number of components with varying 
useful lives. The main division is into buildings and land. There is no deprecia-
tion of the land component as its useful life is deemed to be unlimited. 

Further expenditures are added to cost only if it is likely that the future eco-
nomic benefits associated with the asset will accrue to the Company and the 
cost can be reliably calculated. All other further expenditures are expensed in 
the period when they arise.

A further expenditure is added to cost if the expenditure is related to 
replacement of identified components or parts thereof. In cases where a new 
component is created, this expenditure is also added to cost. Any undepreci-
ated carrying amounts for replaced components, or parts of components, are 
disposed of and expensed at the time of the replacement. Repairs are 
expensed on a continuous basis. Depreciation periods are between three 
years and 200 years, depending on the component. 

The following main groups of components have been identified and form 
the basis for the depreciation of buildings, the straight line method of depreci-
ation being applied:
– Frame 150–200 years 
– Roof 50 years
– Facade 50 years
– Interior surfaces 20 years
– Installations 25 years
– Bathrooms 25 years
– Special adaptations 50 years
– Fixtures and fittings 15–25 years
– Land improvements 28 years
– Furniture, fixtures and equipment 3–25 years

The depreciation methods, residual values and useful lives used are reassessed 
at the end of each year. 

GROUP

MsEK 31 Dec 2022 31 Dec 2021

Buildings

Cost, opening balance 7,484 6,836

Reclassification –1,044 82

Acquisitions 375 —

Investments 75 188

Sales/disposals –16 –91

Reclassification from construction/reconstruction 
work in progress 50 197

Translation difference 629 272

Accumulated cost, closing  balance 7,553 7,484

Depreciation, opening balance –1,170 –1,142

Reclassification 76 87

Sales/disposals 16 91

Depreciation for the year –217 –167

Translation difference –105 –39

Accumulated depreciation, closing balance –1,400 –1,170

Residual value according to plan, buildings 6,153 6,314

Land

Cost, opening balance 1,009 896

Reclassification –213 87

Acquisitions 52 —

Translation difference 85 26

Accumulated cost, land, closing balance 933 1,009

Total residual value according to plan, closing balance 7,086 7,323

Work in progress, operating properties

Cost, opening balance 127 282

Reclassification –170 –34

Investments 325 141

Sales/disposals –3 –19

Reclassification from construction/reconstruction 
work in progress –72 –253

Translation difference 13 10

Cost, work in progress, closing balance 220 127

Total, operating properties 7,306 7,450

The fair value (market value) of the operating properties exceeds their cost 
and is shown below. See Note E1 for the fair value measurement model.

MsEK 31 Dec 2022 31 Dec 2021

Market value, operating properties  
(incl. furniture, fixtures and equipment) 11,669 10,380

EFFECT OF REVPAR ChANGE As OF 31 DECEMBER 2022:

Operating properties, effect on revenues Change Revenue effect, MsEK

RevPAR (assuming a 50/50 split 
between occupancy and rate) +/–1% +/–20  

ChANGE iN VALUE – OPERATiNG PROPERTiEs (REPORTED FOR iNFORMA-
TiON PURPOsEs ONLY)

 MsEK

Operating properties, opening balance (1 January 2022) 10,380

+ Acquisitions 537

+ Investments in existing portfolio 430

+/– Reclassifications 1) –878

+/– Change in value, unrealised 331

+/– Change in exchange rates 869

Operating properties, closing balance (31 December 2022) 11,669

N O T E s P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 6 9
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E3 FURNITURE, FIXTURES AND EQUIPMENT 

 ACCOUNTING PRINCIPLES

Property, plant and equipment are recognised within the Group at cost minus 
accumulated depreciation and any impairment losses. Cost includes the pur-
chase price plus expenses directly attributable to the asset in order to bring it 
to the location and condition to be used in the manner intended when it was 
purchased. The carrying amount of a property, plant and equipment item is 
removed from the statement of financial position when an item is disposed of 
or divested, or when no further economic benefits are expected from the use 
or disposal/divestment of the asset. Gains or losses arising from divestment or 
disposal of an asset consist of differences between the selling price and the 
asset’s carrying amount minus direct costs to sell.

Depreciation principles
Depreciation occurs on a straight line basis over the estimated useful life  
of the asset:
– Machinery and furniture, fixtures and equipment 3–15 years 

Further expenditures
Further expenditures are added to cost only if it is likely that the future eco-
nomic benefits associated with the asset will accrue to the Company and the 
cost can be reliably calculated. All other further expenditures are expensed in 
the period when they arise.

Parent Company
Non-current assets for the Parent Company are recognised at cost after 
deducting accumulated depreciation and any impairment losses in the same 
way as for the Group, but with the addition of any appreciation.

Group Parent Company

MsEK 
31 Dec 

2022
31 Dec 

2021
31 Dec 

2022
31 Dec 

2021

Cost, opening balance 1,354 1,295 21 17

Acquisitions 109 — — —

Investments 32 97 1 8

Reclassification from work  
in progress 23 56 — —

Sales/disposals –49 –117 — –5

Reclassifications –5 –29 1 1

Translation differences 113 52 — —

Accumulated cost, closing 
 balance 1,577 1,354 23 21

Depreciation, opening balance –773 –794 –5 –6

Depreciation for the year –105 –102 –4 –2

Sales/disposals 49 127 — 4

Reclassifications 2 24 — –1

Translation differences –67 –28 — —

Accumulated depreciation, 
 closing balance –894 –773 –9 –5

Residual value according to plan 683 581 14 16

N O T E s P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 7 0
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E4  TRADE ACCOUNTS RECEIVABLE AND DEFERRED RENT 
ATTRIBUTABLE TO NEW TEMPORARY PAYMENT TERMS

 
Consists of rent receivables within Property Management and trade accounts 
receivable within Operator Activities. 

In view of Covid­19, temporary changes to payment terms were agreed 
with tenants during the year. On 31 December 2022 rent receivables attribut­
able to temporary payment terms totalled the equivalent of MSEK 304 (590). 
No discounts on hotel rents have been granted.

GROUP

MsEK 31 Dec 2022 31 Dec 2021

Non-current rent receivables attributable to new 
temporary payment terms 59 233

Current rent receivables attributable to new 
 temporary payment terms 245 357

Rent receivables and trade accounts receivable 297 269

Closing balance 601 859

E5 OTHER NON-CURRENT RECEIVABLES

Group Parent Company

MsEK 31 Dec 2022 31 Dec 2021 31 Dec 2022 31 Dec 2021

Endowment policies 26 25 26 25

Prepaid compensation 
for land use 5 5 — —

Other non-current 
receivables 57 56 — —

Total 88 86 26 25

E6  PREPAID EXPENSES AND ACCRUED INCOME

Group Parent Company

MsEK 31 Dec 2022 31 Dec 2021 31 Dec 2022 31 Dec 2021

Prepaid expenses 111 66 9 7

Accrued rental income 476 230 — —

Total 587 296 9 7

E7 ASSETS HELD FOR SALE

GROUP

MsEK 31 Dec 2022 31 Dec 2021

Assets

Operating property InterContinental Montreal 474 —

Assets classified as held for sale 474 —

N O T E s P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 7 1
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F Operating liabilities

F1  ACCRUED EXPENSES AND DEFERRED INCOME

Group Parent Company

MsEK 
31 Dec 

2022
31 Dec 

2021
31 Dec 

2022
31 Dec 

2021

Prepaid rent 216 183 — —

Accrued interest expense 63 60 –11 20

Accrued property tax 7 4 — —

Accrued employee costs 80 55 29 29

Other 277 250 13 62

Total 643 552 31 111

Group Parent Company

MsEK 
31 Dec 

2022
31 Dec 

2021
31 Dec 

2022
31 Dec 

2021

Carrying amount at beginning of 
period 96 171 91 168

Provisions made during the period 9 20 9 17

Amounts used during the period –28 –95 –27 –94

Carrying amount at end of period 77 96 73 91

– of which the long-term portion of 
the provisions 37 36 33 31

– of which the short-term portion of 
the provisions 40 60 40 60

The provisions consist of pension provisions, provisions for incentive 
schemes and provisions for furniture, fixtures and equipment in buildings. 

The opening balance of provisions was MSEK 31 (29) for pensions, MSEK 
60 (139) for incentive schemes and MSEK 5 (3) for other provisions.

The change for the year consists of MSEK –20 for incentive schemes, MSEK 
2 for pensions and MSEK 1 for furniture, fixtures and equipment in buildings. 

The closing balance of provisions was MSEK 33 (31) for pensions, MSEK 40 
(60) for incentive schemes and MSEK 4 (5) for other provisions.

F2  PROVISIONS

 ACCOUNTING PRINCIPLES

A provision differs from other liabilities in that there is uncertainty concerning 
the time of payment or the sum required for settlement. A provision is rec-
ognised in the statement of financial position when there is an existing legal or 
constructive obligation as a result of a past event, it is probable that an outflow 
of economic resources will be required to settle the obligation and a reliable 
estimate of the amount can be made. Provisions are made in the amount that 
represents the best estimate of funds needed to settle the existing obligation 
on the closing day.

In the sale of properties where rent guarantees exist, the present value of 
the likely outflow of guarantee payments is calculated and this is recognised 
as a provision. Disputes may arise in the course of operating activities, but 
there has been no material impact on the Group’s financial position.

Parent Company
Provisions are recognised on a separate line in the balance sheet for the Parent 
Company. The Parent Company applies the easing rule in RFR2 in its recogni-
tion of financial guarantees, which means that IFRS 9 Financial Instruments is 
not applied. The Parent Company’s financial guarantees mainly consist of sure-
ties in favour of subsidiaries and are reported as contingent liabilities. Where a 
commitment exists for the Parent Company, the financial guarantee is instead 
recognised as a provision.

N O T E s P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 7 2
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F3  PLEDGED ASSETS AND CONTINGENT LIABILITIES

 ACCOUNTING PRINCIPLES

A contingent liability is recognised when there is a possible obligation arising 
from past events whose existence will be confirmed only by the occurrence 
of one or more uncertain future events that are outside the Group’s control,  
or where there is an obligation that is not recognised as a liability or provision 
because it is not likely that an outflow of resources will be required or this 
 cannot be estimated with sufficient reliability.

Group Parent Company

MsEK 2022 2021 2022 2021

Assets pledged to credit 
 institutions

Assets pledged for own liabili-
ties, properties 33,266 30,365 — —

Bank deposits 9 8 — —

Total pledged assets 33,274 30,373 — —

Contingent liabilities

Security commitments  
for subsidiaries — — 25,535 24,156

Guarantees for employees 26 25 26 25

Total contingent liabilities 26 25 25,561 24,181

Property mortgages are used as security for bank loans; the amounts above 
refer to outstanding bank loans for which security has been provided. Guaran­
tees for employees refers to guarantees for endowment insurance taken out 
for five individuals.

Contingent liabilities consist mainly of bank guarantees issued on behalf 
of the  subsidiaries. 

Ongoing disputes and insurance cases 
In January 2023 Pandox received compensation for Dorint Parkhotel Bad 
Neuenahr, the property affected by flooding in 2021. The compensation 
 covers the costs that Pandox incurred and the damage caused by the flood. 
No other significant change has taken place in any disputes or insurance  
cases commented on previously.

N O T E s P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 7 3
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G1 FINANCIAL INCOME AND EXPENSE

 ACCOUNTING PRINCIPLES

Financial income consists of interest income on cash and cash equivalents. 
Interest income is recognised using the effective interest method, as the 
income is earned.

Financial expenses are interest, charges and other expenses arising when 
Pandox takes on interest-bearing liabilities. 

Exchange gains and losses are recognised as net amounts. 
Derivatives are used to hedge interest rate risk. Interest payments for inter-

est rate derivatives (interest rate swaps) are recognised as interest expense in 
the period to which they relate. Other changes in the fair value of interest rate 
derivatives are recognised on a separate line in profit or loss for the year. 

Dividend income is recognised when the right to receive dividends is 
established at the respective subsidiaries’ annual general meetings.

Parent Company
Anticipated dividends from subsidiaries are reported in cases where the 
 Parent Company has the sole right to determine the size of the dividend and 
has taken a decision on the size of the dividend before publishing its financial 
statements.

Group Parent Company

MsEK 2022 2021 2022 2021

Financial income

Interest income 19 4 3 0

Interest income, subsidiaries — — 516 344

Capital gains on divestment of subsidiaries — — 1,847 —

Currency effects relating to internal loans — — 483 478

Other financial income — — — 96

Total financial income 19 4 2,849 918

Financial expense

Interest expense, loans measured at amortised cost –863 –610 –174 –110

Interest expense, interest rate derivatives measured at fair value –30 –225 –18 –177

Interest expense, subsidiaries — — –81 –29

Impairment losses on shares in subsidiaries — — –7 —

Other financial expense –129 –109 –391 –79

Financial expense for right-of-use assets –95 –88 — —

Total financial expense –1,117 –1,032 –671 –395

G Financing, capital structure and equity

N O T E s P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 7 4
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G2 FINANCIAL RISK AND RISK MANAGEMENT

 ACCOUNTING PRINCIPLES

Hedging of net investment 
The hedging relationship exists during a quarter, with the hedged item and 
the hedging instrument being identified and linked at the start of the quarter. 
Hedged risk is the risk that changes in the exchange rate between the foreign 
entity’s local currency and SEK result in changes in the value of the Group’s 
net investment when the investment is translated to SEK in the consolidated 
financial statements. Only loans external to the Group are used as hedging 
instruments. The effective portion of the currency remeasurement for the 
hedging instrument is recognised in other comprehensive income and accu-
mulated in the translation reserve in equity. The ineffective portion is rec-
ognised in net financial items in the income statement. The amount rec-
ognised in other comprehensive income and accumulated in the translation 
reserve is to be reclassified through other comprehensive income to profit or 
loss when Pandox fully or partly divests subsidiaries.

Hedging of net investment in foreign operations 
In the consolidated financial statements Pandox is exposed to currency risk 
when foreign entities use a different currency to the Group’s currency (SEK).  
The risk is hedged by taking out external loans in the local currency. The effec-
tive portion of the currency remeasurement for the hedging instrument is 
 recognised in other comprehensive income and accumulated in the transla-
tion reserve in equity. The ineffective portion is recognised in net financial 
items in the income statement.

Derivatives and interest rate risk
In accounting for interest rate risk, interest expense and changes in value are 
reported on separate lines. Interest rate swaps are used for financial hedging of 
forecast interest flows from borrowing at variable interest rates; in these, the 
Company receives variable interest and pays fixed interest. Interest rate swaps 
are measured at fair value in the statement of financial position. The interest 
coupon portion is recognised in profit for the year on an ongoing basis, as a 
component of interest expense. Unrealised changes in fair value on interest 
rate swaps are recognised through profit or loss after the financial items on 
the line for changes in the value of derivatives. 

Through its business Pandox is exposed to various types of financial risk. 
Financial risk relates to fluctuation in the Company’s income statement, bal­
ance sheet and cash flow. Pandox is mainly exposed to financial risks such as 
interest rate risk, liquidity risk, refinancing risk, currency risk and credit risk. 
Pandox’s Financial Policy is a general framework for managing financial risk 
within the Group, for the purpose of providing guidelines and rules on how 
financial activity is to be conducted within the Pandox Group, defining finan­
cial risks and how to limit these risks, establishing a division of responsibility 
and administrative rules, and also serving as guidance in the day­to­day work 
of the CFO and Treasury. The Financial Policy is evaluated and established by 
the Board of Directors on an annual basis and revised as needed. 

Loan agreements with credit institutions are often conditional upon the 
Group and the subsidiaries achieving certain predetermined key ratios and 
meeting certain conditions. In addition, there are certain specific reservations 
and restrictions in the loan agreements relating to further debt, guarantees 
and pledges, significant changes to the business, acquisitions and divestments 
etc. 

Pandox’s debt financing consists exclusively of credit facilities from 11 Nor­
dic and international banks secured mainly by mortgage collateral. Short­term 
credit facilities maturing in less than one year amount to MSEK 16,213. Con­
structive discussions on refinancing are ongoing. At the Group level, Pandox’s 
financial covenants are:
• Loan­to­value ratio at a level where Pandox’s financial target for loan­to­

value provides comfortable headroom. 
• Interest coverage ratio at a level where satisfactory headroom is provided by 

revenue from contractual minimum rents and fixed rents alone.

Interest­bearing liabilities and loans
As of 31 December 2022 loans amounted to MSEK 36,823. Unutilised long­
term credit facilities amounted to MSEK 2,859 and the volume issued under 
the commercial paper programme amounted to MSEK 699. 

Pandox has a Swedish commercial paper programme with a framework 
amount of MSEK 5,000. The purpose of the programme is to reduce financing 
costs and also to diversify the financing structure. The issued commercial 
papers are backed up in full by existing long­term, unutilised credit facilities. 

DEBT OVERViEW AND UNUTiLisED CREDiT FACiLiTiEs 31 DECEMBER 2022

MsEK Maturing
interest 

basis

Total  
credit 
limit

Utilised 
amount 

Unutilised 
amount

Bank loans 0–4 years Variable 30,610 30,610 0

Revolving credit 
 facilities 0–3 years Variable 6,213 2,656 3,557

Commercial paper 0–1 year Fixed — 699 –699

Total credit facilities 36,823 33,964 2,859

Pandox’s fixed interest periods and repayment periods are at the total levels 
shown below.

FiXED iNTEREsT/REPAYMENT PERiOD

Average fixed interest 
period, years

Average interest 
rate, %

Repayment  
period, years

2022 2.7 3.2 1.7

2021 3.3 2.5 2.2
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Interest rate risk 
Interest rate risk is the risk that the fair value or future cash flows will be affected by changes in market interest rates 
through ongoing interest expense for loans and derivatives, as well as through changes in the market value of deriva­
tives. The interest rate risk strategy consists of a combination of short and long fixed interest periods where interest rate 
swaps are used to achieve the desired fixed interest period. The strategy takes into account the Company’s aggregate 
assets and liabilities including derivatives. The interest rate strategy is expressed as a standard portfolio that defines risk 
limits and maximum deviation mandates for each maturity. Pandox’s fixed interest periods and repayment periods are 
at the total levels shown below.

FiXED RATE MATURiTY PROFiLE 31 DECEMBER 2022

Total fixed rate Fixed rate, derivatives

Maturity (MsEK) Amount 1) share, % Volume share, %

Average 
 interest rate, 

 derivatives %

0–2 years 16,087 47% 3,059 15% 1.6

2–4 years 5,637 17% 5,637 27% 0

4–6 years 8,234 24% 8,234 39% 0.8

6–8 years 2,893 9% 2,893 14% –0.1

8–10 years 1,113 3% 1,113 5% 0.0

>10 years — — — — —

Total 33,964 100% 20,936 100% 0.5

1) Share of loans with an interest rate reset during the period.

FiXED RATE MATURiTY PROFiLE 31 DECEMBER 2021

Total fixed rate Fixed rate, derivatives

Maturity (MsEK) Amount 1) share, % Volume share, %

Average 
 interest rate, 

derivatives %

0–2 years 14,475 44% 4,041 18% 1.7

2–4 years 3,336 10% 3,336 15% –0.1

4–6 years 6,411 20% 6,411 29% 0.4

6–8 years 7,251 22% 7,251 32% 0.6

8–10 years 1,278 4% 1,278 6% –0.1

>10 years — — — — —

Total 32,752 100% 22,318 100% 0.6

1) Share of loans with an interest rate reset during the period.

sENsiTiViTY ANALYsis OF ChANGEs iN iNTEREsT RATEs FOR 2022 AND 2021 REsPECTiVELY

The table below shows the change in various scenarios.

2022 2021

Change

Profit before 
changes in 

value, MsEK Change

Profit before 
changes in 

value, MsEK

Current fixed interest, change in interest rates,  
with derivatives +/–1% –120/+120 +/–1% +6/–171

Current fixed interest, change in interest rates,  
without derivatives +/–1% –330/+330 +/–1% –215/+31

Remeasurement of interest rate derivatives following  
shift in yield curves +/–1% +/–698 +/–1% +/–988

Shown above is the effect on earnings of specific changes in interest rates which, adjusted for tax (around 21 percent), 
have the same effect on equity. The effect on earnings is asymmetrical because Pandox has limited opportunities to 
fully benefit from negative market interest rates. Derivatives are recognised on an ongoing basis at fair value in the state­
ment of financial position, and the change in value – which does not affect cash flow – is recognised in profit for the year. 

  Note G2, cont.
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Currency risk 
Currency risk is the risk that fair value or future cash flows 
will be affected by changes in foreign currency exchange 
rates. Pandox reduces currency exposure in foreign invest­
ments by taking out loans in local currency. Equity is curren­
cy­hedged as needed ahead of acquisitions, investments and 
divestments to avoid changes in the value of equity. In gen­
eral, foreign operations report both income and costs in their 
local currencies, which means that currency exposure result­
ing from current flows is limited. 

Loans and property investments at market value are bro­
ken down into different currencies as shown below. Average 
interest rate including marginal loans.

LOAN-TO-VALUE RATiO AND LOANs BY CURRENCY 31 DECEMBER 2022

MsEK 1) sEK DKK EUR ChF CAD NOK GBP Total share, % interest rate, %2)

Total interest-bearing liabilities 6,628 2,090 17,356 527 293 1,218 5,853 33,964 100% 3.2%

Maturing in foreign currency, % 19.5 6.2 51.1 1.6 0.9 3.6 17.2 100.0 — —

Average interest rate, % 3.6 3.0 2.5 3.6 7.1 5.8 4.3 3.2 — —

Average fixed interest period, years 3.0 1.7 3.2 0.2 0.0 2.4 1.9 2.7 — —

Fair value, properties 15,436 3,987 31,852 896 1,446 3,575 12,040 69,231 — —

LOAN-TO-VALUE RATiO AND LOANs BY CURRENCY 31 DECEMBER 2021

MsEK 1) sEK DKK EUR ChF CAD NOK GBP Total share, % interest rate, %2)

Total interest-bearing liabilities 6,963 1,906 15,761 469 506 1,210 5,937 32,752 100% 2.5%

Maturing in foreign currency, % 21.3 5.8 48.1 1.4 1.5 3.7 18.1 100.0 — —

Average interest rate, % 2.5 2.1 2.3 2.1 2.9 3.2 3.0 2.5 — —

Average fixed interest period, years 3.5 2.2 3.9 0.2 0.1 2.3 2.5 2.8 — —

Fair value, properties 14,796 3,502 28,160 775 1,262 3,309 10,792 62,596 — —

1) The values in the tables have been converted to MSEK.
2) Average interest rate including bank margin; the interest is calculated on the total credit utilised. 

FiNANCiAL AssETs AND LiABiLiTiEs BY CURRENCY AT 31 DECEMBER 2022, MiLLiONs iN LOCAL CURRENCY

sEK DKK EUR ChF CAD NOK GBP Total sEK

Assets 18,353 3,224 2,779 81 176 3,449 1,209 75,217

of which Financial assets 1,908 535 151 1 10 8 16 4,693

Liabilities 17,091 915 1,414 53 61 3,010 666 44,284

of which Financial liabilities 12,521 575 1,102 47 42 1,065 531 34,299

Effect on earnings +/–10% exchange rate — +/–25 +/–65 +/–1 +/–8 +/–20 +/–35 +/–154

Effect on equity +/–10% exchange rate — +/–37 +/–951 +/–50 +/–20 +/–111 +/–637 +/–1,086

FiNANCiAL AssETs AND LiABiLiTiEs BY CURRENCY AT 31 DECEMBER 2021, MiLLiONs iN LOCAL CURRENCY

sEK DKK EUR ChF CAD NOK GBP Total sEK

Assets 15,792 3,051 2,685 80 159 3,305 1,154 66,801

of which Financial assets 254 476 99 1 2 8 65 2,741

Liabilities 15,555 861 1,416 54 89 3,066 621 41,379

of which Financial liabilities 10,414 560 1,115 47 73 1,088 511 33,098

Effect on earnings +/–10% exchange rate — +/–4 +/–19 +/–0 +/–9 +/–6 +/–2 +/–19

Effect on equity +/–10% exchange rate — +/–32 +/–970 +/–45 +/–46 +/–107 +/–493 +/–1,693

  Note G2, cont.
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Liquidity and refinancing risk 
Liquidity risk is the risk of not having sufficient funds to fulfil payment obliga­
tions when they fall due. A consolidated liquidity forecast forms the basis of 
the Company’s borrowing or investment requirements, as well as its control 
of the total liquidity reserves. A long­term target for the level of liquidity in the 
form of liquidity reserves (cash, liquid interest­bearing investments and fore­
cast net cash flows over 12 months) and credit facilities is an amount corre­
sponding to at least 12 months’ known outgoing payments including interest 
payments and current repayments or repayments that have been decided on. 
Pandox’s liquidity reserve at year­end amounts to MSEK 4,489 (3,576) and is 
distributed as shown in the table below.

Refinancing risk is the risk that financing cannot be obtained, or can only 
be obtained at considerably higher costs. To reduce refinancing risk the matu­
rity of loans is to be spread out evenly over time, to reduce the risk of a large 
percentage of loans maturing at the same time. 

MsEK 31 Dec 2022 31 Dec 2021

Cash and cash equivalents 1,630 1,593

Unutilised credit facilities 2,859 1,983

Total liquidity reserve 4,489 3,576

The maturity profile of financial liabilities is shown in the table below.
Interest calculated as per terms effective at the time in question.

MATURiTY PROFiLE OF FiNANCiAL LiABiLiTiEs AT 31 DECEMBER 2022, MsEK

Year due Other liabilities3) Loan amount2)
interest, loans  

and derivates1)

2023 — 16,213 507

Due 0–1 month 314 — —

Due 1–3 months — 5,748 —

Due 3–12 months — 10,465 —

2024 — 5,026 155

2025 — 12,788 346

2026 — 2,796 85

2027 — — 0

Total 314 36,823 1,092

MATURiTY PROFiLE OF FiNANCiAL LiABiLiTiEs AT 31 DECEMBER 2021, MsEK

Year due Other liabilities3) Loan amount2)
interest, loans  

and derivates1)

2022 — 5,891 129

Due 0–1 month 214 — —

Due 1–3 months — — —

Due 3–12 months — 5,891 —

2023 — 14,604 376

2024 — 3,889 111

2025 — 8,859 174

2026 — 1,492 24

Total 214 34,735 814

1) Calculation based on closing balance on 31 December of the respective year, interest rates in 
effect as of the same date and an implied annual interest expense for the various maturity periods. 

2) Excluding contractual repayments. Including unutilised amount. Contractual repayments 
amounted to MSEK 516 (463). 

3) Trade accounts payable and other financial liabilities normally fall due for payment within 30 
days and have therefore been classified accordingly in the tables above.

Credit risk
Credit risk is the risk that Pandox’s counterparty will be unable to fulfil its 
financial obligations to Pandox. Credit risk arises, for example, when investing 
surplus liquidity, when signing derivative contracts and when credit agree­
ments are issued. The risk is spread by using multiple counterparties. Only 
approved counterparties are to be used. Permitted counterparties for credit 
facilities, revolving facilities and derivative instruments are Nordic counter­
parties with a minimum rating of either A– (S&P) or A3 (Moody’s), or another 
counterparty with a minimum rating of either A (S&P) or A2 (Moody’s).

Pandox has a well­diversified property portfolio characterised by well­ 
established, stable and sound tenants, which reduces the credit risk in trade 
accounts receivable. A further factor that reduces the potential credit risk is 
Pandox’s operational readiness, which means it is able to take over the oper­
ation of a property quickly if necessary and thereby secure the cash flow. The 
occupancy rate of Pandox’s wholly owned property portfolio was close to 100 
percent and vacant space consisted of retail and office premises. Provisions are 
made for doubtful trade accounts receivable on an individual basis, i.e. each 
individual customer balance is analysed in the ledger.

Capital management
Pandox’s financial position is monitored primarily on the basis of loan­to­
value ratio, with a target of 45–60 percent. Internal monitoring of financial 
position does not focus on equity. At year­end 2022 the loan­to­value ratio 
was 46.7 (49.8) percent. 

  Note G2, cont.
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G3 FINANCIAL ASSETS AND LIABILITIES – CLASSIFICATION, FAIR VALUE AND OFFSETTING

 ACCOUNTING PRINCIPLES

Financial instruments
Financial instruments recognised in the statement of financial position 
include: on the asset side, cash and cash equivalents, loans receivable, rent 
receivables, trade accounts receivable and derivatives; and on the liabilities 
side, trade accounts payable, loan liabilities and derivatives. 

A financial asset or financial liability is recognised in the statement of finan-
cial position when the Company becomes a party to the contractual provi-
sions of the instrument. 

A financial asset is derecognised from the statement of financial position 
when the contractual rights are realised, expire or the Company loses control 
of them. The same applies to a portion of a financial asset. A financial liability is 
derecognised from the statement of financial position when the contractual 
obligation is fulfilled or otherwise extinguished.

The relevant categories are as follows:

Financial assets/liabilities at amortised cost
This category refers to non-derivative financial assets/liabilities with fixed or 
determinable payments that are not quoted in an active market. Examples of 
items in this category include trade accounts receivable, cash and cash equiva-
lents, trade accounts payable and interest-bearing liabilities. These assets and 
liabilities are measured at amortised cost applying the effective interest 
method. Rent receivables and other receivables are recognised at the amounts 
that are expected to be received, i.e. after deductions for doubtful receivables.

Financial assets/liabilities at fair value through profit or loss
Financial instruments in this category are measured on an ongoing basis at fair 
value with changes in value recognised though profit or loss. Derivative instru-
ments belong to this category. Pandox does not exercise the option to mea-
sure other financial instruments at fair value.

Financial assets/liabilities at fair value through other 
 comprehensive income
Financial instruments in this category are measured on an ongoing basis at fair 
value with changes in value recognised through other comprehensive income. 
See also Note G2 regarding accounting principles for hedge accounting. 

Other financial liabilities
Loans and other financial liabilities, e.g. trade accounts payable, are included in 
this category. The liabilities are measured at amortised cost applying the effec-
tive interest method.

Recognition in and derecognition from the statement  
of financial position
A financial asset or financial liability is recognised in the statement of financial 
position when the Company becomes a party to the contractual provisions of 
the instrument. A receivable is recognised when the Company has performed 
and there is a contractual obligation for the counterparty to pay, even if an 
invoice has not yet been sent. Trade receivables are recognised in the state-
ment of financial position when an invoice has been sent. A liability is rec-
ognised when the counterparty has performed and there is a contractual 
 obligation to pay, even if an invoice has not yet been received. Trade payables 
are recognised when an invoice is received.

A financial asset is derecognised from the statement of financial position 
when the contractual rights are realised, expire or the Company loses control 
of them. The same applies to a portion of a financial asset. A financial liability is 
derecognised from the statement of financial position when the contractual 
obligation is fulfilled or otherwise extinguished. The same applies to a portion 
of a financial liability. Financial assets and financial liabilities are offset and rec-
ognised as a net amount in the statement of financial position only when the 
Company has a legal right to offset items against each other and intends to 
 settle these items in a net amount or simultaneously realise the asset and settle 
the liability. 

Acquisitions and divestments of financial assets are recognised on the 
transaction date, which is the date the Company undertakes to acquire or 
divest the asset.

N O T E s P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 7 9
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FAiR VALUE OF FiNANCiAL AssETs AND LiABiLiTiEs

31 DECEMBER 2022, MsEK Category 
Financial assets/liabilities  

at amortised cost 
Financial assets/liabilities at fair 

value through profit or loss

Financial assets/liabilities  
at fair value through other 

 comprehensive income

Other non-current receivables 88 — —

Rent receivables and trade accounts receivable 297 — —

Deferred rent receivables attributable to new 
temporary payment terms 304 — —

Derivatives Level 2 — 2,374 —

Cash and cash equivalents 1,630 — —

Total financial assets 2,319 2,374 —

Non-current interest-bearing liabilities 17,8881) — —

Derivatives Level 2 — 114 —

Current interest-bearing liabilities 15,9831) — —

Trade accounts payable 314 — —

Total financial liabilities 34,185 114 —

31 DECEMBER 2021, MsEK Category 
Financial assets/liabilities  

at amortised cost 
Financial assets/liabilities at fair 

value through profit or loss

Financial assets/liabilities  
at fair value through other 

 comprehensive income

Other non-current receivables 86 — —

Rent receivables and trade accounts receivable 269 — —

Deferred rent receivables attributable to new 
temporary payment terms 590 — —

Derivatives Level 2 — 203 —

Cash and cash equivalents 1,593 — —

Total financial assets 2,538 203 —

Non-current interest-bearing liabilities 27,2051) — —

Derivatives Level 2 — 261 —

Current interest-bearing liabilities 5,4181) — —

Trade accounts payable 214 — —

Total financial liabilities 32,837 261 —

1) Arrangement fees of MSEK 93 (129) have reduced interest-bearing liabilities in the balance sheet.

Fair value of financial assets and liabilities
The financial instruments for which it is important to carefully measure fair 
value consist of interest­bearing liabilities and derivatives; other financial 
instruments either have short maturities or consist of insignificant amounts. 
The loans have short­term interest rates corresponding to the market interest 
rates on the closing day. The Company’s margins on the loans are deemed to 
represent the margins that would be received as of the closing day. This assess­
ment assumes that the carrying amounts of the loans are a reasonable approxi­
mation of the fair value. Derivatives, which consist of interest rate swaps, are at 
level 2 in the fair value hierarchy, i.e. based on directly or indirectly observable 
inputs for the asset or liability, with no significant inputs that are not observ­
able market data. The fair value is based on discounted estimated future cash 
flows according to the terms and maturities of the contracts, based on current 
market rates of interest. To establish fair value, market interest rates are used 
for each maturity noted on the closing day. 

Offsetting
The Group’s interest rate derivatives are subject to the International Swaps and 
Derivatives Association’s (ISDA) Master Agreements on netting. Under these 
agreements, when a counterparty cannot settle its obligations in all transac­
tions, the agreement is cancelled and all outstanding transactions are settled in 
a net amount. The ISDA agreements do not fulfil the criteria for netting in the 
statement of financial position. Other than this, there are no master netting 
agreements for any of Pandox’s financial instruments.

  Note G3, cont.
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G4 EQUITY

 ACCOUNTING PRINCIPLES

Non­controlling interests 
Non-controlling interests, which consist of the share of Group companies’ 
profit or loss and net assets not accruing to the Parent Company’s shareholders, 
are reported as a separate item within equity. In the consolidated statement of 
comprehensive income the share attributable to non-controlling interests is 
included in comprehensive income for the year. 

Earnings per share
The earnings per share calculation is based on the Group’s profit for the year 
attributable to the owners of the Parent Company and on the weighted aver-
age number of shares outstanding during the year. At this time there are no 
potential ordinary shares that could result in dilution. 

Equity items
Share capital
The share capital consists of 75,000,000 class A shares and 108,849,999  
class B shares, totalling 183,849,999 (183,849,999) shares with a quota value of 
SEK 2.50 per share, making a total value of MSEK 460. See also the information 
on page 32 in the section “Pandox and the capital market”.

Other paid-in capital
Other paid­in capital consists of capital contributions from Pandox AB’s 
 owners in the form of new share issues and shareholder contributions.

Translation reserve
The translation reserve includes all exchange rate differences arising in the 
translation of the financial statements of foreign operations that have pre­
pared their financial statements in a currency other than the presentation 
 currency of the Group’s financial statements. The Group presents its financial 
statements in millions of Swedish kronor (MSEK). 

Revaluation reserve
The revaluation reserve includes changes in fair value arising on the reclassifi­
cation of hotel properties between Pandox’s two business segments, Operator 
Activities and Property Management.

Retained earnings including net profit for the year
Retained earnings consist of profits earned in previous years, including net 
profit for the year.

Non-controlling interests
Non­controlling interests that have arisen upon the acquisition of investment 
properties and the minority’s share of net profit for the year and other com­
prehensive income reduced by the dividend paid to the minority.

Dividend
The Board of Directors is proposing a dividend of SEK 2.50 (–) per share, 
 totalling MSEK 460 (–). 

Per share data
The average number of shares used to calculate earnings per share is 
183,849,999. Earnings per share for the year after tax amount to SEK 22.94 
(4,217,000,000/183,849,999).
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G5 RIGHT-OF-USE ASSETS AND LEASE LIABILITIES

 ACCOUNTING PRINCIPLES

On the entry into force of IFRS 16 Pandox elected to apply the simplified 
approach, which means that comparative information for earlier periods has 
not been restated. Pandox applies the exemption for leases where the under-
lying asset is of low value or the lease term is 12 months or less. The lease pay-
ment is divided between a reduction of the lease liability and interest expense, 
while the lease payments reported previously as external costs are replaced by 
depreciation/amortisation expense on the right-of-use assets. To calculate the 
right-of-use asset and the lease liability, Pandox applies an estimated financing 
cost in local currency based on the term of the various leases. 

Pandox reports these as three balance sheet items: right-of-use assets, and 
current and non-current lease liabilities. In the income statement the financial 
component is recognised in net financial items on the line “Financial expense 
for right-of-use assets”. 

Where applicable the implicit interest rate based on agreements is used, 
and for other right-of-use assets the incremental borrowing rate has been 
used. The rates applied range from 1.29 to 4.45 percent. 

The holder of a site leasehold in Sweden has the right to use the land for a 
very long period; certain descriptions by municipalities state “in principle, per-
petual”. As a result, according to IFRS 16 the discounted value of site leasehold 
rents is to be recognised in the balance sheet as a perpetual right-of-use asset 
and lease liability. The site leasehold rent paid is recognised in full as a financial 
expense, whereas previously it was reported as an operating expense. Pandox 
also has site leaseholds or other lease agreements for land in countries other 
than Sweden. These agreements are structured in various ways, but are usually 
extended and on this basis, Pandox treats these agreements in the same way 
as Swedish site leaseholds.

Commercial premises are recognised at discounted value in the  balance 
sheet as a right-of-use asset and a lease liability. In the income statement the 
right-of-use asset is depreciated over the lease term and payments made to 
the lessor/landlord are recognised partly as a reduction in lease liabilities and 
partly as interest expense. For commercial premises the option of extension is 
applicable, but since these are not deemed to be material they have not been 
included in the term of the lease. Lease expenses not falling within the frame-
work of IFRS 16, including low-value leases and short-term leases, total an 
insignificant amount. Likewise, any variable components total an insignificant 
amount and are therefore not stated separately. 

RiGhT-OF-UsE AssETs

MsEK
site 

 leaseholds Premises Vehicles Other Total

Opening balance, 1 Jan 2021 2,810 108 5 3 2,926

New leases/investments — — 2 2 4

Changed lease payment, term 
or interest rate — 32 — — 32

Divestments and disposals — — 0 — 0

Depreciation/amortisation — –25 –2 –2 –29

Exchange rate differences 104 2 0 0 106

Closing balance, 31 Dec 2021 2,914 117 5 3 3,039

Opening balance, 1 Jan 2022 2,914 117 5 3 3,039

New leases/investments — — 0 1 1

Changed lease payment, term 
or interest rate –58 98 — — 40

Divestments and disposals –5 — 0 — –5

Depreciation/amortisation — –27 –2 –2 –31

Exchange rate differences 163 11 0 0 174

Closing balance, 31 Dec 2022 3,014 199 3 2 3,218

LEAsE LiABiLiTiEs

MsEK
31 Dec  

2022
31 Dec 

2021

Current 31 22

Non-current 3,192 3,020

Total lease liabilities 3,223 3,042

RECOGNisED iN ThE iNCOME sTATEMENT

MsEK 2022 2021

Financial expense for right-of-use assets 1) –95 –88

Depreciation/amortisation of right-of-use assets – 
within costs of Operator Activities and central 
administration –31 –29

1)  Of which site leasehold rents paid amount to MSEK 89 (84). 

MATURiTY ANALYsis FOR LEAsE LiABiLiTiEs 2022

Expected to be settled within

Less than 
6 months

Be-
tween  

6 and 12 
months

Between  
1 and  

2 years

Between  
2 and  

5 years

More 
than  

5 years

Total 
contrac-

tual cash 
flows

Carrying 
amount 
of lease 

liability

Lease liabilities 14 18 29 73 3,091 3,223 3,223

MATURiTY ANALYsis FOR LEAsE LiABiLiTiEs 2021

Expected to be settled within

Less 
than 6 

months

Bet-
ween  

6 and 12 
months

Bet-
ween  
1 and  

2 years

Bet-
ween  
2 and  

5 years

More 
than  

5 years

Total 
contrac-

tual cash 
flows

Carrying 
amount 
of lease 

liability

Lease liabilities 10 12 19 46 2,955 3,042 3,042
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H1 PARTICIPATIONS IN SUBSIDIARIES

PARENT COMPANY

MsEK 31 Dec 2022 31 Dec 2021

Cost, opening balance 8,969 8,969

Acquisitions 474 —

Shareholder contributions provided 37 —

Divested subsidiaries –555 —

Total accumulated cost 8,925 8,969

Impairment losses, opening balance –1,487 –1,487

Impairment losses –7 —

Accumulated impairment losses, closing balance –1,494 –1,487

Closing balance 7,431 7,842

The Parent Company recognises shares in subsidiaries according to the 
cost method. Pandox AB has 42 directly owned companies as shown in the 
table below and through these owns a further 187 companies. A full list of all 
participations in subsidiaries is available from Pandox AB. In total the Group 
owns 78 companies in Sweden, 40 in Germany, 24 in the Netherlands, 19 in 
Norway, 17 in Finland, 13 in the UK, 12 in Denmark, 12 in Belgium, five in 
 Canada, four in Ireland, three in Austria, one in Luxembourg and one in 
 Switzerland. 

H Group structure

Directly owned subsidiaries  Company reg. no. Registered office  Number of shares share of capital/votes

HOTAB Förvaltning AB 556475-5592 Stockholm, Sweden 1,000 100

Pandox Förvaltning AB 556097-0815 Stockholm, Sweden 5,500 100

Hotab 6 AB 556473-6352 Stockholm, Sweden 1,000 100

Fastighets AB Grand Hotell i Helsingborg 556473-6329 Stockholm, Sweden 1,000 100

Pandox Fastighets AB 556473-6261 Stockholm, Sweden 1,000 100

Fastighets AB Stora Hotellet i Jönköping 556469-4064 Stockholm, Sweden 1,000 100

Pandox Belgien AB 556495-0078 Stockholm, Sweden 1,000 100

Hotellus Holding AB 556475-9446 Stockholm, Sweden 1,000 100

Fastighets AB Hotell Kramer 556473-6402 Stockholm, Sweden 1,000 100

Pandox Holding 1 AB 559386-3482 Stockholm, Sweden 25,000 100

Pandox Holding 2 AB 559386-3490 Stockholm, Sweden 25,000 100

Pandox Holding 3 AB 559386-3508 Stockholm, Sweden 25,000 100

Pandox Holding 4 AB 559386-3516 Stockholm, Sweden 25,000 100

Pandox Holding 5 AB 559386-3524 Stockholm, Sweden 25,000 100

Pandox Holding 6 AB 559386-3532 Stockholm, Sweden 25,000 100

Pandox Holding 7 AB 559386-3540 Stockholm, Sweden 25,000 100

Pandox Holding 8 AB 559386-3557 Stockholm, Sweden 25,000 100

Pandox Holding 9 AB 559386-3565 Stockholm, Sweden 25,000 100

Pandox Luxemburg AB 556515-9216 Stockholm, Sweden 10,000 100

Pandox i Halmstad AB 556549-8978 Stockholm, Sweden 1,000 100

Pandox i Borås AB 556528-0160 Stockholm, Sweden 1,000 100

Hotellus Mellansverige AB 556745-4656 Stockholm, Sweden 100,000 100

Grand i Borås Fastighets AB 556030-7083 Stockholm, Sweden 6,506 100

Hotellus International AB 556030-2506 Stockholm, Sweden 7,480,000 100

Hotellus Östersund AB 556367-3697 Stockholm, Sweden 1,000 100

Ypsilon Hotell AB 556481-4134 Stockholm, Sweden 1,000 100

Pandox Kolmården AB 556706-8316 Stockholm, Sweden 100,000 100

Hotellus Sverige Ett AB 556778-8699 Stockholm, Sweden 1,000 100

Sech Holding AB 556819-2214 Stockholm, Sweden 357,000 100

Pandox Portfölj 2 AB 556982-7040 Stockholm, Sweden 500 100

Pandox Sollentuna Centrum 12 AB 556660-3949 Stockholm, Sweden 1,000 100

Pandox Sweden AB 556942-1687 Stockholm, Sweden 500 100

cont.
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Directly owned subsidiaries  Company reg. no. Registered office  Number of shares share of capital/votes

Pandox Operations AB 556980-3207 Stockholm, Sweden 50,000 100

Pandox i Malmö AB 556704-3723 Malmö, Sweden 1,000 100

Hotellus Denmark A/S 28970927 Denmark 5,000 100

Le Nouveau Palace SA 0423.048.375 Belgium 3,000 99.971)

Immo Hotel BCC NV 0535.679.926 Belgium 68,070 100

Pandox Royale SA 0476.704.322 Belgium 68,808 99.992)

Pandox Belgium NV 0890.427.732 Belgium 100,000 99.993)

Pandox RMC BVBA 0552.929.692 Belgium 1,000 99.004)

Tenzing Holding BV 70144427 Netherlands 1 100

Convention Hotel International AG CHE-101.458.856 Switzerland 14,000 100

1) Le Nouveau Palace SA is 0.03 percent owned by Hotellus International AB, which is wholly owned by Pandox AB (publ).
2) Pandox Royale SA is 0.01 percent owned by Hotellus International AB, which is wholly owned by Pandox AB (publ).
3)  Pandox Belgium NV is 0.01 percent owned by Hotellus International AB, which is wholly owned by Pandox AB (publ).
4)  Pandox RMC BVBA is 1 percent owned by Hotellus International AB, which is wholly owned by Pandox AB (publ). 

  Note H1, cont.
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I1  SPECIFICATION OF CASH FLOWS FOR THE GROUP

 ACCOUNTING PRINCIPLES

Cash and cash equivalents consist of bank balances. Pandox presents its cash 
flow statement using the indirect method. The indirect method starts with 
profit for the year before tax and makes adjustments for non-cash income and 
expense items and for changes in working capital. On the acquisition or sale of 
companies only the cash effect is reported. Cash transactions resulting from 
the company’s financing are reported in cash flow from financing activities.

GROUP

MsEK 2022 2021

Acquisition of hotel properties and other 
 business entities

Acquired assets and liabilities

Investment properties 365 482

Operating properties 537 —

Deferred tax assets 11 —

Current receivables 12 —

Cash and cash equivalents 64 —

Total assets 989 482

Deferred tax 30 —

Current liabilities 19 —

Total liabilities 49 —

Purchase consideration:

Purchase consideration paid 965 482

Less: Cash and cash equivalents in the  
acquired operations –64 —

Effect on cash and cash equivalents 901 482

Divestment of subsidiaries and other business entities

Divested assets and liabilities

Investment properties 132 —

Current receivables 1 —

133 —

Deferred tax 1 —

Current liabilities 4 —

Total liabilities 5 —

selling price:

Purchase consideration received 124 —

Effect on cash and cash equivalents 124 —

Reconciliation of liabilities arising from financing activities:

LiABiLiTiEs TO CREDiT iNsTiTUTiONs

MsEK 31 Dec 2022 31 Dec 2021

Opening balance 32,624 31,452

Cash flow –791 108

Exchange rate differences 2,038 1,064

Liabilities, closing balance 33,871 32,624

Other items not included in cash flow 

MsEK 2022 2021

Accrual accounting of loan arrangement fees 76 77

Provisions –18 –76

Acquisition-related items — –1

Capitalised interest –1 –6

Impairment losses — 10

Translation differences 94 66

Other –6 –7

Total other items not included in cash flow 145 63

I Cash flow statement
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J1  PARENT COMPANY ACCOUNTING PRINCIPLES

Parent Company accounting principles
The Parent Company’s annual accounts are prepared in accordance with the 
 Swedish Annual Accounts Act (1995:1554), Swedish Financial Reporting 
Board recommendation RFR 2 (Accounting for Legal Entities) and the state-
ments issued by the Swedish Financial Reporting Board (UFR). RFR 2 requires 
the Parent Company to apply all EU-adopted IFRS standards and statements as 
far as this is possible within the framework of the Swedish Annual Accounts 
Act and the Swedish Pension Obligations Vesting Act, and taking into account 
the connection between reporting and taxation. The recommendation states 
the exceptions from and additions to IFRS that must be made. These are 
described below.

Differences between the Group’s and the Parent Company’s 
accounting principles
Classification and presentation
The Parent Company’s annual accounts include an income statement and bal-
ance sheet in accordance with Chapter 9 of the Swedish Annual Accounts Act. 
They are presented according to the presentation schedule in this Act. The dif-
ferences between the Parent Company’s income statement and balance sheet 
and the Group’s financial statements mainly relate to reporting of financial 
income and expense, non-current assets and equity, and provisions appearing 
as a separate heading in the balance sheet. 

Assets and liabilities held for sale
Non-current assets held for sale and discontinued operations are not disclosed 
separately in the Parent Company’s income statement and balance sheet since 
the Parent Company complies with the income statement and balance sheet 
format set out in the Swedish Annual Accounts Act. Information regarding 
non-current assets held for sale and discontinued operations is disclosed in the 
notes instead. Depreciation and amortisation are applied in accordance with 
the Annual Accounts Act. 

Financial instruments 
Due to the connection between reporting and taxation, the rules for financial 
instruments and hedge accounting in IFRS 9 are not applied in the Parent 
Company as a legal entity.

The Parent Company’s non-current financial assets are measured at cost 
less any impairment losses, and current financial assets are measured accord-
ing to the lowest cost principle. The cost of interest-bearing instruments is 
adjusted for the accrued difference between the amount originally paid, after 

deducting transaction costs, and the amount paid on the maturity date  
(premium or discount).

Interest rate swaps that effectively hedge cash-flow risk in interest pay-
ments on liabilities are measured net of the accrued receivable for variable 
interest and accrued liability for fixed interest. The difference is recognised as 
interest expense or interest income. Hedging is effective if the financial sub-
stance of the hedge and the liability are the same as if the liability had instead 
been recognised at a fixed market interest rate when the hedging relationship 
was entered into. Any premium paid for the swap agreement is accrued as 
interest over the term of the agreement.

Participations in subsidiaries
The Parent Company recognises participations in subsidiaries according to 
the cost method,  whereby transaction expenses are included in the carrying 
amount of holdings in subsidiaries. Contingent consideration is measured 
based on the likelihood that the consideration will be paid. Any changes in 
provisions/receivables are added to/subtracted from cost. The value of shares 
in subsidiaries is reassessed if impairment is indicated.

Group contributions 
Group contributions are recognised as year-end appropriations in the income 
statement for the Parent Company.

Recognition of leases 
Lease payments are expensed on a straight line basis over the term of the 
lease. Right-of-use assets and lease liabilities are therefore not recognised in 
the balance sheet. 

J Parent Company accounting principles and supplementary disclosures

J2  CURRENT AND NON-CURRENT LIABILITIES,  
PARENT COMPANY

PARENT COMPANY

MsEK 2022 2021

Liabilities to credit institutions due within 12 months 1,256 4,585

Liabilities to credit institutions due in 1–4 years 6,036 3,677

Liabilities to credit institutions due in 5 years or later — —

Total current and non-current liabilities1) 7,292 8,262

1) Arrangement fees of MSEK –23 (–10) have reduced interest-bearing liabilities in the balance 
sheet.

J3  APPROPRIATION OF PROFIT

At the disposal of the Annual General Meeting:

Retained earnings 9,020,567,874

Profit for the year 2,268,001,980

sEK 11,288,569,854

The Board proposes that the earnings be allocated as follows:

Dividend to shareholders, SEK 2.50 per share 459,624,998

Carried forward 10,828,944,857

sEK 11,288,569,854
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K Events after the closing day L Related party transactions

K1  EVENTS AFTER THE CLOSING DAY

On 1 February 2023 the divestment of the InterContinental Montreal was 
completed. In January 2023 Pandox received compensation for the Dorint 
Parkhotel Bad Neuenahr, the property affected by flooding in 2021. The com­
pensation covers the costs that Pandox incurred and the damage caused by 
the flood. In 2023 Pandox AB (publ) has acquired and taken over The Queens 
Hotel in central Leeds, UK, as an operating property.

No other events or transactions of significance have taken place since 31 
December 2022 that affect the financial statements provided for the Pandox 
Group for the 2022 financial year.

L1  RELATED PARTY TRANSACTIONS

Related companies are defined as the subsidiaries in the Pandox Group and 
companies over which related physical persons have a controlling, joint con­
trolling or significant influence. Related persons include board members, 
senior executives and close family members of these. Pandox AB has three 
main owners: Eiendomsspar Sverige A/S, Christian Sundt AB and Helen Sundt 
AB. The Parent Company is a related party of its subsidiaries. Conflicts of inter­
est affecting the Board of Directors are dealt with prior to each board meeting 
by analysing whether any item on the agenda could involve a conflict of inter­
ests. If so, the minutes of the meeting will record how the conflict of interest in 
question is being managed, e.g. a Board member declares an interest and 
therefore does not participate in the discussion or item concerned. 

Certain dividend restrictions apply in a few of the subsidiaries’ credit 
agreements. Disclosures concerning remuneration to key individuals in senior 
positions can be found in Note C7. Disclosures concerning subsidiaries can be 
found in Note H1.

Group­internal transactions are entered into on market terms. The trans­
actions entail allocation of central administration costs and interest relating to 
financial receivables and liabilities.

Eiendomsspar AS owns 5.1 percent of 22 properties in Germany and 9.9 
percent of a further hotel property in Germany. The properties were acquired 
by Pandox in 2015, 2016 and 2019. Pandox has a management agreement for 
Pelican Bay Lucaya Resort in the Bahamas, which is owned by affiliates of 
Helene Sundt AS and CGS Holding AS. During January–December 2022, 
 revenue from Pelican Bay Lucaya amounted to MSEK 0.8 (0.6).

Parent Company
The Parent Company’s fees for central administrative services from Group 
companies during the year amounted to MSEK 77 (146). No other purchases 
were made between the Parent Company and its Group companies. 

TRANsACTiONs BETWEEN ThE PARENT COMPANY AND RELATED PARTiEs

Parent Company MsEK 31 Dec 2022 31 Dec 2021

Central administration costs 77 146

Interest income from subsidiaries 516 344

Interest paid to subsidiaries –81 –29

Receivables from related parties 15,330 14,069

Liabilities to related parties 3,631 3,495

Group contributions received 331 242

Group contributions provided –307 –70
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Signing of the Annual Report

The Board and CEO hereby provide an 
assurance that the consolidated financi­
al statements have been prepared in 
accordance with International Financial 
Reporting Standards (IFRS) as adopted 
by the EU and provide a fair representa­
tion of the Group’s position and results. 
The Annual Report has been prepared in 
accordance with generally accepted 
accounting principles and provides a fair 
representation of the Parent Company’s 
position and results. The Administration 
Report for the Group and the Parent 
Company provides a fair representation 
of operations in the Group and the 
Parent Company, their position and 
results, and describes the material risks 
and uncertainties facing the Parent 
Company and the companies included 
in the Group. The undersigned hereby 
also present Pandox’s Sustainability 
Report for 2022.

Stockholm, 6 March 2023

Christian Ringnes
Chair

 Jon Rasmus Aurdal Jeanette Dyhre Kvisvik Ann­Sofi Danielsson
 Board member Board member Board member

 Jakob Iqbal  Bengt Kjell
 Board member  Board member

Liia Nõu
Chief Executive Officer

Our auditors’ report in respect of this annual report and the consolidated accounts was submitted on 7 March 2023.

PricewaterhouseCoopers AB

 Patrik Adolfson  Linda Andersson 
 Authorised Public Accountant  Authorised Public Accountant
 Auditor-in-charge
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Auditors’ report

To the general meeting of the shareholders of Pandox Aktiebolag (publ), corporate registration number 556030-7885

REPORT ON ThE ANNUAL ACCOUNTs AND  
CONsOLiDATED ACCOUNTs
Opinion
We have audited the annual accounts and consolidated accounts 
of Pandox AB (publ) for the year 2022. The annual accounts and 
consolidated accounts of the company are included on pages 
140–188 in this document. This does not include the pages not 
covered by those listed here to which reference is made in the 
administration report or other parts of the formal annual report. 
In our opinion, the annual accounts have been prepared in 
accordance with the Annual Accounts Act and present fairly, 
in all material respects, the financial position of the parent 
company as of 31 December 2022 and its financial performance 
and cash flow for the year then ended in accordance with the 
Annual Accounts Act. The consolidated accounts have been 
prepared in accordance with the Annual Accounts Act and 
present fairly, in all material respects, the financial position of 
the group as of 31 December 2022 and its financial performance 
and cash flow for the year then ended in accordance with 
International Financial Reporting Standards (IFRS), as adopted 
by the EU, and the Annual Accounts Act. The statutory adminis­
tration report is consistent with the other parts of the annual 
accounts and consolidated accounts.

We therefore recommend that the general meeting of 
shareholders adopts the income statement and balance sheet 
for the parent company and the group.

Our opinions in this report on the annual accounts and 
consolidated accounts are consistent with the content of the 
additional report that has been submitted to the parent compa­
ny’s audit committee in accordance with the Audit Regulation 
(537/2014) Article 11.

Basis for opinions
We conducted our audit in accordance with International 
Standards on Auditing (ISA) and generally accepted auditing 
standards in Sweden. Our responsibilities under those standards 
are further described in the Auditor’s responsibilities section. 
We are independent of the parent company and the group in 

accordance with professional ethics for accountants in Sweden 
and have otherwise fulfilled our ethical responsibilities in 
accordance with these requirements. This includes that, based 
on the best of our knowledge and belief, no prohibited services 
referred to in the Audit Regulation (537/2014) Article 5.1 have 
been provided to the audited company or, where applicable, its 
parent company or its controlled companies within the EU.

We believe that the audit evidence we have obtained is 
sufficient and appropriate to provide a basis for our opinions.

Our audit approach
Audit scope
We designed our audit by establishing materiality and assessing 
the risks of material misstatement in the financial statements. In 
particular, we considered where management made subjective 
judgements; for example, in respect of significant accounting es­
timates that involved making assumptions and considering fu­
ture events that are inherently uncertain. As in all of our audits, 
we also addressed the risk of management override of internal 
controls, including among other matters consideration of 
whether there was evidence of bias that represented a risk of 
material misstatement due to fraud.

We tailored the focus and scope of our audit in order to 
perform sufficient work to enable us to provide an opinion on 
the annual financial statements and consolidated financial 
statements as a whole, taking into account the structure of the 
Pandox Group, the accounting processes and controls, and the 
industry in which the group operates.

Pandox is a property company specialising in hotels with 
operations throughout the world and with a hotel portfolio that 
has a market value of MSEK 69,231. Pandox’s core business is to 
own and lease hotel properties to well­known hotel operators 
under long revenue­based leases with shared investments. If 
the conditions are not in place for a profitable lease, Pandox can 
choose to operate a hotel itself. Since restrictions associated with 
the Covid­19 pandemic were eased, demand in the hotel market 
has been strong. The percentage of rents that were revenue­ 
based has thereby increased to 31% (around 15% in 2021). The 

strong hotel market has also increased operator activities to 42% 
(around 26% in 2021). As a result of this the main focus of our 
audit, and also our key audit matters, were valuation of hotel 
properties measured at fair value (investment properties) and 
measurement of revenue­based rents. Among other things, 
our audit has also focused in particular on liquidity, financing 
requirements and financial covenants, recognition of govern­
ment relief programmes, measurement of trade accounts 
receivable and assessment of risk for disputes related to tenants.

Our audit involves conducting a review of all significant 
companies in the group. Our audit covers operations in 15 
countries and our activities included:
• Combined audit of the valuation of the hotel properties and 

the related process to establish their carrying amounts.
• Audit of internal control over financial reporting, routines  

and processes based on assessed risks.
• Assessment of and discussion on the accounts as of 30 June 

2022 with the executive management team and audit 
committee.

• Review of the closing accounts as of 30 September 2022 for 
the purpose of presenting a review report. 

• Audit of year­end accounts and final audit work to present this 
auditors’ report on the annual accounts of the parent compa­
ny and group and, where applicable, other legal entities. In 
conjunction with these activities, we also performed review 
procedures to produce our statement on compliance with 
senior executive guidelines.

The review is performed either by the group audit team or by 
local teams that are normally part of the PwC network. Where 
another audit team takes part in the review, specific instructions 
are issued for the group audit and the work is performed in 
accordance with local audit requirements in the respective coun­
tries relating to the statutory audit. In addition, during the year 
the auditor­in­charge and co­signing auditor had visits and 
meetings involving operations in Belgium, the Netherlands and 
the UK. This was done in order to become familiar with the 
operations of the entities visited and to understand the routines 
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and control procedures in place, to evaluate compliance with 
Pandox’s internal control framework and to review the financial 
reporting based on the group’s accounting principles.

Materiality
The scope and focus of our audit was influenced by our applica­
tion of materiality. An audit is designed to obtain reasonable 
assurance of whether the financial statements are free from 
material misstatement. Misstatements may arise due to fraud 
or error. They are considered material if, individually or in 
aggregate, they could reasonably be expected to influence the 
economic decisions of users taken on the basis of the financial 
statements.

Based on our professional judgement, we determined  
certain quantitative thresholds for materiality, including for the 
financial reporting as a whole. These, together with qualitative 
considerations, helped us to determine the focus and scope of 
our audit and the nature, timing and extent of our audit proce­
dures and to evaluate the effect of misstatements, both individ­
ually and in aggregate, on the financial statements as a whole.

Key audit matters
Key audit matters are those matters that, in our professional 
judgment, were of most significance in our audit of the annual 
accounts and consolidated accounts of the current period. These 
matters were addressed in the context of our audit of the annual 
accounts and consolidated accounts as a whole, and in forming 
our opinion thereon, but we do not provide a separate opinion 
on these matters.

Key audit matter how our audit addressed the key audit matter

Valuation of hotel properties 
We refer to the administration report and the description of the Pandox 
group’s summary of general accounting and valuation principles in Note B1 
and Note E1 Investment properties. 

The value of the hotel properties as of 31 December 2022 was MSEK 65,552 
(of which investment properties MSEK 57,563). The hotel properties consti-
tute a significant portion of the balance sheet, and valuation of the hotel 
properties is by nature subjective and based on management’s judgements 
of, for example, the specific property’s location, condition, future rental 
income and valuation yield. 

As of 31 December 2022, Pandox has valued the hotel properties accord-
ing to the same method and model used since the IPO in 2015. The valuation 
model is a model where the future cash flows the hotel properties are 
expected to generate according to business plans that are updated at least 
twice a year are discounted by a valuation yield based on transactions in the 
market and other assessments, current contracts and other market condi-
tions and which is compared to the valuation yield used by external property 
appraisers for the corresponding property. 

External valuation is used as an important reference point and Pandox has 
an internal process to quality assure the external valuations when they are 
performed. This internal quality assurance process includes analysis and 
 control of input data from the company for the valuation models pertaining 
to such aspects as rent levels, space and general analysis of value growth per 
property. The valuations are examined both at the central level and in coop-
eration with the heads of business areas. This is done to check if any parame-
ter used in Pandox’s own valuation as a basis for financial reporting needs to 
be updated.

There is an inherent uncertainty associated with the development of the 
hotel market as well as the economy in general, making it more difficult to 
estimate future cash flows and valuation yields for Pandox’s hotel properties. 
The significance of the estimates and judgements used in establishing the fair 
value, combined with the fact that when combined, small percentage differ-
ences in the individual properties’ parameters can lead to material errors, 
means that the valuation of investment properties is a key audit matter.

.

Our audit focused, among other things, on the company’s internal control 
and quality assurance that exists for both the internal and the externally 
 performed valuations as of the date of the 2022 year-end accounts. Our audit 
 procedures included the following:

•  The group audit team, including our valuation specialists, obtained and 
reviewed a sample of the valuation reports and examined whether the 
 valuation procedures follow the guidelines established by the board of 
 directors for valuation and correct valuation methods.

•  We evaluated the internal and external appraisers’ competence and experi-
ence to determine whether there were any circumstances that would have 
impacted their objectivity or imposed any restrictions on their work.

•  We also carried out random sampling to examine management’s input data 
for the valuation models. We did this to determine whether the information 
used for property valuations is correct and accurate.

•  We held meetings with those responsible for valuation processes where 
important assumptions and judgments were discussed. Our work focused 
on assessing and evaluating assumptions used, including valuation yields and 
estimated cash flows. We included in samples used for our audit the largest 
investment properties in the portfolio in monetary terms, the most significant 
assumptions and the properties where there were the greatest variations in 
value compared with previous quarters. We assessed the assumptions used 
with respect to yield requirements. We also assessed the reasonableness of 
other assumptions where there is no directly comparable published data 
available. In cases where the assumptions and parameters were beyond our 
initial expectations, these deviations were discussed with representatives 
of the company and additional audit evidence was obtained to support the 
assumptions made.

•  We compared disclosures included in the annual report against the 
 requirements in IFRS 13.

The valuations are based on judgments and are by nature associated with 
inherent uncertainty. Based on our audit we have determined that the 
assumptions used by Pandox are within a reasonable range. Based on our 
audit, we have no significant observations to report to the audit committee. 

A U D i T O R s ’  R E P O R T P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 9 0



 

Download as PDF to print out   

Strategy and operations 

Market and trends 

Properties 

Sustainability 

Governance 

Financial 

Contents

From the CFO and how to read  
the financial information

Administration Report

Financial statements Group

Financial statements Parent 
Company

Notes

Signing of the Annual Report

Auditors’ report

Multiyear summary

Quarterly data

Financial definitions

Key audit matter how our audit addressed the key audit matter

Revenue-based rental income 
See Note C2 on rental income and accounting principles for disclosures and 
descriptions of this audit matter. 

Pandox’s rental income consists to a large extent of revenue-based rent. The 
rent charged is based on the sales reported by the tenants. Pandox has routines 
and control procedures to ensure that the sales reported are correct. The leases 
are in place for a number of years and the business model for hotel operation 
may over time be affected by the creation of new sales channels or the addi-
tion of various services at the hotels or in the offering etc. This audit matter 
includes judgments concerning contract interpretation in certain cases, as well 
as judgments concerning the control the group exercises with respect to the 
tenants’ reporting. As the revenue-based rents make up a greater portion of 
the total rental income and there is the element of dependence on external 
information received and used to determine this revenue, this is a key audit 
matter in our audit.

Our audit is based on an evaluation of internal control as well as substantive testing 
and other analysis procedures, including data-based transaction analysis, of some 
balance sheet and income statement items of significant subsidiaries, on a random 
sample basis. Other audit procedures we performed include the following: 

• We evaluated Pandox’s routines for managing significant revenue flows. 
•  We studied leases and examined how Pandox as a lessor interprets various parts 

of the agreements as a basis for invoicing and reporting.
•  We developed an understanding of and studied the control procedures employed 

by Pandox with respect to the tenants’ reporting. We also read and familiarised 
ourselves with the control procedures through external scrutiny which Pandox, 
according to the leases, performs annually by examining leases at random to 
ensure that invoicing and revenue recognition are correct.

•  On a random sample basis, we examined the invoicing routines and invoices 
against supporting documents and we determined, through counter-checking, 
that the correct revenue-based rents were being reported. 

•  We also performed an analytical review to assess revenue recognition, and 
obtained Pandox’s analysis and explanations of rental income outcomes in order 
for us to develop an understanding of revenue recognition control procedures, 
and through analysis create an understanding of revenue recognition itself. 

•  We examined information and disclosures provided in the annual report. 

Based on our audit, we have no significant observations to report to the audit 
 committee.

Other information than the annual accounts and  
consolidated accounts
This document also contains information other than the annual 
accounts and consolidated accounts, and this information is 
found on pages 1–139 and on pages 194–201. Information 
included in the “Pandox Remuneration Report 2022”, which is 
published on the company’s website at the same time as this 
report and which we obtained prior to the date of this auditors’ 
report, also constitutes other information. The board of directors 
and the managing director are responsible for this other 
information.

Our opinion on the annual accounts and consolidated 
accounts does not cover this information and we do not express 
any form of assurance conclusion regarding this other information.

In connection with our audit of the annual accounts and 
consolidated accounts, our responsibility is to read the informa­
tion identified above and consider whether the information is 
materially inconsistent with the annual accounts and consolida­

ted accounts. In this procedure we also take into account our 
knowledge otherwise obtained in the audit and assess whether 
the information otherwise appears to be materially misstated.

If we, based on the work performed concerning this informa­
tion, conclude that there is a material misstatement of this other 
information, we are required to report that fact. We have 
nothing to report in this regard.

Responsibilities of the board of directors and  
the managing director
The board of directors and the managing director are respon­
sible for the preparation of the annual accounts and consolida­
ted accounts and that they give a fair presentation in accordance 
with the Annual Accounts Act and, concerning the consolidated 
accounts, in accordance with IFRS as adopted by the EU and the 
Annual Accounts Act. The board of directors and the managing 
director are also responsible for such internal control as they 
determine is necessary to enable the preparation of annual 

accounts and consolidated accounts that are free from material 
misstatement, whether due to fraud or error.

In preparing the annual accounts and consolidated accounts, 
the board of directors and the managing director are responsible 
for the assessment of the company’s and the group’s ability to 
continue as a going concern. They disclose, as applicable, 
matters related to going concern and using the going concern 
basis of accounting. The going concern basis of accounting is 
however not applied if the board of directors and the managing 
director intend to liquidate the company, to cease operations, or 
have no realistic alternative but to do so.

The Audit Committee shall, without prejudice to the board 
of directors’ responsibilities and tasks in general, among other 
things oversee the company’s financial reporting process.

Auditor’s responsibilities
Our objectives are to obtain reasonable assurance about 
whether the annual accounts and consolidated accounts as a 
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whole are free from material misstatement, whether due to 
fraud or error, and to issue an auditors’ report that includes our 
opinions. Reasonable assurance is a high level of assurance but is 
not a guarantee that an audit conducted in accordance with ISAs 
and generally accepted auditing standards in Sweden will 
always detect a material misstatement when it exists. Misstate­
ments can arise from fraud or error and are considered material 
if, individually or in the aggregate, they could reasonably be 
expected to influence the economic decisions of users taken on 
the basis of these annual accounts and consolidated accounts.

A further description of our responsibility for the audit of 
the annual accounts and consolidated accounts is available  
(in Swedish) on the website of the Swedish Inspectorate of 
Auditors (Revisorsinspektionen) at www.revisorsinspektionen.
se/rn/showdocument/documents/rev_dok/revisors_ansvar.pdf. 
This description is part of the auditors’ report.

REPORT ON OThER LEGAL AND REGULATORY 
 REqUiREMENTs
The auditor’s examination of the administration of the 
company and the proposed appropriation of the company’s 
profit or loss
Opinion
In addition to our audit of the annual accounts and consolidated 
accounts, we have also audited the administration of the board 
of directors and the managing director of Pandox AB (publ) for 
the year 2022 and the proposed appropriations of the 
company’s profit or loss.

We recommend to the general meeting of shareholders that 
the profit be appropriated in accordance with the proposal in 
the statutory administration report and that the members of the 
board of directors and the managing director be discharged from 
liability for the financial year.

Basis for opinions
We conducted the audit in accordance with generally accepted 
auditing standards in Sweden. Our responsibilities under those 
standards are further described in the Auditor’s responsibilities 

section. We are independent of the parent company and the 
 group in accordance with professional ethics for accountants in 
Sweden and have otherwise fulfilled our ethical responsibilities 
in accordance with these requirements.

We believe that the audit evidence we have obtained is 
sufficient and appropriate to provide a basis for our opinions.

Responsibilities of the board of directors  
and the managing director
The board of directors is responsible for the proposal for 
appropriations of the company’s profit or loss. At the proposal of 
a dividend, this includes an assessment of whether the dividend 
is justifiable considering the requirements which the company’s 
and the group’s type of operations, size and risks place on the 
size of the parent company’s and the group’s equity, consolida­
tion requirements, liquidity and position in general.

The board of directors is responsible for the company’s 
organisation and the administration of the company’s affairs. 
This includes among other things continuous assessment of the 
company’s and the group’s financial situation and ensuring that 
the company’s organisation is designed so that the accounting, 
management of assets and the company’s financial affairs other­
wise are controlled in a reassuring manner. The managing 
director shall manage the ongoing administration according to 
the board of directors’ guidelines and instructions and, among 
other matters, take measures that are necessary to fulfil the 
company’s accounting in accordance with law and handle the 
management of assets in a reassuring manner.

Auditor’s responsibilities
Our objective concerning the audit of the administration, and 
thereby our opinion about discharge from liability, is to obtain 
audit evidence to assess with a reasonable degree of assurance 
whether any member of the board of directors and the mana­
ging director in any material respect:
• has undertaken any action or been guilty of any omission 

which can give rise to liability to the company, or

• in any other way has acted in contravention of the Companies 
Act, the Annual Accounts Act or the Articles of Association.

Our objective concerning the audit of the proposed appropria­
tions of the company’s profit or loss, and thereby our opinion 
about this, is to assess with a reasonable degree of assurance 
whether the proposal is in accordance with the Companies Act.

Reasonable assurance is a high level of assurance but is not a 
guarantee that an audit conducted in accordance with generally 
accepted auditing standards in Sweden will always detect 
actions or omissions that can give rise to liability to the compa­
ny, or that the proposed appropriations of the company’s profit 
or loss are not in accordance with the Companies Act.

A further description of our responsibility for the audit of the 
administration is available (in Swedish) on the website of the 
Swedish Inspectorate of Auditors (Revisorsinspektionen) at 
www.revisorsinspektionen.se/rn/showdocument/documents/
rev_dok/revisors_ansvar.pdf. This description is part of the 
auditors’ report.

The auditor’s examination of the Esef report
Opinion
In addition to our audit of the annual accounts and consolidated 
accounts, we also examined whether the board of directors and 
the managing director have prepared the annual accounts and 
consolidated accounts in a format that enables uniform electro­
nic reporting (the Esef report) pursuant to Chapter 16, Section 
4(a) of the Swedish Securities Market Act (2007:528) for Pandox 
AB (publ) for the financial year 2022.

Our examination and our opinion relate only to the statutory 
requirement.

In our opinion, the Esef report has been prepared in a format 
that, in all material respects, enables uniform electronic 
reporting.

Basis for Opinions
We have performed the examination in accordance with FAR’s 
recommendation RevR 18 Examination of the Esef report. Our 
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responsibility under this recommendation is described in more 
detail in the Auditor’s responsibilities section. We are indepen­
dent of Pandox AB (publ) in accordance with professional ethics 
for accountants in Sweden and have otherwise fulfilled our 
ethical responsibilities in accordance with these requirements.

We believe that the evidence we have obtained is sufficient 
and appropriate to provide a basis for our opinion.

Responsibilities of the board of directors and  
the managing director
The board of directors and the managing director are respon­
sible ensuring that the Esef report has been prepared in accor­
dance with Chapter 16, Section 4(a) of the Swedish Securities 
Market Act (2007:528), and for such internal control that the 
board of directors and the managing director determine is 
necessary to prepare the Esef report without material misstate­
ments, whether due to fraud or error.

Auditor’s responsibilities
Our responsibility is to form an opinion with reasonable 
assurance as to whether the Esef report is in all material respects 
prepared in a format that meets the requirements of Chapter 16, 
Section 4(a) of the Swedish Securities Market Act (2007:528), 
based on the procedures performed.

RevR 18 requires us to plan and execute procedures to 
achieve reasonable assurance that the Esef report is prepared in 
a format that meets these requirements. 
Reasonable assurance is a high level of assurance, but is not a 
guarantee that an engagement carried out according to RevR 18 
and generally accepted auditing standards in Sweden will 
always detect a material misstatement when it exists. Misstate­

ments can arise from fraud or error and are considered material 
if, individually or in aggregate, they could reasonably be 
expected to influence the economic decisions of users taken on 
the basis of the Esef report.

The audit firm applies ISQC 1 Quality Control for Firms that 
Perform Audits and Reviews of Financial Statements, and other 
Assurance and Related Services Engagements and accordingly 
maintains a comprehensive system of quality control, including 
documented policies and procedures regarding compliance 
with professional ethical requirements, professional standards 
and legal and regulatory requirements.

The reasonable assurance engagement involves obtaining 
evidence, through various procedures, that the Esef report has 
been prepared in a format that enables uniform electronic 
reporting of the annual [and consolidated] accounts. The 
procedures selected depend on the auditor’s judgment, inclu­
ding the assessment of the risks of material misstatement in the 
report, whether due to fraud or error. In carrying out this risk 
assessment, and in order to design procedures that are appropri­
ate in the circumstances, the auditor considers those elements 
of internal control that are relevant to the preparation of the 
material by the board of directors and the managing director, 
but not for the purpose of expressing an opinion on the effecti­
veness of those internal controls. The reasonable assurance 
engagement also includes an evaluation of the appropriateness 
and reasonableness of assumptions made by the board of 
directors and the managing director.

The procedures mainly include a validation of whether the 
Esef report has been prepared in a valid XHTML format and a 
reconciliation of the Esef report with the audited annual 
accounts and consolidated accounts.

Furthermore, the procedures also include an assessment of 
whether the group’s income statement, balance sheet, state­
ment of changes in equity and statement of cash flows as well 
as the notes in the Esef report have been marked with iXBRL 
in accordance with the Esef Regulation.

PricewaterhouseCoopers AB, with Patrik Adolfson as the 
auditor­in­charge, was appointed auditor of Pandox AB (publ) 
by the general meeting of shareholders on 12 April 2022 and 
has been Pandox AB’s auditor since 29 March 2017. 

Stockholm, 7 March 2023
PricewaterhouseCoopers AB

 Patrik Adolfson Linda Andersson
 Authorised Public Accountant Authorised Public Accountant
 Auditor-in-charge
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Multiyear summary
Pandox is applying IFRS 16 Leases from 2019 onwards. Comparative figures have not been restated.

CONDENsED CONsOLiDATED sTATEMENT OF COMPREhENsiVE iNCOME 

Figures in MsEK 2022 2021 2020 2019 2018 2017 2016 2015 2014

Revenue, Property Management

Rental income 3,052 2,279 2,228 3,017 2,809 2,121 1,717 1,431 1,418

Other property revenue  255 143 171 112 162 81 70 112 60

Revenue, Operator Activities  2,347 851 779 2,424 2,153 2,067 2,158 2,046 1,598

Net sales  5,654 3,273 3,178 5,553 5,124 4,269 3,945 3,589 3,076

Costs, Property Management –439 –395 –381 –365 –454 –321 –292 –263 –292

Costs, Operator Activities  –2,111 –1,151 –1,182 –1,993 –1,776 –1,743 –1,866 –1,767 –1,387

Gross profit 3,104 1,727 1,615 3,195 2,894 2,206 1,787 1,559 1,397

Central administration –153 –157 –171 –175 –148 –124 –117 –94 –82

Net financial items –1,003 –940 –900 –865 –803 –519 –456 –438 –536

Financial expense for right-of-use assets –95 –88 –86 –81   — — — — —

Profit before changes in value  1,853 542 458 2,074 1,943 1,563 1,214 1,027 779

Changes in value

Properties 1,180 –396 –1,779 1,459 1,495 1,914 1,460 1,399 1,197

Derivatives, unrealised 2,318 740 –221 –39 25 173 –39 203 –622

Profit before tax  5,351 886 –1,542 3,494 3,463 3,650 2,635 2,629 1,354

Current tax –164 –128 –57 –122 –216 –73 –72 –35 –16

Deferred tax –983 –149 191 –672 –424 –429 –349 –463 –85

Profit for the year 4,204 609 –1,408 2,700 2,823 3,148 2,214 2,131 1,253

Other comprehensive income for the year 1,323 740 –1,010 46 465 –185 359 –291 –3

Comprehensive income for the year 5,527 1,349 –2,418 2,746 3,288 2,963 2,573 1,840 1,250

KEY RATiOs

Figures in MsEK 2022 2021 2020 2019 2018 2017 2016 2015 2014

Net operating income, Property Management 2,868 2,027 2,018 2,764 2,517 1,882 1,495 1,280 1,186

Net operating income, Operator Activities 566 –22 –168 625 540 494 439 416 320

EBITDA 3,304 1,868 1,699 3,215 2,909 2,252 1,817 1,603 1,425

Interest coverage ratio, times 3.7 2.1 2.0 4.1 3.8 4.4 4.0 3.6 2.6

Earnings per share, SEK  22.94 3.32 –7.61 15.91 16.83 19.89 14.65 14.21 8.35

Cash earnings 2,056 713 669 2,167 1,890 1,652 1,284 1,122 860

Cash earnings per share, before and after dilution, SEK 11.18 3.88 3.59 12.71 11.30 10.52 8.18 7.53 5.82

RevPAR (operating properties) for comparable units  
and comparable exchange rates 811 295 222 904 873 806 657 684 644

M U L T i Y E A R  s U M M A R Y P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 9 4
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CONDENsED CONsOLiDATED sTATEMENT OF FiNANCiAL POsiTiON 

Figures in MsEK 31 Dec 2022 31 Dec 2021 31 Dec 2020 31 Dec 2019 31 Dec 2018 31 Dec 2017 31 Dec 2016 31 Dec 2015 31 Dec 2014

Assets

Properties including FF&E  65,552 60,246 57,555 60,558 52,949 48,217 36,578 29,463 25,701

Right-of-use assets 3,218 3,039 2,926 3,064 — — — — —

Other non-current assets 2,521 522 268 151 43  37 23 25 26

Deferred tax assets 305 249 631 383 465 613 748 800 924

Current assets 1,991 1,152 813 1,025 885 1,871 563 1,162 315

Cash and cash equivalents 1,630 1,593 2,622 632 674 999 517 170 321

Total assets 75,217 66,801 64,815 65,813 55,016 51,737 38,429 31,620 27,287

Equity and liabilities

Equity  30,933 25,422 24,088 26,506 21,538 19,027 15,258 12,215 10,402

Deferred tax liabilities 5,538 4,281 4,307 4,552 3,430 3,026 2,582 2,281  1,993

Interest-bearing liabilities 33,871 32,623 31,452 29,621 27,917 26,298 18,841 15,546 12,907

Lease liabilities 3,223 3,042 2,928 3,064 — — — — —

Non-interest-bearing liabilities 1,652 1,433 2,040 2,070 2,131 3,386 1,748 1,578 1,985

Total equity and liabilities  75,217 66,801 64,815 65,813 55,016 51,737 38,429 31,620 27,287

KEY RATiOs

Figures in MsEK 31 Dec 2022 31 Dec 2021 31 Dec 2020 31 Dec 2019 31 Dec 2018 31 Dec 2017 31 Dec 2016 31 Dec 2015 31 Dec 2014

Net interest-bearing debt, MSEK 32,334 31,159 29,007 29,191 27,421 25,474 18,324 15,376 12,587

Loan-to-value ratio, properties, % 46.7 49.8 48.7 46.0 49.7 50.8 47.9 49.5 48.7

Market value properties, MSEK 69,231 62,596 59,542 63,469 55,197 50,121 38,233 31,437 26,504

EPRA NRV per share, SEK  205.03 173.54 167.60 186.40 164.04 144.54 126.24 107.71 92.11

WAULT (investment properties), years 15.0 14.0 14.6 15.6 15.7 15.6 13.9 11.2 9.0

M U L T i Y E A R  s U M M A R Y P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 9 5
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Quarterly data

CONDENsED CONsOLiDATED sTATEMENT OF COMPREhENsiVE iNCOME

Figures in MsEK q4 2022  q3 2022 q2 2022 q1 2022 q4 2021  q3 2021 q2 2021 q1 2021

Revenue, Property Management

Rental income 803 886 761 602 606 617 541 515

Other property revenue  45 81 97 32 42 35 27 39

Revenue, Operator Activities  775 706 624 242 326 287 146 92

Net sales  1,623 1,673 1,482 876 974 939 714 646

Costs, Property Management –150 –101 –97 –91 –106 –99 –98 –92

Costs, Operator Activities  –732 –578 –449 –352 –373 –334 –203 –241

Gross profit 741 994 936 433 495 506 413 313

Central administration –59 –28 –34 –32 –52 –31 –37 –37

Net financial items –289 –248 –236 –230 –227 –242 –239 –232

Financial expense for right-of-use assets –26 –24 –22 –23 –21 –23 –23 –21

Profit before changes in value  367 694 644 148 195 210 114 23

Changes in value

Properties, unrealised –67 585 388 279 97 –9 –105 –351

Properties, realised 1 –13 7 — –16 –6 — –6

Derivatives, unrealised –59 815 632 930 187 202 24 327

Profit before tax 242 2,081 1,671 1,357 463 397 33 –7

Current tax –24 –48 –59 –33 –78 –15 –23 –12

Deferred tax –117 –346 –240 –280 –127 –61 –16 55

Profit for the period 101 1,687 1,372 1,044 258 321 –6 36

Other comprehensive income 308 341 455 219 238 128 –258 632

Comprehensive income for the period 409 2,028 1,827 1,263 496 449 –264 668

KEY RATiOs

Figures in MsEK q4 2022  q3 2022 q2 2022 q1 2022 q4 2021  q3 2021 q2 2021 q1 2021

Net operating income, Property Management 698 866 761 543 542 553 470 462

Net operating income, Operator Activities 184 193 238 –49 26 22 10 –80

EBITDA 829 1,037 970 467 521 550 447 350

Interest coverage ratio, times 3.1 4.8 4.7 2.2 2.5 2.5 2.0 1.6

Earnings per share, SEK  0.66 9.16 7.45 5.67 1.41 1.73 –0.04 0.22

Cash earnings 515 717 645 178 196 266 161 90 

Cash earnings per share,  
before and after dilution, SEK 2.80 3.90 3.51 0.97 1.07 1.45 0.88 0.49 

RevPAR growth (Operator Activities) for com-
parable units and comparable exchange rates, % 113 140 370 232 319 92 103 –81

CONDENsED CONsOLiDATED sTATEMENT OF FiNANCiAL POsiTiON

Figures in MsEK
31 Dec 

2022
30 sep 

2022
30 Jun 

2022
31 Mar 

2022
31 Dec 

2021
30 sep 

2021
30 Jun 

2021
31 Mar 

2021

Assets

Properties including FF&E  65,552 64,712 62,832 61,120 60,246 58,975 58,553 59,057

Right-of-use assets 3,218 3,383 3,222 3,155 3,039 3,009 2,975 3,016

Other non-current assets 2,521 2,649 1,878 1,226 522 514 500 423

Deferred tax assets 305 239 262 55 249 488 529 502

Current assets  1,991 1,859 1,267 1,189 1,152 1,086 939 893

Cash and cash equivalents 1,630 2,463 1,873 1,477 1,593 1,494 2,712 2,610

Total assets 75,217 75,305 71,334 68,222 66,801 65,566 66,208 66,501

Equity and liabilities

Equity  30,933 30,540 28,512 26,685 25,422 24,941 24,492 24,756

Deferred tax liabilities 5,538 5,287 4,918 4,415 4,281 4,319 4,275 4,293

Interest-bearing liabilities  33,871 34,478 33,242 32,710 32,623 31,747 32,724 32,735

Lease liabilities 3,223 3,387 3,226 3,158 3,042 3,011 2,977 3,018

Non-interest-bearing liabilities 1,652 1,613 1,436 1,254 1,433 1,548 1,740 1,699

Total equity and liabilities  75,217 75,305 71,334 68,222 66,801 65,566 66,208 66,501

KEY RATiOs

Figures in MsEK
31 Dec 

2022
30 sep 

2022
30 Jun 

2022
31 Mar 

2022
31 Dec 

2021
30 sep 

2021
30 Jun 

2021
31 Mar 

2021

Net interest-bearing debt, MSEK 32,334 32,119 31,472 31,345 31,159 30,387 30,159 30,288

Loan-to-value ratio, properties, % 46.7 47.1 47.8 49.1 49.8 49.6 49.7 49.5

Market value properties, MSEK 69,231 68,257 65,804 63,808 62,596 61,255 60,696 61,161

EPRA NRV per share, SEK  205.03 203.00 190.40 178.30 173.54 171.49 168.97 170.38

WAULT (investment properties), years 15.0 15.2 15.4 13.8 14.0 14.2 14.1 14.4

q U A R T E R L Y  D A T A P A N D O X  A N N U A L  R E P O R T  2 0 2 2     1 9 6
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Financial definitions
FiNANCiAL iNFORMATiON
Average interest on debt, %
Average interest expense based on interest rate maturity in 
respective currencies as a percentage of interest­bearing 
liabilities. 

Cash earnings, MsEK
EBITDA plus financial income less financial expense, less 
financial expense for right­of­use assets according to IFRS 16, 
less current tax, adjusted for any unrealised translation effect 
on bank balances and minority interests.

EBiTDA, MsEK
Total gross profit less central administration (excluding 
 depreciation).

EPRA LTV, %
Loan­to­value ratio, net, adjusted for net operating receivables/
operating liabilities. 

EPRA NRV, MsEK 
Recognised equity attributable to the Parent Company’s 
shareholders, including reversal of derivatives, deferred tax 
assets related to derivatives, deferred tax liabilities related 
to properties and revaluation of operating properties.

EPRA NTA, MsEK
Recognised equity attributable to the Parent Company’s 
shareholders, including reversal of derivatives, deferred tax 
assets related to derivatives, deferred tax liabilities related 
to properties and revaluation of operating properties.

EPRA NDV, MsEK
Recognised equity attributable to the Parent Company’s 
shareholders, including revaluation of operating properties. 

Gross profit, Property Management, MsEK
Revenue less directly related costs for Property Management. 

Gross profit, Operator Activities, MsEK
Revenue less directly related costs for Operator Activities 
including depreciation in Operator Activities.

Growth in EPRA NRV (net asset value growth), annual rate, %
Accumulated percentage change in EPRA NRV, with dividends 
added back and issue proceeds deducted, for the immediately 
preceding 12­month period.

Growth for comparable units, adjusted for currency effects, %
Growth measure that excludes effects of acquisitions, divest­
ments and reclassifications, as well as exchange rate changes.

investments, excl. acquisitions, MsEK
Investments in non­current assets excluding acquisitions.

interest coverage ratio, times
EBITDA less financial expense for right­of­use assets divided by 
net interest expense, which consists of interest expense less 
interest income. 

Net interest-bearing debt, MsEK
Current and non­current interest­bearing liabilities plus 
arrangement fees for loans less cash and cash equivalents and 
short­term  investments that are equivalent to cash and cash 
equivalents. Non­current and current lease liabilities according 
to IFRS 16 are not included.

Net loan-to-value ratio, %
Interest­bearing liabilities, including arrangement fees for loans, 
less cash and cash equivalents, as a percentage of the properties’ 
market value at the end of the period.

Net operating income, Property Management, MsEK
Net operating income corresponds to gross profit for Property 
Management.

Net operating income Operator Activities, MsEK
Gross profit for Operator Activities plus depreciation included 
in costs for Operator Activities.

Net operating margin, Operator Activities, %
Net operating income for Operator Activities as a percentage 
of total revenue from Operator Activities.

Rounding off
Since amounts have been rounded off in MSEK, the tables 
do not always add up.
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Other definitions and terms

PER shARE
Cash earnings per share, sEK
Cash earnings divided by the weighted average number 
of shares outstanding.

Comprehensive income per share, sEK
Comprehensive income for the period attributable to the  
Parent Company’s shareholders divided by the weighted 
average number of shares outstanding after dilution at the  
end of the period.

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

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

EPRA NAV, NRV, NTA, NDV (net asset value) per share, sEK
EPRA NAV, NRV, NTA, NDV divided by the total number of 
shares outstanding after dilution at the end of the period.

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

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

PROPERTY iNFORMATiON
Market value properties, MsEK
Market value of investment properties plus market value  
of operating properties.

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

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

RevPAR for operating properties (comparable units  
at constant exchange rates), sEK
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 and 
operated during the entire current period and comparative 
period. Constant exchange rates is defined as the exchange 
rate for the current period, with the comparison period being 
restated based on that rate. 

WAULT (investment properties)
Weighted average unexpired lease term across the property 
portfolio, weighted by normalised rental income level 
(pre­coronavirus).

OThER TERMs
Compression night
The term compression night is used to describe particularly 
profitable guest nights in the hotel market, which occur when 
the occupancy rate in a certain hotel market is 90 percent or 
higher.

iATA (international Air Transport Association) 
IATA manages international rules for commercial passenger 
aviation, mainly through standardisation of e.g. tickets, airport 
codes and airline codes.

OTA – Online Travel Agency
Online companies whose websites permit consumers to book 
various travel­related services.

UNWTO – United Nations World Tourism Organization
Multilateral institution promoting tourism with headquarters 
in Madrid. The organisation was formed at the initiative of the 
United Nations. 

WTTC – World Travel & Tourism Council
A global association that brings together significant actors in 
travel and tourism. The WTTC works to increase awareness 
about travel, tourism and hospitality which together account 
for more than 10 percent of global GDP and employ close to 
300 million people.

  Financial definitions, cont.
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Knut
Golden retriever

Age: 3 years

Dexter
Norfolk terrier
Age: 7.5 years

Blum
Mixed breed

Age: 2.5 years

sally
Gordon setter
Age: 2.5 years

Caesar
Cavapoo

Age: 2 years

stella
Yorkshire terrier

Age: 5.5 years

The Pandogs

The Pandogs are Pandox’s strong team of office dogs. 
Always curious, always hungry for more, always in a 
good mood no matter what. Always sniffing the air 
to find the next business opportunity.

Pandox’s core values
It is important to the Company that all employees 
feel secure in themselves, take the initiative when 
needed and thrive in a group. This is because 
Pandox is a lean organisation filled with a spirit  
of entrepreneurship where everyone helps out  
and every employee is vital. Pandox also has an 
amusing company symbol in its illustrations of 
Pepper the dog, who is always up to his tricks. He is 
there to remind all of the employees to enjoy them­
selves and not to take themselves too seriously.

  Find out more about the dogs on our website pandox.se.

Image on front cover: NH Collection Salzburg City
Production: Pandox in partnership with Addira.
Photos: Sandra Birgersdotter, Rickard Monéus, Samuel Unéus, 
Stefan Zander, Espen Indbjør, Ulf Blomberg, Peter Hoelstad, 
Mats Lundqvist, Olivier Pirard and others.

Pepper
Mixed breed
Eternally young
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