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Operations for the year
Balanced scorecard

Förvaltnings AB Framtiden is wholly owned by Göteborgs
Stadshus AB, which is in turn owned by the City of Gothenburg.
Following a reorganisation within the City of Gothenburg,
Göteborgs Stadshus AB owns all the City’s companies. Within
Göteborgs Stadshus AB the companies are arranged according
to operating focus into different areas, including residential and
non-residential premises.
Förvaltnings AB Framtiden is the parent company for the
housing group. In order to create a group that is focused purely
on residential properties, the companies Förvaltnings AB
GöteborgsLokaler, Göteborgs Stads Parkering AB and Idrottsoch Kulturcentrum Scandinavium AB were sold on January 2,
2014 to Higab, the parent company in the non-residential group
within Göteborgs Stadshus AB. Following the sale, Förvaltnings
AB Framtiden owns a total of eight companies, of which one is a
second-tier subsidiary. Apart from four public housing
companies, the Group also owns companies specialising in urban
development, the provision of disruption services and the
construction of homes for sole ownership.

The work of the Framtiden Group is controlled by objectives. It is
followed up in the form of a balanced scorecard system based on
four perspectives: tenants, employees, finances and operations.
The Group’s balanced scorecard reports on Group measurement
criteria using the owner’s objectives as a starting point.

Operations
The Framtiden Group works to reinforce the role of Gothenburg
as a regional centre and the development of the city generally.
This takes place through the construction of new homes, the
renovation and development of existing areas and a good level
of maintenance of properties and facilities. There is also
extensive development work, particularly in the suburbs.
The operational focus is laid down in the Ownership Charter
for the Parent Company. The aims and focal areas adopted by
Gothenburg City Council also form the basis for the Group’s joint
objectives and plans. Since 2012, Förvaltnings AB Framtiden
has been the process owner for the City Council’s objective of
increased integration.
Target Outcome
2014
2014
Tenants
Service Index
Operations
New construction, completed apartments*
Total energy volume, district heating and
electricity, purchased energy
Employees
Motivated Employees Index, MMI
Absenteeism due to illness, %
Finances
Equity/assets ratio, %1
Property result before maintenance, SEK m2
Total yield, excluding changes in yield
requirements, %3

Target
2015

-

78

>79

1,200
Reduce
1%/year

392

>69
2.0–4.0

70
5.4

>69
2.0–4.0

>40
2,757
-

59
2,712
-

>40
2,883
>5.3

1,200
Reduce
166 1%/year

* T he aim is to gradually achieve an annual level of production of 1,000
completed apartments for rent and 200 homes owned on a cooperative/
sole-ownership basis.
The City Council budget for 2015 includes a mission statement: ”Within
three years the Framtiden Group will construct 1,400 apartments per year.”
1
According to IFRS
2
F orecast based on the Annual Accounts Act and new guidelines issued by
the Swedish Accounting Standards Board, BFNAR 2012:1 (K3). See definition on page 53.
3
A new objective from 2015. The total yield will, over time (5-10 years), reach
an average level of 5.3 per cent, cleared of changes in fair value as a result of
amended yield requirements.

Market
Economic development was weaker than expected during 2014.
The US economy gathered momentum whilst Europe lagged
behind. Even if the eurozone has been more stable than
previously and reported positive growth, the recovery failed to
meet expectations. Consequently, Swedish industrial exports
continued to be weak. As the Gothenburg region is dependent
to a large extent on exports, an improved economy in these
areas is important for industry. There are expectations of a rise
in exports in 2015 although these have been toned down in the
light of the weakness in the eurozone. The Swedish economy
has instead been driven by private consumption underpinned by
a rise in disposable income. Despite weaknesses in the
industrial economy, employment in the Gothenburg region
continued to increase. Unemployment fell to 6.7 per cent in the
population aged 16-64. Unemployment among young people in
the region as a whole also fell.
The demand for housing continues to be high. Just over
133,000 applicants were registered with Boplats at the end of
2014.
The price of both cooperative-owned dwellings and
single-family dwellings in Greater Gothenburg rose during 2014
by 13 per cent and 8 per cent respectively.

Properties
Property holdings totalled 4.8 million square metres, of which
4.5 million square metres are residential and 0.3 million square
metres are non-residential. There are 70,942 apartments, of
which just over half are in Majorna, the City Centre, Kortedala,
Gunnared and Biskopsgården. The majority of apartments are in
what the market categorises as B-locations. Nine out of ten
apartments comprise one, two or three rooms plus a kitchen.
The average apartment in the Group is 63 square metres in size
with an average rent for 2014 of SEK 1,054 per square metre
per year. This means that for the average one-bedroom
apartment with floor space of 57 square metres, the monthly
rent is SEK 5,005.
Non-residential floor space is mainly a complement to the
residential holdings and is owned to a large extent by the
housing companies. Non-residential properties are generally
located within or close to residential properties.
The Group also manages around 38,000 parking spaces, of
which around 6,000 are in the city centre.

Investment in properties
During 2014, SEK 2,562 million (2,247) was invested in
acquisitions, new construction and redevelopment, including
value-preserving maintenance. Of this figure, SEK 664 million
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(408) was invested in new construction, SEK 1,834 million
(1,825) in redevelopment and SEK 64 million (14) in acquisitions.
A total of 288 new apartments for rent were completed
during the year. Following conversion, a further 88 apartments
became available. During 2014, the Framtiden Group had new
production in progress totalling 728 apartments for rent. Of the
728 apartments for rent, 58 were student apartments.
Examples of new production are Färgfabriksgatan in Kvillebäcken, Holländareplatsen in Gamlestan, Skonaren Ingos gata
and Fyrväpplingsgatan in Lundby, Egnahemsvägen in the city
centre and Hinderbanan at Kviberg.

Acquisitions
Acquisitions for the year totalled SEK 64 million (14). The
majority of the acquisitions are attributable to Poseidon, which
among other things acquired land for a future housing project at
Stora Torp in Örgryte.

Sales
During the year, Familjebostäder sold one property in Högsbo to
GöteborgsLokaler. Sales for the year totalled SEK 15 million (19).

Other building operations
Egnahemsbolaget completed 16 cooperative-owned residential
units that were divested during the year. During 2014, new
production of 66 units for sole ownership and cooperative
ownership were in progress, including Kortedala Torg in East
Gothenburg and Kastmyntsgatan in Frölunda.

Property value
At the turn of the year, the Group had properties with a total
yield value of SEK 67,587 million (63,499*), including the fair
value of current new construction and the value of the
redevelopment supplement. This value exceeds the total
carrying amount of the properties and the redevelopment
supplement by SEK 42,967 million (39,173*). The total value of
SEK 67,587 million is equivalent to SEK 14,040 per square
metre (13,221*).
The average yield requirement in the internal valuation was
4.5 per cent (4.8*). The yield requirement for residential
properties varied between 2.75 and 6.75 per cent depending on
the location. For non-residential premises and other floor space,
the yield requirement varies between 6.0 and 9.5 per cent. In
the light of the positive growth in value for properties in all
locations, the yield requirement in the valuation model has been
reduced for several locations. In A2-A5 locations, the yield
requirement has been reduced by 0.25 percentage points. In B1
and B4 locations, it has been reduced by 0.40 and 0.50
percentage points respectively. In the light of the transactions
that have been recorded during the year in C-locations the yield
requirement has been reduced in C1-C3 locations by 0.50
percentage points. The average yield requirement for
residential properties is 4.4 per cent (4.6).
The properties are valued as part of an internal valuation
model with external quality assurance of input data. Two
external valuation institutes provide independent assessments
of the cost of capital and yield requirements in different
locations. A representative number of properties, i.e. 60
residential properties, are valued externally each year in order
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to quality-assure the internal valuation model. The external
valuation is compared with the internal valuation. The external
valuation of the properties was on average 7.7 per cent (4.9*)
higher than the internal valuation of the same properties.
*Excluding divested companies

Financing
Credit rating
The Group has a credit rating allocated by Standard & Poor’s of
AA-/Stable/A-1+. The credit rating is reviewed each year by
Standard and Poor’s.
Credit portfolio
In spring 2014, the Group’s financing strategies were changed
when the City of Gothenburg decided that borrowing should in
the first instance take place via the City’s internal bank. The
City of Gothenburg thus carries the financing risk for the
Group’s loans and capital requirements.
Loans via the commercial paper and MTN market as well as
bank loans have been gradually replaced by equivalent loans
from the City of Gothenburg as the loans fall due. At the end of
the year, the Group’s bank loans totalled SEK 2,648 million
(5,765), loans with the City of Gothenburg totalled SEK 6,970
million (232), SEK 0 million was outstanding on the commercial
paper market (2,690) and SEK 5,371 million (6,623) was
outstanding on the Swedish MTN market
In 2015, loans totalling SEK 2,961 million will fall due for
repayment and refinancing will take place through the City of
Gothenburg.
The Group’s total credit portfolio was SEK 14,989 million
(15,310). Net exposure, i.e. the loan volume with a deduction for
cash holdings and current investments, amounted to SEK 14,989
million at the end of 2014, a decrease of SEK 321 million.
The Group had a loan-to-value ratio of 22 per cent (23) and
an equity ratio of 59 per cent (59) at the end of the year.

Financial undertakings
The majority of the Group’s bank loans are secured by
mortgages. At the end of 2014, SEK 5,698 million (5,698) of the
credit portfolio was assured through mortgages, which is
equivalent to 8 per cent of the total fair value of the properties.
The loan agreements are frequently covered by different
covenants that the borrower is required to fulfil. The majority of
the Group’s external financial agreements include an ownership
clause. This means that the agreements are valid as long as the
City of Gothenburg directly or indirectly holds more than 50 per
cent of the shares in the Company. The Group’s financial
agreements that included covenants in addition to the
ownership clause were terminated during the year. All
covenants were fulfilled during the term of the agreement.

Derivative portfolio
Derivatives are used for ongoing adjustment of interest risks,
mainly in the form of interest swaps and FRAs (short-term
forward rate agreements). The value of the derivative portfolio
at the year-end was SEK -739 million (-239). The contracted
interest levels in the derivative portfolios were higher than the
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interest rates applicable at the time of valuation, which is
reflected in the negative figure.

Liquidity and credit pledges
The combination of a stable cash flow and a relatively long
planning horizon for investment limits the need for liquidity
reserves. During the year all external credit pledges were
terminated as the liquidity supply is secured by the City of
Gothenburg according to the City’s Finance Policy. As at
December 31, unutilised credit facilities and credit pledges
totalled SEK 418 million (2,102). The Group’s cash and cash
equivalents, including unutilised credit and credit pledges,
amounted to SEK 418 million (2,103).

Environment
The actual consumption of district heating for heating and hot
water decreased from 734 GWh to 627 GWh between 2013 and
2014. After correction for a normal year using the energy index,
district heating consumption fell from 758 GWh to 707 GWh.
Normal year correction takes place to eliminate the effects of
the weather on the actual needs and use of the building, thus
making it possible to compare consumption between the years.
The computation basis is produced by SMHI. Normal year-corrected district heating consumption per square metre for the
year was 147 kWh/m2. (153).
Several efficiency enhancement projects were undertaken
during the year to reduce electricity use. All electricity used for
heating and electricity for property operation is renewable
under the ‘Good Environmental Choice” system.
Work continued during the year to reduce the negative
environmental impact that arises in new construction,
redevelopment and management. This has taken place among
other things by a careful choice of materials and products used
in the projects.

Staff
The Group had an average of 905 (986) employees during the
year, of whom 401 (423) are women and 504 (563) are men.
The reduction can be attributed mainly to the divested
companies. The average age in the Group is just over 47 years
and just below 13 per cent of the employees will reach
retirement age during the next five years.
Absenteeism due to illness was 5.4 per cent (4.6). An
analysis shows that the increase can be attributed to an
increase in long-term sick leave that was not work-related.

Continued focus on internal control
As part of the task of reinforcing internal control at Förvaltnings AB Framtiden, use is made of an established internal
control framework formulated by the Committee of Sponsoring
Organisations of the Treadway Commission (COSO). In
accordance with City of Gothenburg internal control guidelines,
risk assessments were made during the year for each subsidiary
in the Group and for the Group as a whole. The main purpose of
the risk assessments is to identify and assess the risks the
companies could encounter in achieving their objectives.
Measures have been formulated to handle the most material
risks. Where risk-mitigation measures and controls are already
in place, the most material risks have been chosen as part of a
follow-up to ensure the controls are working as intended. In
December 2014, the Board of Directors received feedback on
the follow-up and evaluation of the 2014 activity plan and
internal control plan. At the same meeting, the Board of
Directors passed instructions for internal governance and
control within the Framtiden Group. The Board of Directors also
reached a decision regarding a risk assessment for 2015,
including an activity and monitoring plan for the Parent
Company and the Group.
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Financial results
The Group’s total net operating income totalled SEK 2,550
million compared to SEK 2,925 million for 2013. The comparison
year 2013 included the divested companies, which had a total
net operating income of SEK 271 million.
In the comparison between the years there are major
changes in the total net operating income with regard to the
change in the value of the properties. The change in value of
properties is reported at SEK 1,543 million and is SEK 414
million up on the figure reported for 2013. In contrast, there is a
negative change in value of derivatives of SEK 500 million for
2014 compared to a positive change in value the previous year
of SEK 242 million, revealing a range of SEK -742 million
between the years.

use. Water and refuse costs increased by SEK 12 million and
SEK 8 million respectively. Operating costs also include repairs
amounting to SEK 243 million, which is an increase of SEK 18
million compared to 2013. The increase can be attributed to a rise
in the number of repairs, including water damage, as well as a
number of purchased services. The increase is present at all
companies. Property upkeep increased by SEK 18 million, among
other things as a result of the increased cost of maintenance
services, and is found in the majority of companies. The costs for

Operating costs, SEK
per square metre

2014

Excluding divested companies
2013
2013

Heating

-92

-101

-99

Electricity and gas

-27

-30

-27

Rental revenue

Water and sewage

-36

-33

-32

Total rental revenue in the Group in 2014 amounted to
SEK 4,937 million (5,129, excluding the divested companies
4,832). Rental revenue for dwellings accounted for 92.6 per
cent and amounted to SEK 4,573 million (4,470). The increase is
due to the effects of rent negotiations where housing rents
increased by an average of 1.5 to 1.55 percentage points from
April, as well as negotiations related to new construction and
redevelopment. The gross rent in the Group’s property holdings
was SEK 1,031 per square metre (1,011).
Revenue for non-residential premises totalled SEK 220
million (386, excluding divested companies 223). Other rental
revenue, which derives largely from the renting out of parking
spaces, increased by SEK 6 million to SEK 145 million (273,
excluding divested companies 139).
At the end of the year, there were 42 vacant apartments out
of a total of 70,942. The corresponding figure for the previous
year was 21. This is equivalent to a level of vacant space,
expressed as a percentage of the total number of apartments,
of 0.1 per cent (0.0).
The level of vacant space at the year-end for non-residential
premises was 11.0 per cent (9.9 excluding divested companies),
equivalent to floor space of approximately 39,000 square
metres (38,000 excluding divested companies).

Refuse collection

-26

-24

-23

Property upkeep

-95

-95

-88

Repairs

-51

-47

-45

Operating administration

-74

-92

-67

Property management income
Property management income was SEK 72 million (260,
excluding divested companies 73). Income comprises mainly
property management assignments and revenue from
Framtiden Broadband.

Operating costs
Operating costs amounted to SEK 2,123 million compared to
SEK 2,324 million the previous year. Excluding divested
companies, the figure was SEK 2,070 million. Comments
regarding operating costs are comparable to those for the Group.
Tariff charges for heating, electricity, water and refuse
collection account for just over 40 per cent of the operating
costs. Heating costs fell by SEK 54 million compared to the
previous year, mainly as a result of milder weather. Electricity
costs fell by SEK 6 million as a result of a lower price and reduced
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Miscellaneous
Total operating costs

-41

-41

-31

-442

-463

-411

operating administration increased by SEK 60 million, where the
majority refer to higher staff costs. Other operating costs
increased by SEK 42 million and refer mainly to increased costs
for the introduction and operation of Framtiden Broadband.
The Group’s housing companies have for a number of years
opted for an insurance solution with a higher deductible than
would have been the case with traditional property insurance.

Property charge/property tax
The property charge/tax amounted to SEK 97 million, which is
SEK 11 million lower than 2013. The decrease can be attributed
to the divested companies. The majority of the Group’s
apartments have a standard property charge of SEK 1,217 per
apartment (1,210). Property tax for other apartments and
non-residential premises is linked to the taxable value. For
apartments, the figure is equivalent to 0.3 per cent of the
taxable value. For non-residential premises, the percentage is 1
per cent of the taxable value, which is on the same level as 2013.

Net operating income/Gross profit
The Group’s net operating income at the year-end amounted to
SEK 2,788 million compared to SEK 2,957 million the previous
year. This includes the divested companies to the amount of
SEK 221 million. In relation to a comparable group, the change
between the years is an increase of SEK 52 million, which can
be attributed to increased revenue as well as higher operating
costs. The increase in revenue is largely attributable to rent
negotiations, new construction and redevelopment. Among
operating costs, all costs increased apart from heating and
electricity. The main reason is costs linked to the introduction
of Framtiden Broadband.

Financial results for the year

Change in value, investment properties
During the year, changes in the value of investment properties
amounted to SEK 1,543 million (1,129). The change in the value
of investment properties comprises an unrealised increase in
value of SEK 1,543 million (1,128). The reasons for the change
in value are increased rental and parking revenue and reduced
yield requirements at several locations, mainly for residential
properties. The average yield requirement for residential
properties fell by 0.2 percentage points to 4.4 per cent (4.6).
See Note 17, Investment Properties.

year was SEK 660 million (755). The tax expense for the year
was SEK 707 million (826).

Equity
At the end of the year, the Group’s equity amounted to
SEK 40,536 million (39,288). The equity/asset ratio was
59 per cent (59). In conjunction with the sale of Scandinaviumbolaget, the non-controlling interests in equity, which the
previous year amounted to SEK 11 million, disappeared.

Pledged assets
Central administration costs
Central administration includes the costs for the Board of
Directors, the CEO and other management personnel, the
Annual Meeting, the audit of the subsidiaries and the Parent
Company costs. The costs amounted to SEK 96 million (106),
equivalent to SEK 20/m² (21).

Construction operations
The result from construction operations was SEK -18 million, a
decrease of SEK 31 million compared to 2013. During the year, 16
(111) buildings with sole ownership were recognised in revenue.

Net financial income and expense
Net financial income and expense for the Framtiden Group for
2014 amounted to SEK -950 million (-257). The difference of
SEK -693 million is largely due to a change in the value of
derivatives, from an increase in value of SEK 242 million in 2013
to a fall in value in 2014 of SEK -500 million, which has a
negative impact on the net financial income and expense
between the years of SEK -742 million. The change in value can
be attributed largely to a substantial fall in interest rates during
the year. The remainder of the difference is mainly due to
reduced interest costs on newly entered derivative agreements
at a lower rate of interest as well as lower credit margins.
The average financing cost during the year was 6.4 per cent,
see also Note 13. The corresponding figure for 2013 was 1.7
per cent. Calculation according to the Annual Accounts Act and
K3, i.e. without the effect of a change in value of derivatives,
but including a change in the premium, the average financing
cost during the year was 3.0 per cent, compared to 3.3 per cent
in 2013. The average fixed interest period during the year was
3.0 years at its lowest and 3.2 years at its highest.

Tax on profit for the year
Total current corporation tax expense for the Group is
estimated at SEK 47 million (71). Deferred tax expense for the

*According to the Public Municipal Housing Companies Act (2010:879)

During the year, the Group redeemed secured loans, which were
replaced by loans raised through the City of Gothenburg.
Pledged assets amounted to SEK 2,734 million (5,790).

Parent Company
The Parent Company’s operations comprise Group management
functions. Income arises as a result of Group costs being
invoiced to the subsidiaries. Invoicing during 2014 amounted to
SEK 31.2 million (28.2) and the operating profit amounted to
SEK 0 million (0). The sale of companies produced a capital gain
of SEK 304.4 million. An impairment of the shares in Rysåsen
Fastighets AB was made to the amount of SEK 32 million in the
light of the forthcoming development of the area around Selma
Lagerlöfs torg. Net financial interest and expense includes an
anticipated dividend of SEK 9.1 million (5.2). Of this amount,
SEK 5.6 million (1.1) is attributable to the fiscal transactions
made within the Group and derives from Egnahemsbolaget and
Rysåsen. SEK 3.5 million (4.1) is a dividend from the subsidiaries
Poseidon, Bostadsbolaget and Familjebostäder.
Equity amounted to SEK 1,277 million (1,298). The change in
equity during the year can be attributed to the dividend*,
equivalent to the capital gain of SEK 304.4 million in conjunction
with the company divestment, as well as profit for the year of
SEK 283.8 million (2.7). The equity/assets ratio was 8 per cent (8).

Key events after the end of the financial year before the
signing of the Annual Report.
At a meeting of the Board of Directors on February 6, 2015, it
was decided that the present CEO would step down in
conjunction with the Annual Meeting on March 16, 2015. The
decision was based on the major challenges within new
construction with a demand by the City Council for a construction rate of 1,400 completed homes each year.
Otherwise, no events of a material nature occurred after the
end of the financial year. The Annual Report and the Consolidated Financial Statements will be presented at the Annual
Meeting on March 16, 2015.
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Five-year summary

Five-year summary, Group
(Amounts in SEK m unless stated otherwise)

2014

2013

2012

2011

2010

STATEMENT OF COMPREHENSIVE INCOME
Rental revenue
Operating expenses
of which repairs
Property charge/property tax

4,937

5,129

4,988

4,783

4,624

-2,123

-2,324

-2,240

-2,215

-2,191

-243

-234

-237

-226

-222

-97

-108

-124

-118

-117

Net operating income

2,788

2,957

2,862

2,661

2,497

Change in value, investment properties

1,543

1,128

1,344

3,778

2,000

Central costs, including depreciation
Net financial items
Profit before tax

-96

-106

-106

-108

-109

-950

-257

-668

-815

-204

3,273

3,742

3,460

5,493

4,157
52,324

Statement of financial position
67,587

65,926

62,593

58,850

Other non-current assets

Investment properties

260

187

317

419

432

Current assets

316

327

386

556

625
27,966

Equity

40,536

39,288

36,363

31,942

Provisions

10,456

10,138

9,298

10,413

8,960

Loan liabilities (interest-bearing)

14,989

15,310

15,458

15,582

14,848

2,182

1,827

2,117

1,888

1,607

4,496

4,480

4,466

4,442

4,408

318

550

552

558

558

Apartments, number

70,942

70,641

70,442

70,084

69,607

Parking spaces, number

38,531

48,218

47,861

47,806

47,195

2,562

2,247

2,354

2,773

2,261

Operating liabilities (non-interest-bearing)
Properties
Residential floor space, 1,000 m2
Non-residential floor space, 1,000 m2

Property investments, SEK m
Financial
Equity/assets ratio, %

59

59

58

53

52

Interest coverage ratio, multiple

6.0

5.6

4.9

4.8

4.9

Debt/equity ratio, multiple

0.4

0.4

0.4

0.5

0.5

Loan-to-value ratio, %

22

23

25

26

28

Average financing cost, excluding interest subsidies, %, IFRS

6.4

1.7

4.3

5.4

1.4

Average financing cost, excluding interest subsidies, %**

3.0

3.3

3.6

3.5

3.4

0

-1

-162

2

26

6.3

6.2

6.7

11.2

8.1

10.6

10.6

12.1

21.1

15.7

905

986

969

943

952

5.4

4.6

3.5

3.6

3.6

1,031

1,011

984

949

928

12

12

12

14

13

773

774

769

770

758

Cash flow
Return on total capital, %
Return on equity, %
Personnel
Average no. of employees
Absenteeism due to illness, %
Property management
Average gross rent, residential, SEK/m2
Rent shortfall, residential, SEK/m2
Average gross rent, non-residential, SEK/m2

85

72

65

61

60

Operating expenses, SEK/m2

442

463

447

443

443

of which repairs, SEK/m2

51

47

47

45

45

20

21

21

22

22

Rent shortfall, non-residential, SEK/m2

Central costs, including depreciation, SEK/m2

580

589

571

533

504

Vacancy rate, residential, %

0.1

0.0

0.0

0.1

0.1

Vacancy rate, non-residential, %

9.6

7.9

7.1

6.5

5.5

Service index

78

79

-

-

-

Product index

75

76

-

-

-

MMI, Motivated Employees Index*

70

69

-

68

-

2,712

-

-

-

-

-

2,167

2,039

1,884

1,766

Net operating income, SEK/m

2

Outcome – balanced scorecard

Property result before maintenance **
Property result (excluding expanded maintenance) ***

* Measured every second year ** Based on the Annual Accounts Act and K3. *** Based on the Annual Accounts Act and the Swedish Financial Accounting Standards
Council.
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Definitions

Definitions
Adjusted equity/assets ratio (in subsidiary
companies’ key figures)

Properties
Completed properties plus land and land improvements.

Profit on properties according to the AAA and K3
(internal figure)

Average interest rates on loans, excluding
interest subsidies according to AAA and K3

Net operating income plus other income and expense reduced
by central costs, excluding items affecting comparability, such
as property sales. The figure applies with effect from 2014.

Net financial income and expense, excluding interest
subsidies and unrealised profits on derivatives,
divided by the average loan volume. The following
corrections have been made: interest income and
expense for PRI have been excluded and capitalised
interest has been reversed.

Average interest rates on loans, excluding
interest subsidies, IFRS
Net financial income and expense, excluding interest
subsidies, divided by the average loan volume. The
following corrections have been made: interest
income and expense for PRI have been excluded and
capitalised interest has been reversed.

Debt/equity ratio, multiple
Interest-bearing liabilities in relation to reported
equity.

Equity/assets ratio
Reported equity in relation to total assets.

Interest coverage ratio, multiple (IFRS)
Operating profit reduced by changes in the value of
investment properties, in relation to net financial
income and expense (unrealised profits on derivatives in net financial income and expense have been
excluded).

Loan-to-value ratio, %
Interest-bearing liabilities in relation to the
properties’ total yield value.

Net operating income
Gross income, excluding depreciation, impairments
and reversed impairments.

Profit on properties according to the AAA and RR
(internal figure)
Net operating income plus other income and expense reduced
by central costs, excluding items affecting comparability, such
as expanded maintenance and property sales. The figure
applies with effect from 2013.

Residential/non-residential floor space
Residential floor space, non-residential floor space, number of
apartments and number of parking spaces at the year-end.

Return on equity, %
Income after financial items in relation to average equity.

Return on total capital, %
Income after financial items plus financial items attributable to
the Company’s liabilities in relation to the average balance
sheet total.

Vacancy rate, non-residential premises
Unlet, non-residential floor space as a percentage of the total
non-residential floor space to let at the year-end.

Vacancy rate, residential premises
Number of unlet apartments as a percentage of the total
number of apartments to let at the year-end.

Abbreviations
AAA Annual Accounts Act
RR	Recommendations of the Swedish Financial
Accounting Standards Council
K3	Swedish Accounting Standards Board instruction
BFNAR 2012:1
Annual Accounts and Consolidated Financial Statements

Property management
Average rent, rent shortfall, operating expenses,
maintenance expenses, central costs and net
operating income have been calculated on the
average residential floor space and the average
non-residential floor space.
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Reported equity plus estimated surplus value,
reduced by deferred tax on properties, in relation to
the adjusted balance sheet total.

Risk and sensitivity analysis

Risk and sensitivity analysis
Risk analysis
Rental revenue, the cost of operations and maintenance, as well
as financial cost are some of the parameters that form the basis
for the Group’s result trend and the valuation of assets and
liabilities. If the market, cost base or regulations change, this
could have a considerable impact on both profit and values.
Properties are still predictable assets with contracted revenue
and interest costs that in the majority of cases follow a certain
term. Profit and loss items are ranked according to their
importance to the consolidated profit and are then analysed
according to the degree of impact and the probability of change.

rent than older apartments. A rent that is far too high could also
lead to an increase in tenant turnover, which involves an increase
in costs. Vacant apartment space is avoided by applying a correct
pricing system. To ensure that the rent is in line with the values of
the tenants, the Group’s subsidiaries, in collaboration with the
Gothenburg Property Owners’ Association and the Tenants’
Association, have devised a model for setting rents that reflects
the features of individual apartments. Should, despite everything,
vacant space arise or if there is a shortfall in rent, the Group is
affected to a considerable extent although the probability of this
happening is considered to be small.
3 Ongoing maintenance/investment
Just over 50 per cent of the Group’s apartments are in buildings
that have a value year between 1950 and 1975. This means that
the Group will work with extensive refurbishment projects for
several years to come. The subsidiaries are working with
long-term planned maintenance, which to differing degrees
extends into the future. During the past 30 years, the cost of
maintenance has almost every year increased in percentage
terms more than the increase in rent. Rents for older properties
could be too low to finance necessary maintenance. There is a
risk that necessary rent increases in conjunction with refurbishment cannot be implemented, which could in time affect the
extent of the measures and thus the attractiveness of the
properties. The probability that required measures cannot be
financed is considered possible and its impact on the Group is
considered to be average.

1 Changes in value
The properties are reported at fair value in the Consolidated
Statement of Financial Position. The value of the properties is
dependent primarily on the expected net operating income and
the market’s yield and cost of capital requirements. An
apparently small correction in the yield requirements could
have a major impact on the value. Changes in value affect the
Statement of Financial Position, which can entail significant
variations in profit. The cash flow, however, is not affected by
the changes in value and the Group’s equity ratio continues to
be very high. Consequently, the Group is only affected to a
small extent by a fall in property values.
2 Housing rents
Housing rents are the Group’s largest revenue item and thus form
the basis for operations. The Group’s subsidiaries account for
more than half of the rented housing in Gothenburg and the risk
is therefore linked to the housing market as a whole.
Housing rents are on average 3 per cent below those of
privately owned rented housing in the equivalent location
despite the fact that the Group’s holdings are on average
younger than those in the private sector.
There are few vacant apartments and the risk of a rise in
vacant space is considered to be small as Gothenburg has had a
housing shortage for many years. There is a certain risk with
newly constructed apartments, which have a relatively higher
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4 Salary costs; property upkeep and operating administration
The cost of property upkeep and operating administration are
largely driven by organisation and salary costs. The risk of major,
unexpected changes is low although there is a certain risk in the
long term as for many years these costs have also increased more
than rents. At the same time, operating efficiency has been
gradually improved. The probability that these costs could
constitute an operating risk is not considered probable and the
impact is assessed to be minor.
5 Financial cost
For a property company, the rent risk and financing costs are
significant. The Framtiden Group has a lower financial risk than
many other property companies due to the fact that the Group
has a high equity ratio with a low loan-to-value ratio. The Group
also has a very good credit rating AA-/Stable/A-1+, which is
reviewed each year by Standard and Poor’s. This offers good
access to a broad lender base on both the capital market and the
bank market.
A joint Group Finance Policy, which is updated and adopted
each year by the Board of Directors, forms the basis for managing
the financial risks. All financial management has been centralised
at the Parent Company since January 1, 2012. Handling of the
interest risk in the Group’s debt portfolio takes place within the
risk mandate set out by the Board of Directors in the Finance
Policy. At the turn of the year, the average fixed interest period
was 3.0 years and consequently fluctuations in market interest
rates do not have an immediate impact on the debt portfolio. This
provides time to adapt the costs for maintenance and investment
in the property holdings to a higher rate of interest.

Risk and sensitivity analysis

The probability that financial costs will constitute a risk is
considered to be probable and their impact on the result is
assessed to be average.

Sensitivity analysis
The value of the Group’s property portfolio is dependent on
revenue, costs and yield requirements that prevail for property
investments. A one per cent change in these parameters
produces the following changes in the fair value and equity ratio.

Effect on
assets

Change

Effect on
fair value

Effect on
equity ratio

Rent, year 1

+/- 1%

+/- 1.8 %

+/- 0.3 %-points

Long-term level of vacant
+ 1%
space/Rent shortfall

-1.6%

- 0.3 %-points

Operating and
maintenance costs

+/- 1%

-/+ 0.8 %

-/+ 0.1 %-points

Yield requirement and
cost of capital

+/-1%

-/+ 19.8 %

- 4.5 %-points/
+ 3.0 %-points

The change in the yield and cost of capital requirements has the
greatest effect on fair value. Rental revenue and the level of
vacant space do not affect the values to the same extent unless
major changes occur on the market.
Change in the fair
value of properties
Value, SEK m

-20%

-10%

+/-0

10%

20%

54,070 60,828 67,587 74,346 81,104

Loan-to-value ratio, %

28

25

23

21

19

Equity ratio, %

55

57

59

61

63

Impact
on earnings
Rent
Vacant space
Operating costs

Change

Impact on
annual earnings, SEK

+/- 1%

+/- 50 million

1%

- 50 million

+/- 1%

-/+ 21 million

Financial risks
Framtiden Group operations mean that it is exposed to different
financial risks. The Förvaltnings AB Framtiden Finance Policy
has been drawn up within the framework of the City of
Gothenburg Finance Policy and financial guidelines and lays
down authorisation and responsibility for handling the Group’s
financial risks. The Group policy is updated and adopted each
year by the Board of Directors. Since 2012, all financial
management in the Group has been centralised to the
Parent Company.

Sensitivity of net financial income and expense to
interest rate changes
Assuming an unchanged debt volume and unchanged duration
and position composition regarding net exposure, the Group's
net financial income and expense will be affected in the manner
presented in the table below. The calculation is based on the
interest rates and credit margins applicable at the end of 2014
and on an immediate and permanent change in the interest rate
of one percentage point for the whole of the yield curve.
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6 Heating costs
Heating costs account for 27 per cent of the total operating costs
and the largest component is the cost of district heating. Work is
ongoing to reduce the level of use of district heating and thus the
cost. New construction and major property renovations take
place with a focus on energy efficiency in order to reduce the
need for supplementary heating. Work is also taking place to
influence tenants’ and customers’ use of heating through various
information initiatives. As regards district heating, the Group is
dependent on Göteborg Energi as the sole provider, which in itself
could be a risk in the event, for example, of operational disruptions, price changes or price model changes.

The aims for Framtiden Group financing operations and financial
risk management are to coordinate the Group’s capital
requirements, optimise the Group’s capital costs by utilising
economies of scale and minimise the financial net costs over
time within the framework of the Finance Policy. There is
continuous follow-up and control to ensure compliance with the
Finance Policy. For more detailed information about financial
risk management, see Note 48.
The Framtiden Group has a lower financial risk than many
other property companies due to the fact that the Group has a
high equity ratio, 59 per cent (59) and a low loan-to-value ratio,
22 per cent (23). The Group has a high credit rating, AA-/
Stable/A-1+, which is reviewed each year by Standard & Poor’s.
This gives good access to a broad lender base on both the
banking market and the capital market. During spring 2014, the
Group’s financing strategies were changed when the owner, the
City of Gothenburg, reached a decision that borrowing should in
the first instance take place via the City’s internal bank. The
City of Gothenburg therefore carries the financing risk for the
Group’s loans and capital requirements.
Loans via the commercial paper and MTN market as well as
bank loans have been gradually replaced by equivalent loans
from the City of Gothenburg as the loans fall due. The Group’s
total credit portfolio at the year-end amounted to SEK 14,989
million (15,310), of which SEK 2,648 million (5,765) was in the
form of outstanding bank loans, SEK 6,970 million (232) was in
the form of loans from the City of Gothenburg, SEK 0 million
was outstanding on the commercial paper market (2,690) and
SEK 5,371 million (6,623) was outstanding on the Swedish MTN
Market.
The Group is working actively to keep down interest costs
based on the risk mandate issued by the Board of Directors via
the Finance Policy. The average interest rate maturity must be
a minimum of 2.5 years and a maximum of 5.0 years. The
maturity in the interest portfolio during the year varied
between 3.0 and 3.2 years. The focus has been on fixing the
historically low long-term interest rates. At the turn of the year,
the average interest rate maturity was 3.2 years and consequently fluctuations in market interest rates do not have an
immediate impact on the debt portfolio. This provides time to
adapt the costs for maintenance and investment in the property
holdings to a higher rate of interest.
The average rate of interest for the Group’s financial
portfolio at the end of 2014 was 2.7 per cent and it is not
expected to rise during 2015 as it is anticipated that the low
interest rates will continue.

Risk and sensitivity analysis

Byabacken in Kyrkbyn
Photo: Bert Leandersson

Sensitivity of net financial items to interest rate changes,
excluding market valuation, derivatives, 2015-2017, SEK m, Group
						

Sensitivity of the debt portfolio to interest rate changes
SEK m, Group

Effect on net
financial income
and expense

Interest rate
assumption

Interest level,
31-12-2014

2014

2015

2016

2017

-449

-408

-377

-296

-447

-429

-367

Interest +1
percentage point

Interest rate +1
percentage point

Change in the
net interest rate
during 2015

Change in the fair
value of derivatives
as at the year-end

-39

+408

Sensitivity of the credit and derivative portfolios to
interest rate changes
The fair values reported for the credit and derivative portfolios
are based on current market interest rates as at December 31,
2014. To assess the portfolio’s sensitivity to interest rate
changes, a calculation has been made using a change in the
market interest rate of one percentage point for the whole yield
curve.
Sensitivity of the credit and derivative portfolios, to interest
rate changes, 31-12-2014, SEK m, Group
				
Credit portfolio

Derivative portfolio

Interest rate
assumption

Nominal
value

Fair
value

Nominal
value,
net

Fair
value

Interest level,
31-12-2014

-14,989

-15,217

-11,540

-739

Interest +1
percentage point

-14,989

-15,154

-11,540

-331

Backa Röd
Photo: Bert Leandersson
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Proposed allocation of unappropriated earnings and outlook for 2015

Proposed allocation of
unappropriated earnings
The following unappropriated earnings in the Parent Company
are available for allocation at the Annual Meeting (SEK):
Profit brought forward
Profit for the year
TOTAL

981,557,974
283,770,663
1,265,328,637

For details of the Company’s and the Group’s profit and position
in general, reference can be made to the following financial
statements.

It is the opinion of the Board of Directors that the proposed
transfer of funds in the form of a capital transfer does not
prevent the Company from discharging its short-term and
long-term obligations or from making necessary investments.
The proposed capital transfer can thus be justified in the light
of what is stated in Section 17, sub-section 3, paragraphs 2-3
(the precautionary rule) of the Companies Act.
It is the assessment of the Board of Directors that the
Company’s and the Group’s equity, following the proposed
transfer of funds, will be sufficiently large in relation to the
nature and scope of operations and associated risks.

Outlook for 2015
2014 was a year of stronger economic development in the USA
whilst the eurozone was in a state of stagnation and interest
rates fell to historically low levels. There is concern that in 2015
global economic growth will fall in countries such as Brazil,
Russia, India and China as a result of a downturn in demand. In
the USA, the situation is more positive with expectations of a
stronger housing market and an increased level of employment.
In the eurozone, recovery is expected to be weaker with a lower
level of demand.
The Swedish economy is expected to grow by just under 3
per cent during 2015, driven mainly by household consumption.
The trend on the export market is expected to be weak as a
result of a low level of demand in Europe.
During 2014, the population of Gothenburg rose by 8,000 to
541,000 at the year-end. The increase in population is driven in
part by a large net influx and in part by the birth rate outstripping the death rate significantly. We expect this trend to
continue. As a result, the demand for the Group’s apartments is
expected to remain high and the risk of vacant space is
considered to be very low.
Rent negotiations are in progress between the Group’s
companies and the Tenants’ Association. One of the Group
companies, Bostadsbolaget, has already completed negotia-

tions. The rent for all apartments was raised by 0.8 per cent
with effect from January 1.
Operating costs are expected to keep pace with the general
price trend during 2015 and investment will increase by
SEK 500 million compared to 2014.
Net financial income and expense, excluding changes in the
value of derivatives, is expected to fall slightly compared with
the previous year, among other things due to an estimated
lower financing cost compared to 2013.
The demand for housing is high in Gothenburg and the city is
planning to continue densification and expansion. The rate of
construction of residential properties has been too low for a
long time and it is therefore necessary to increase the level of
construction and create more new homes. In the City of
Gothenburg budget for 2015, the Group has been assigned the
task of achieving a level of 1,400 completed homes within
three years. To reach the new target, higher allocation of
municipal land and land purchases are required, as well as the
passing of more local plans and an investigation into the
conditions for greater densification of properties on the
Company’s own land. During 2015, the Group could have around
1,400 homes under construction, of which 1,200 would be for
rent. The number of homes ready for occupation is estimated to
be 440, of which 377 are for rent.
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The Board proposes that the above amount to be allocated as
follows (SEK):
To be carried forward
1,265,328,637

Statement by the Board of Directors on the proposed
dividend

Notes
Consolidated
statement of comprehensive income

Consolidated statement of comprehensive income
SEK 1,000

Note

Rental revenue

4

Property management revenue

5

2014

2013

4,937,326

5,129,456

71,656

259,663

5,008,982

5,389,119

-2,123,318

-2,324,046

-97,337

-108,508

-2,220,655

-2,432,554

Property management expenses
Operating expenses

6, 11

Property charge/Property tax

Net operating income/Gross profit

7

2,788,327

2,956,565

Change in value, investment properties

17

1,542,715

1,128,567

Central administration costs

8, 11

-95,843

-105,941

Construction operations

9, 11

-17,913

13,159

5,960

7,193

4,223,246

3,999,543

Other operating income
Operating profit

10, 12

Financial income
Financial expense
Net financial items

13

Pre-tax profit
Tax on profit for the year

15

Net income for the year

3,412

6,164

-953,724

-263,395

-950,312

-257,231

3,272,934

3,742,312

-706,614

-826,058

2,566,320

2,916,254

-21,247

10,943

4,674

-2,407

2,549,747

2,924,790

2,554,237

2,923,530

Items that should not be reversed in the Statement of Comprehensive Income
Actuarial gain/loss on pension commitment
Tax attributable to an actuarial gain/loss
Consolidated comprehensive income for the year

33

Attributable to:
Parent Company shareholder
Holding without a controlling influence
Total profit for the year
Profit per share on profit attributable to the
Parent Company’s shareholder during the year (expressed in SEK per share)
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-4,490

1,260

2,549,747

2,924,790

25,542

29,235

Consolidated statement of financial position
Notes

Consolidated statement of financial position
SEK 1,000

Note

31-12-2014

31-12-2013

22,445

32,546

22,445

32,546

ASSETS
Non-current assets
Intangible non-current assets
Other intangible non-current assets

16

Investment properties

17

67,586,915

65,925,614

Floating parking facility

18

0

0
95,846

Residential modules

19

85,317

Equipment

20

50,647

61,957

Other non-current assets

21

10,111

29,776

67,732,990

66,113,193

Financial assets
Participations in associated companies

23

323

323

Receivables from associated companies

24

5,600

5,600

Other investments held as non-current assets

25

1,508

1,908

Derivatives

26

54,145

38,376

Other non-current receivables

27

29,996

43,220

91,572

89,427

67,847,007

66,235,166

172,766

109,182

Total non-current assets
Current assets
Inventories etc.

29

Current receivables
Accounts receivable

30

Current income tax receivables
Derivatives

26

Other receivables
Prepaid expenses and accrued income

Cash and bank balances
Total current assets
TOTAL ASSETS

31

46

30,370

55,413

46,688

42,273

0

2,246

27,249

53,501

37,431

62,804

141,738

216,237

1,111

1,124

315,615

326,543

68,162,622

66,561,709

Administration Report 2014 Framtiden 15

Administration Report

Tangible non-current assets

Notes
Consolidated
statement of financial position

Consolidated statement of financial position
SEK 1,000

Note

31-12-2014

31-12-2013

10,000

10,000

100,000

100,000

40,426,251

39,166,958

40,536,251

39,276,958

0

10,871

40,536,251

39,287,829

EQUITY AND LIABILITIES
Equity
Equity attributable to the Parent Company's shareholder
Share capital
Other contributed capital
Profit brought forward, including profit for the year

Holding without a controlling influence
Total equity
Non-current liabilities

36, 37

Provisions for pensions

33

319,711

293,802

Provisions for deferred taxes

34

10,098,181

9,776,440

Other provisions

35

37,700

68,135

MTN programme

37

4,595,772

5,372,824

Liabilities to credit institutions

38

1,200,000

2,738,342

Derivatives

26

782,267

267,763

Liabilities to City of Gothenburg

39

6,788,000

-

23,821,631

18,517,306

Current liabilities

36, 37

Liabilities to credit institutions

38

1,448,000

3,026,067

MTN programme

37

775,333

1,250,000

Commercial paper programme

37

0

2,690,477

Liabilities to City of Gothenburg

39

182,161

232,000

429,956

474,469

Accounts payable
Current income tax liabilities
Other non-interest-bearing liabilities
Derivatives

26

Accrued expenses and prepaid income

40

7,771

17,528

24,789

51,991

10,989

12,002

925,741

1,002,040

3,804,740

8,756,574

Total liabilities

27,626,371

27,273,880

TOTAL EQUITY AND LIABILITIES

68,162,622

66,561,709

41

2,734,269

5,789,569

42

22,437

32,833

MEMORANDUM ITEMS
Pledged assets
Contingent liabilities
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Consolidated statement of changes in equity
Notes

Consolidated statement of changes in equity
Attributable to the Parent Company’s shareholder

Total

Holding
without a
controlling
influence

Total equity

36,353,486

9,553

36,363,039

Other contributed capital

10,000

100,000

36,243,486

Transfer, non-controlling interest

-

-

-58

-58

58

0

Comprehensive income

-

-

2,923,530

2,923,530

1,260

2,924,790

Closing balance 31-12-2013

10,000

100,000

39,166,958

39,276,958

10,871

39,287,829

Opening balance 01-01-2014

10,000

100,000

39,166,958

39,276,958

10,871

39,287,829

SEK 1,000
Opening balance 01-01-2013

Transfer, non-controlling interest

-

-

-114

-114

-

-114

Capital transfer made

-

-

-304,430

-304,430

-

-304,430

Effect of disposal of subsidiaries in conjunction with internal municipal restructuring

-

-

-987,869

-987,869

-6,381

-994,250

Other

-

-

-2,531

-2,531

-

-2,531

Comprehensive income

-

-

2,554,237

2,554,237

-4,490

2,549,747

10,000

100,000

40,426,251

40,536,251

0

40,536,251

Closing balance 31-12-2014
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Share capital

Profit
brought
forward

Notes
Consolidated
statement of cash flows

Consolidated statement of cash flows
SEK 1,000

Note

2014

2013

Current operations
Operating income
Adjustments for items not included in the cash flow etc.

4,223,246

3,999,543

43

-1,029,187

-1,320,819

2,307

7,640

44

-452,917

-490,429

Interest received
Interest paid
Tax paid
Cash flow from current operations before changes in working capital
Cash flow from changes in working capital

45

Cash flow from current operations

-23,445

-60,156

2,720,004

2,135,779

-634,155

252,800

2,085,849

2,388,579

-1,784

-5,985

Investment operations
Investment in intangible non-current assets
Sale of subsidiaries

994,432

-

Investment in financial assets

-2,162

-34,075

Sale/capital repayment of financial assets

23,183

60,813

-2,478,041

-2,216,303

11,837

19,654

Investments in buildings/land improvements/land/construction in progress
Sale of buildings/land improvements/land
Investment subsidies received
Investments in other non-current assets
Sale of other non-current assets
Cash flow from investment operations

742

1,410

-54,263

-41,936

1,346

1,058

-1,504,710

-2,215,364

Financing operations
Change in non-current receivables
Loans raised
Capital repayment of interest-bearing liabilities

2,016

-1,774

6,779,867

1,006,145

-7,058,605

-1,178,498

Dividend paid to shareholder

-304,430

-

Cash flow from financing operations

-581,152

-174,127

-13

-912

46

1,124

2,036

-13

-912

46

1,111

1,124

CASH FLOW FOR THE YEAR
Cash and cash equivalents at the start of the year
Change in cash and cash equivalents for the year
Cash and cash equivalents at the year-end
Unutilised credit pledges

417,839

2,101,591

Total available funds

418,950

2,102,715

Change in interest-bearing net loan debt
Interest-bearing net loan debt at the start of the year

47
-15,602,388

-15,758,118

Increase/decrease in interest-bearing loan debt

320,444

148,212

Increase in provisions

-25,909

8,430

Increase/decrease in cash and cash equivalents
Interest-bearing net loan debt at the year-end
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-13

-912

-15,307,866

-15,602,388

Income statement, Parent Company
Notes

Income statement, Parent Company
SEK 1,000

Note

Management revenue

5

Gross profit
8, 11

Operating income

10

2013
28,200

31,212

28,200

-31,019

-27,900

193

300

Financial income

762,088

493,343

Financial expense

-469,638

-491,524

292,450

1,819

292,643

2,119

Net financial income and expense

13

Income after financial items
Appropriations

14

-8,200

50

Tax on profit for the year

15

-672

574

283,771

2,743

Net profit for the year

Statement of comprehensive income, Parent Company
SEK, 1,000

Note

2014

2013

Profit for the year

283,771

2,743

COMPREHENSIVE INCOME FOR THE YEAR

283,771

2,743
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Central administration costs

2014
31,212

Notes sheet, Parent Company
Balance

Balance sheet, Parent Company
SEK 1,000

Note

31-12-2014

31-12-2013

172

137

172

137

812

969

812

969

ASSETS
Non-current assets
Intangible non-current assets
Other intangible non-current assets

16

Tangible non-current assets
Equipment

20

Financial non-current assets
Participations in Group companies

22

Receivables from Group companies

Total non-current assets

777,131

1,499,189

13,960,000

10,660,000

14,737,131

12,159,189

14,738,115

12,160,295

Current assets
Current receivables
Accounts receivable
Receivables from Group companies
Other receivables
Prepaid expenses and accrued income

Cash and bank balances
Total current assets
TOTAL ASSETS
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31

14

23

507,977

3,721,785

1,067

1,292

49,748

55,263

558,806

3,778,363

28

848

558,834

3,779,211

15,296,949

15,939,506

Balance sheet, Parent Company
Notes

Balance sheet, Parent Company
SEK 1,000

Note

31-12-2014

31-12-2013

10,000

10,000

EQUITY, PROVISIONS AND LIABILITIES
Equity

Share capital
Statutory reserve

2,000

2,000

12,000

12,000

Retained earnings

981,558

1,283,245

Profit for the year

283,771

2,743

1,265,329

1,285,988

1,277,329

1,297,988

Non-restricted equity

Total equity
Untaxed reserves
Tax allocation reserve

32

4,900

3,700

4,900

3,700

393

529

393

529

Provisions
Deferred tax liability

34

Non-current liabilities

36, 37

MTN programme

37

4,595,772

5,372,824

Liabilities to credit institutions

38

1,200,000

1,540,342

Liabilities to City of Gothenburg

39

6,788,000

-

12,583,772

6,913,166

Current liabilities

36, 37

Liabilities to credit institutions

38

250,000

3,026,067

MTN programme

37

775,333

1,250,000

Commercial paper programme

37

0

2,690,477

Liabilities to City of Gothenburg

39

182,161

232,000

Accounts payable
Liabilities to Group companies
Tax payable
Other non-interest-bearing liabilities

3,397

1,938

48,904

345,584

1,213

2,713

430

411

169,117

174,933

1,430,555

7,724,123

Total liabilities

14,014,327

14,637,289

TOTAL EQUITY, PROVISIONS AND LIABILITIES

15,296,949

15,939,506

Accrued expenses and prepaid income

40

MEMORANDUM ITEMS
Pledged assets

41

1,450,000

4,500,000

Contingent liabilities

42

223,760

221,702
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Restricted equity

Notes in equity, Parent Company
Changes

Changes in equity, Parent Company
SEK 1,000

Share
capital

Statutory
reserve

Non-restricted
equity

Opening balance 01-01-2013

10,000

2,000

1,283,245

-

-

2,743

Closing balance 31-12-2013

10,000

2,000

1,285,988

Opening balance 01-01-2014

10,000

2,000

1,285,988

Dividend

-

-

-304,430

Profit for the year

-

-

283,771

10,000

2,000

1,265,329

Profit for the year

Closing balance 31-12-2014
The share capital comprises 100,000 shares with a quota value of SEK 100.
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Cash flow statement, Parent Company
Notes

Cash flow statement, Parent Company
SEK 1,000

Note

2014

2013

Current operations
Operating income
Adjustments for items not included in the cash flow etc.

300

217

276

450,038

510,136

44

-439,111

-467,826

Interest received
Interest paid
Tax paid

-2,451

-5

Cash flow from current operations before changes in working capital

8,886

42,881

Cash flow from changes in working capital

45

-65,990

99,668

-57,104

142,549

Investment in intangible non-current assets

-35

-108

Investment in equipment

-60

-70

-

6

Sale of subsidiaries

994,488

-

Cash flow from investment operations

994,393

-172

-362,422

-16,885

Cash flow from current operations
Investment operations

Sale of equipment

Financing operations
Change, receivables
Loans raised
Capital repayment of interest-bearing liabilities
Capital transfer made
Dividend received
Dividend paid
Capital transfer received
Cash flow from financing operations
CASH FLOW FOR THE YEAR
Cash and cash equivalents at the start of the year

46

Change in cash and cash equivalents for the year
Cash and cash equivalents at the year-end

46

6,779,521

1,030,286

-7,058,605

-1,167,698

-1,092

-17,651

5,169

8,573

-304,430

-

3,750

21,100

-938,109

-142,275

-820

102

848

746

-820

102

28

848

Unutilised credit pledges

417,839

2,101,591

Total available funds

417,867

2,102,439

-14,110,862

-14,248,376

279,084

137,412

Change in interest-bearing net loan debt
Interest-bearing net loan debt at the start of the year
Decrease/increase in interest-bearing debt
Decrease/increase in cash and cash equivalents
Interest-bearing net loan debt at the year-end

47

-820

102

-13,832,598

-14,110,862
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193
43

Notes

Notes (Amounts in SEK 1,000 unless stated otherwise)
Note 1 – General information
Förvaltnings AB Framtiden is a wholly-owned subsidiary of
Göteborgs Stadshus AB, registration number 556537-0888,
which is owned in turn by the City of Gothenburg.
Förvaltnings AB Framtiden owns and manages residential
properties through four subsidiaries. The Group also includes
companies that carry on construction operations as well as
companies that manage and administer disruption matters.

The Parent Company is a limited liability company, registered
and domiciled in Sweden. The address of the Parent Company is
Box 111, SE-401 21 Gothenburg.
The Parent Company’s functional currency and the Group’s
reporting currency is Swedish kronor.
These consolidated financial statements were approved for
publication by the Board of Directors on February 6, 2015.

Consolidated Accounting Principles
Note 2 – Summary of key accounting principles
The most important accounting principles that were applied
when these consolidated financial statements were prepared
are listed below. These principles have been applied consistently to all the years presented unless stated otherwise.
The consolidated financial statements for Förvaltnings AB
Framtiden have been prepared in accordance with the Annual
Accounts Act, RFR 1 Supplementary Rules for Groups, and the
International Financial Reporting Standards (IFRS) and the IFRIC
interpretations where such have been endorsed by the EU. The
consolidated financial statements have been prepared according
to the purchase method apart from valuations of properties and
financial assets and liabilities (including derivatives), which are
valued at fair value through profit or loss.
The preparation of financial statements in accordance with
IFRS requires use of a number of key estimates for accounting
purposes. In addition, it is necessary that the management
make certain assessments in conjunction with the application
of the Group’s accounting principles. These assessments are
based on historical experience and the various assumptions
that the management and the Board of Directors consider
reasonable under the prevailing circumstances. The conclusions
drawn from this process form the basis for decisions regarding
the carrying amounts of assets and liabilities in those cases
where the amounts cannot be established using information
from other sources.

New and amended standards applied by the Group.
Below are the standards that the Group applied for the first
time during the financial year beginning January 1, 2014 and
which have a material impact on the consolidated financial
statements.
IFRIC 21 ’Levies’ deals with the reporting of levies, i.e.
different charges that could be imposed on companies by a
government or equivalent body through legal enactments and/
or regulation. The interpretation statement deals with the
point in time an obligating event gives rise to a liability. The
obligating event that gives rise to a liability is the event that
triggers the payment of a levy. For the Group this means that
the entire property charge/tax for the year must be entered as
a liability on January 1 when the charge must be paid by the
party that owns the property on January 1 in the year in
question. The property charge/tax is then allocated to a
specific period as an asset over the course of the year.

24 Administration Report 2014 Framtiden

IFRS 12 ’Disclosures of interests in other entities’ refers to
disclosure requirements for all forms of holdings in other
companies, such as subsidiaries, cooperative arrangements,
associate companies and non-consolidated structured
companies.

New standards, amendments and interpretations of
existing standards that have not been applied in
advance by the Group.
A number of new standards and amendments to interpretations
and existing standards came into effect for financial years
commencing after January 1, 2014 and have not been applied in
the preparation of the consolidated financial statements. None of
these are expected to have any material impact on the consolidated financial statements with the exception of the following.
IFRS 9 ’Financial instruments’ deals with classification,
valuation and reporting of financial liabilities and assets. The full
version of IFRS 9 was issued in July 2014. It replaces those parts
of IAS 39 that deal with classification and valuation of financial
instruments. IFRS 9 states that there are three valuation
categories for financial assets: accrued acquisition value, fair
value in other comprehensive income and fair value in profit or
loss. The classification depends on the company’s business
model and the characteristic features of the instrument. For
financial liabilities, the classification is not changed and nor is
the valuation apart from those cases when a liability is reported
at fair value in profit or loss based on the fair value alternative.
Changes in value attributable to changes in the company’s own
credit risk should then be reported under other comprehensive
income. The Group has not yet evaluated the effects.
IFRS 15 ’Revenues and contracts with customers’ governs
how reporting of revenue should take place. The principles on
which IFRS 15 is based should provide users of financial
statements with more usable information about the company’s
revenue. The expanded information obligation means that
information about the type of revenue, point of settlement,
uncertainty linked to revenue reporting and cash flow attributable to the company’s customer contracts must be provided.
IFRS 15 comes into force on January 1, 2017. The Group has not
yet evaluated the full effect on the financial statements.
None of the other IFRS and IFRIC interpretations that have
yet to come into effect are expected to have any material
impact on the Group.

Notes

 Note 2, continued
Principles for consolidated financial statements

Transactions with shareholders without a controlling
influence
The Group deals with transactions with shareholders without a
controlling influence in the same way as transactions with the
Group’s shareholders. In the case of acquisitions from shareholders without a controlling influence, the difference between
the purchase sum paid and the actual acquired proportion of
the carrying amount of the subsidiary’s net assets is reported
in equity. Profits and losses on disposals to shareholders
without a controlling influence are also reported in equity.
At the end of 2014 there were no holdings without controlling influence remaining. Previously, there were other parties
who held 8.16 per cent of the shares in Scandinaviumbolaget.
Sale of subsidiaries
When the Group no longer has a controlling influence or a
significant influence, each remaining holding is revalued at fair
value and the change in the carrying amount is reported in the
Statement of Comprehensive Income. All amounts pertaining to

the disposed unit that were previously reported in other
comprehensive income are reported as if the Group had directly
disposed of the assets or liabilities in question. This can mean
that amounts that were previously reported under Other
comprehensive income are reclassified as profit.
The corporate review within the City of Gothenburg led to
the sale of GöteborgsLokaler, Parkeringsbolaget and Scandinaviumbolaget on January 2, 2014. In the opinion of the Group,
the sale of these companies has not had a material impact on
the Statement of Financial Position and it has therefore,
according to IFRS 5, opted not to report the assets and
liabilities attributable to the companies separately in the
Statement of Financial Position according to IFRS 5.
Associated companies
Associated companies are companies in which the Group has a
significant but not controlling influence, which as a rule applies
to a shareholding carrying between 20 per cent and 50 per cent
of the voting rights. Shareholdings in associated companies are
reported according to the equity method and are valued initially
at cost. The Group’s proportion of profit that arose in the
associated company following the acquisition is reported in the
Statement of Comprehensive Income. When the Group’s share of
an associated company’s losses amounts to or exceeds its
holding in the associated company, the Group does not report
further losses unless the Group has assumed obligations or has
made payments on behalf of the associated company.
If the shareholding in an associated company falls but a
controlling influence still remains, only a proportional share of
the amount that was previously reported under Other comprehensive income is reclassified, where relevant, to profit or loss.

Internal reporting
With effect from 2013, all internal reporting within the Group is
based on the Annual Accounts Act and the Swedish Accounting
Standards Board General Guidelines 2012:1 Annual Accounts
and Consolidated Financial Statements (K3).

Segment report
An operating segment is reported in a manner that concurs with
the internal report submitted to the highest executive decisionmaker. The Group owns and manages residential properties and
administers disruption matters and construction operations. A
follow-up of the results and allocation of resources within the
Group is made for each subsidiary. The Group carries on its
operations within the City of Gothenburg with customers in the
same geographical area. The segments are consolidated
according to the same principles as the Group as a whole.
The result which the executive decision-makers follow up
and use as a basis for allocation of resources is known as the
property result. The difference between this figure and the
Group’s financial statements refers largely to market valuation
of investment properties and financial instruments.

Translation of items in foreign currency
Transactions in foreign currency are translated into the
functional currency according to the exchange rate on the date
of the transaction. Exchange gains and losses in conjunction
with payment of such transactions and in conjunction with
translation of monetary assets and liabilities in a foreign
currency at the year-end rate, are reported in the Statement of
Comprehensive Income.
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Subsidiaries
Subsidiaries are all the companies in which the Group has a
controlling influence. The Group controls the company when it is
exposed to or has the right to a variable return on its holding in
the company and has the potential to influence the return
through its influence over the company. Subsidiaries are included
in the consolidated financial statements from the date on which
the controlling influence passes to the Group and they are
excluded from the Group from the date on which the controlling
influence ceases.
The purchase method is used to report the Group’s acquisition of businesses. The purchase sum for the acquisition of a
subsidiary comprises the fair value of transferred assets and
liabilities. The purchase sum also includes the fair value of all
assets or liabilities that ensue from an agreement regarding a
conditional purchase sum. Acquisition-related costs are expensed
as they arise. Identifiable, acquired assets and liabilities taken
over as part of a business combination are valued initially at fair
value on the date of acquisition. The Group decides in the case of
each acquisition whether all holdings without a controlling
influence in the acquired company will be reported at fair value or
at the proportional share of the holding of the acquired company’s net assets. The amount at which a purchase sum, possible
holding without a controlling influence and fair value on the
acquisition date of previous shareholdings exceeds the fair value
of the Group’s proportion of identifiable acquired net assets, is
reported as goodwill. If the amount falls below the fair value of
the acquired subsidiary’s assets, the difference is reported
directly in the Statement of Comprehensive Income.
When an acquisition of a subsidiary does not refer to the
acquisition of business operations but rather an acquisition of net
assets in the form of investment properties, the acquisition cost
is divided up in the acquisition analysis among the acquired net
assets. An acquisition of investment properties is classified as an
acquisition of net assets if the acquisition refers to properties
with or without leases, but which does not include the staff/
organisation and the processes required to carry on property
management operations.
Intragroup transactions and Statement of Financial Position
items, income and costs, as well as unrealised profits on
transactions between Group companies, are eliminated.

Notes

 Note 2, continued
Intangible non-current assets
These non-current assets are reported at cost, reduced by
depreciation according to plan and possible impairment.
Depreciation takes place on a straight-line basis over the
estimated useful life of the asset. The useful life is five years.

Tangible non-current assets
Investment properties
All the Group’s properties are classified as investment properties with the odd exception. The term investment properties
includes buildings, land and land equipment. The investment
properties are held for the purpose of generating rental
revenue and/or an increase in value. The properties are
reported at fair value. Fair value is based on the assessed
market value on the closing date. Additional expenses are
added to the carrying amount of the asset only when it is
probable that the future financial benefits that are associated
with the asset will benefit the Group. Changes in fair value,
apart from investments, are reported in the Statement of
Comprehensive Income as a change in value, investment
properties. Revenue from investment properties is reported in
accordance with the revenue section.
An internal valuation is made for each property in conjunction with the final accounts. The valuation model is based on
discounting of estimated payment flows with consideration
given to the properties’ rent level, letting level, etc. Actual
operating and maintenance costs are replaced by normalised
costs for each property. See also Note 17.
Property sales and property purchases are reported in
conjunction with risks and benefits associated with title
passing to the purchaser or vendor. The change in value of the
properties up to the point of sale or disposal is reported in the
Statement of Comprehensive Income as a change in value,
investment properties.
Floating parking facility, residential modules,
equipment and other non-current assets
These non-current assets are reported at cost reduced by
depreciation according to plan and possible impairments. For the
floating parking facility, equipment and other non-current assets,
depreciation takes place on a straight-line basis over the
expected useful life of the asset. The residual value and the
expected useful life of the assets are examined on each closing
date and adjusted as necessary. The value of an asset is impaired
if its carrying amount exceeds its estimated recoverable value.
Profit and loss on disposal are assessed by making a
comparison between the sales income and the carrying amount
and is reported under Other operating income and expense.
New construction and redevelopment in progress
New construction and redevelopment in progress, investment
properties, is valued at fair value. An individual assessment is
made of each project.
New construction and redevelopment in progress that does
not refer to investment properties is reported at the carrying
amount under the heading ’Redevelopment in progress’. Where
there is a need for impairment, an impairment is made directly
to the expected value according to the valuation model.
Impairment is made against the non-current asset in question.
Depreciation
Depreciation of non-current assets is based on the acquisition
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value. No depreciation of investment properties takes place.
Depreciation takes place to allocate the acquisition value or
revalued amount down to the estimated residual value over the
estimated useful life. Depreciation is done linearly using the
following percentages of the acquisition value:
Intangible non-current assets			
Floating parking facility				
Equipment and land equipment		
Residential modules		
Other non-current assets		

20
6.67
5-33
5
20

Stock
Stock is reported at the lower of the acquisition value and the
net realisable value. The net realisable value is the estimated
sales price in current operations with a deduction for applicable
variable sales costs.
Stock is valued at the direct manufacturing cost with a
supplement for a certain proportion of indirect costs.
Stocks include properties held for resale in current
operations or which are being built or developed with the
intention of being sold in that manner. Revenue recognition
takes place in conjunction with final inspection.

Financial instruments
The principle for the valuation of financial instruments is that
derivatives are valued at fair value whilst other financial
liabilities and other financial assets are valued at the accrued
acquisition value. A financial asset or liability is entered in the
Statement of Financial Position when the Group becomes a
party in a contractual relationship. Accounts receivable are
recorded when an invoice has been sent and the liability is
recorded when there is a contractual obligation to pay, even if
an invoice has not been received. An account payable is
recorded when an invoice has been received. Financial assets
are removed from the Statement of Financial Position when the
right to receive cash flows from the instrument has expired or
been transferred and the Group has transferred all risks and
benefits associated with title. Financial liabilities are removed
from the Statement of Financial Position when the commitment
in the agreement has been discharged.
Financial assets and liabilities are set off and reported at a
net amount in the Statement of Financial Position only when
there is a legal right to set off the reported amounts and there
is an intention to settle at a net amount or at the same time
realise the asset and settle the debt.
The Group classifies its financial instruments as follows:
Financial assets and liabilities are valued at fair value in profit
or loss
These assets and liabilities are reported at fair value at the
time of acquisition and are subsequently valued on an ongoing
basis at fair value. The change in value is reported in the
Statement of Comprehensive Income for the period in which it
arises. The Group’s derivatives fall into this category.

Accounts receivable and loan receivables
Accounts receivable are financial assets that are not derivatives, have set payments and are not listed on an active
market. They are included in current assets with the exception
of items that fall due later than 12 months after the closing
date, which are classified as non-current assets. Valuation

Notes

 Note 2, continued
takes place initially at fair value and then at the accrued
acquisition value with the application of the annual equivalent
rate method. Other investments held as non-current assets and
other non-current receivables are classified under this category
and are valued at cost unless there is a need for impairment.

Borrowing
Borrowing is reported initially at fair value with an adjustment for
transaction costs and subsequently at the accrued acquisition
value with the application of the annual equivalent rate method.
The difference between the amount received and the repayment
amount is reported in the Statement of Comprehensive Income,
divided over the period of the loan with the application of the
annual equivalent rate method. Borrowings are classified as
current liabilities unless the Group is entitled to defer payment of
the liability for at least 12 months after the year-end. Interest
costs are assigned to a specific period and are expensed over the
term. An overdraft facility with the City of Gothenburg is reported
as a current liability to the City of Gothenburg.
Interest on projects during the construction period, which
means that borrowing expense that is directly attributable to
purchases, construction or production of an asset that takes a
considerable length of time to complete for it to be used or sold,
is capitalised as part of the acquisition value of the assets. When
calculating the Group’s borrowing expense that is to be capitalised, use is made of these subsidiaries’ average financing cost.
Accounts payable and other liabilities
Accounts payable and other liabilities have a short expected term
and are reported at the nominal amount without discounting.
Cash and cash equivalents
Cash and cash equivalents comprise cash and bank holdings
and other current investments that fall due within three
months of the date of acquisition.

A provision is reported when the Group has a legal or informal
commitment because of previous events, where it is likely that
an outflow of resources will be required to settle the commitment and the amount has been calculated in a reliable manner.
Provisions are valued at the current value of the amount
that is expected to be demanded to settle the commitment. In
this respect, a discount rate before tax is used, which reflects a
current market assessment of the time-dependent value of
money and the risks associated with the provision. The
increase in the provision caused by the passing of time is
reported as an interest cost.

Payments to employees
The Group has different plans for remuneration after termination of employment, including defined benefit and defined
contribution pension plans.
Pension commitments
A defined contribution pension plan is a pension plan according
to which the Group pays fixed charges to a separate legal
entity. The Group does not have any legal or informal obligations to pay further charges if this legal entity does not have
sufficient assets to make all payments to employees associated
with the employees’ service during current or previous periods.
The Group’s payments in respect of defined contribution plans
are reported as a cost during the period in which they arise.
A defined benefit pension plan is a pension plan that is not
linked to defined contributions. A characteristic of defined
benefit plans is that they state the pension amount an
employee will receive following retirement, normally based on
one or more factors, such as age, period of service and salary.
Provisions for commitments related to post-employment
payments arise when the commitments are defined benefit
commitments. The liability reported in the Statement of
Financial Position in respect of defined benefit pension plans is
the current value of the defined benefit commitment at the
year-end. Pension obligations are calculated actuarially using the
’Projected unit credit method’. Calculation takes place each year
for the Group’s defined benefit plans with the aid of an external
actuary. The current value of the defined benefit obligation is
set through discounting of estimated future cash flows using a
rate of interest based on housing loan bonds that have terms
comparable to the pension obligation in question. Actuarial gains
and losses resulting from experience-based adjustments and
changes in actuarial assumptions are reported under Other
comprehensive income during the period in which they arise.
Within the Framtiden Group, there are a number of persons
who have defined benefit ITP plans with continuous payments
to Alecta. The ITP plan, which is financed through insurance
with Alecta, is a defined benefit pension plan that covers
several employers according to UFR 6. In this pension plan, the
main rule is that a company should report its proportional part
of the defined benefit pension commitment as well as the plan
assets and costs associated with the pension plan. The above
account should also include information specified in the
stipulations in IAS 19. As the requisite information cannot be
obtained from Alecta, these pension commitments are reported
as a defined contribution pension plan according to IAS 19 until
the requisite information is received from Alecta. This means
that premiums paid to Alecta on an ongoing basis will continue
to be reported as a cost in the future.
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Derivatives
Derivatives are held to handle the Group’s financial risk
exposure by hedging existing interest and currency exposure
against changes in interest rates and currency exchange rates.
All derivatives are valued at fair value and the effect of
changes in value is reported in net interest income and
expense. Interest derivatives are held to secure the desired
fixed interest period in the existing loan financing. Foreign
exchange futures are also used to reduce risks in conjunction
with losses in foreign currency. All changes in value of such
derivatives are reported under net interest income and
expense. Hedge accounting is not applied.
The calculation of fair value is based on market listings and
generally accepted calculation methods. The credit portfolio is
assigned a market value using the Swedish swap rates on the
valuation date as a starting point plus a credit margin in line
with the market. The fair value of the derivative portfolio is
based on the Swedish swap rate on the date of valuation.
Interest swaps are valued by discounting future cash flows to
the current value based on a listed market rate for the term in
question. The value does not include accrued interest. A
Forward Rate Agreement (FRA) is valued by comparing the
agreed interest rate with the official market listing for each
contract. The fair value of derivatives with an option element
(Cap contracts, swap options and structured swaps) corresponds to the current repurchase price on the valuation date.

Provisions

Notes

 Note 2, continued
Payments in conjunction with termination
Payments in conjunction with termination are made when an
employee’s employment is terminated by the Group before the
normal retirement date or when an employee accepts voluntary
redundancy in exchange for such payments. The Group reports a
severance payment when it is evident that it is linked to either
giving notice to an employee according to a detailed formal plan
without the possibility of revocation, or making payments in
conjunction with termination as a result of an offer made to
encourage voluntary redundancy. The benefits that fall due
more than 12 months after the year-end are discounted at the
current value.

Leasing
Lessor
The Group’s lease agreements are operational lease agreements and only comprise leasing of properties. Revenue from
operational lease agreements is reported in accordance with
the Revenue section.
Lessee
All the Group’s lease agreements are operational lease
agreements and are expensed in the Statement of Comprehensive Income on a straight-line basis over the term of the lease.

Revenue
Revenue covers the fair value of what will be received in the
Group’s current operations. The revenue is reported exclusive
of VAT and discounts and after elimination of intragroup sales.
The Group reports revenue when the amount can be
measured reliably, it is probable that financial benefits will
accrue to the Company and special criteria have been satisfied
as described below. The revenue amount is not regarded as
being possible to measure reliably before all commitments
regarding the sale have been discharged or fallen due. The
Group bases its assessment on historical outcome, taking into
account the type of customer, type of transaction and specific
circumstances in each individual case.
Rental revenue is notified in advance and the allocation of
rents to specific periods takes place so that only the part of the
rents that refer to the period is reported as revenue.
Property sales are reported in conjunction with risks and
benefits associated with title passing to the purchaser.
Revenue from cash and credit card payments in respect of
parking spaces is reported during the same period the space
was utilised.
Revenue from parking fines is reported during the same
period that they were imposed.

to or reduce tax in the future.
Current tax is the tax computed on the taxable profit for a
period. The taxable profit for the year differs from the reported
profit for the year in the fact that it is adjusted for non-taxable
and non-deductible items. The Group’s current tax liability is
computed according to the tax rates stipulated or notified at the
year-end.
Deferred tax receivables and liabilities are reported in the
Statement of Financial Position for all taxable temporary
differences between carrying amounts and fiscal values for
assets and liabilities. Deferred tax receivables are reported in
the Statement of Financial Position with regard to deficit
deductions and all temporary differences to the extent it is
probable that the amounts can be set off against future taxable
surpluses. The carrying amount of the deferred tax receivables is
examined at each year-end and is reduced up to the point that it
is no longer probable that a sufficient taxable surplus will be
available for utilisation.
Deferred tax is computed according to the tax rates that
have been decided and are expected to apply for the period
when the asset is recovered or liabilities settled.

Reporting of maintenance costs
Repairs in the form of consumables and replacement of minor
parts are reported in profit or loss as operating costs whilst
costs incurred for replacing components are reported as a
property investment.

Government support
The Group receives government support in the form of
investment grants in conjunction with new construction or
redevelopment.
Grants from the government are reported at fair value
when there is reasonable certainty that the grant will be
received and that the Group will satisfy the terms and conditions associated with the grant.
Government support related to assets is reported as a
reduction in the acquisition value of the asset.
Government support related to costs is allocated to a
specific period and is reported in the Statement of Comprehensive Income over the same periods as the costs for which the
grants and subsidies are intended to cover. Grants and
subsidies related to profit are reported under a separate
heading in the Statement of Comprehensive Income.

Statement of Cash Flows
The indirect method has been used to report cash flow from
current operations.

Reporting of income taxes

Parent Company’s accounting principles

Income taxes refer to taxes based on the Company’s profit. Taxable profit is the surplus or deficit for a period that will form the
basis for calculating the current tax for the period according to
current legislation.
Taxes are reported in the Statement of Comprehensive
Income except in those cases where the underlying transaction
is reported directly in other comprehensive income or directly in
equity, whereupon the tax effect is also reported in other
comprehensive income or equity.
The tax expense or tax income for the period comprises
actual tax and deferred tax. Deferred tax is tax attributable to
taxable or deductible temporary differences, which will give rise

The Parent Company has prepared its annual accounts
according to the Annual Accounts Act and the Swedish
Financial Reporting Board recommendation RFR 2 Reporting for
legal entities, as well as applicable statements from the
Emerging Issues Task Force. RFR 2 means that in the annual
accounts for the legal entity the Parent Company shall apply all
EU-endorsed IFRS and statements as far as this is possible
within the framework of the Annual Accounts Act and the
Safeguarding of Pension Commitments Act and with consideration given to the link between accounting and taxation. The
recommendation states which exceptions and addenda shall be
made to IFRS. The differences between the Group’s and the
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Notes

 Note 2, continued
Parent Company’s accounting principles are stated below.
Unless stated otherwise, the principles are applied consistently
for all the years presented.

Financial instruments
The Parent Company uses the exception in RFR 2 regarding IAS
39 and thus reports other financial instruments at cost
according to the Annual Accounts Act.
The results of prematurely closed derivative contracts, the
purpose of which has been to secure future interest levels, are
period-allocated over the remaining term of each derivative
contract. In the case of a material change in financing, the
effect can be taken up as income.
Payment to employees
The Parent Company pension commitments have been
calculated and reported according to the Safeguarding of
Pension Commitments Act. Application of this act is a prerequisite for the right to make tax deductions.
Deferred tax
The amounts allocated to untaxed reserves comprise taxable
temporary differences. The link between accounting and
taxation means that a deferred tax liability is not reported
separately in a legal entity in respect of untaxed reserves.
Untaxed reserves are reported gross in the Income Statement
and the Balance Sheet.
Capital transfers
Capital transfers received and made are reported as an appropriation. Tax on capital transfers is reported in profit or loss.
Mergers
Mergers are reported according to the consolidated value
method, which means that assets and liabilities are taken over at
values based on the acquisition analysis prepared in conjunction
with the original acquisition of the transferring company. The
merger difference is reported directly under equity.

Note 3 – Estimates and assessments
In order to prepare the accounts in accordance with IFRS and
generally accepted accounting principles, it is required that
assessments and assumptions are made which affect the
assets, liabilities, income and costs reported in the final
accounts as well as other information. These assessments are
based on historical experience and other factors that are

Egnahemsbolaget
The Company has a risk in the approximately 350 dwellings
built using single-step, sealed, rendered facades. A design risk
has emerged in recent years with regard to damp. The Group
has made provisions for the future cost of damage to rendering, see also Note 35.

Property valuation
The model for determining the fair value of the Group’s property
holdings within the housing companies is based on a ten-year
cash flow calculation and an estimated net operating income for
year 11. In order to calculate the cash flow/net operating
income for year 1, use is made of assessed rents for 2015,
contracted rent shortfall as at 30-11-2014, normalised
operating and maintenance costs as well as property tax
payable. To determine the net operating income trend during
the calculation period, assumptions are made regarding trends
for inflation, rents, rent shortfall, operating and maintenance
costs and property tax. These assumptions vary depending on
the market location and age of each property. The market
location is also reflected in the yield requirement and cost of
capital. All assumptions are based on assessments made by
external valuation institutes. As a valuation should reflect
expected payment implications, there is always a degree of
uncertainty in the assessment. Furthermore, each property is
unique and it is difficult to predict what the price would be in
the event of a sale. An assessed fair value is always associated
with a certain range of uncertainty. Normally, this is between
five and ten per cent. The Group’s fair values are based on an
assumption that the properties are sold as individual properties
and not as portfolios containing several properties, which would
affect the balance between supply and demand. The valuation
is also based on an assumption that the properties are sold as
management objects, i.e. the increase in value that could arise
in conjunction with a sale to a cooperative housing association
is not taken into account. Consequently, the acquisitions made
by cooperative associations cannot be used as a basis in the
value assessment. See also Note 17 Investment properties.
An apparently low demand for dwellings or properties in
Gothenburg could have a significant effect on the value of the
Group’s property holdings. An effect on the parameters listed
below generates the following change in the fair value and
equity ratio.
Change
Rent, Year 1
+/- 1%
Long-term level of
+ 1 percentage
vacant space/rent
point
shortfall
Operating and mainte+/- 1%
nance costs
Yield requirement and
cost of capital

+/-1 percentage point

Effect on
fair value

Effect on
equity ratio
+/- 0.3 percent+/- 1.8 %
age points
-1.6%
- 0.3 percentage points

-/+ 0.1 percentage points
- 4.5 percentage points
-/+ 19.8%
+3.0 percentage points
-/+ 0.8%
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Participations, Group companies
In the Parent Company’s final accounts, participations in Group
companies are reported at cost with a deduction for possible
impairments. All costs attributable to the acquisition of a
business are expensed in the Parent Company, e.g. transaction
charges. As regards conditional supplementary purchase sums,
these are handled according to the rules governing provisions.
Revaluations of supplementary purchase sums are reported
against the acquisition value. Dividends received are reported
as financial income.
When there is an indication that shares and participations
in subsidiaries have fallen in value, a calculation is made of the
recoverable value. If this is lower than the carrying amount, an
impairment is made.

considered reasonable under the prevailing circumstances,
including expectations regarding future events. The actual
outcome could differ from these assessments if other assumptions are made or other conditions exist.

Notes

Note 4 – Rental revenue
Group

Note 6 – Operating expenses
2014

2013

4,572,561

4,470,261

Non-residential properties

219,996

Other rental revenue

144,769
4,937,326

5,129,456

Residential properties

2014

2013

Heating

-440,945

-509,564

386,436

Electricity

-131,413

-148,944

272,759

Water and sewage

-174,054

-163,719

Refuse collection

-123,121

-122,092

Property upkeep

-458,756

-475,970

Repairs

-242,589

-233,565

Operating administration

-354,213

-461,995

The Group’s contract portfolio largely comprises apartment
leases that normally have a period of notice of three months.
Non-residential leases are normally taken out for 1-5 years
with a period of notice that is normally 9-12 months.
Other rental revenue refers largely to the letting of parking
spaces and garages.

Group

2014

Property management assignments

4,334

25,544

130

152,281

Parking fines
Other property management revenue

2013

-

19,531

67,192

62,307

71,656

259,663

Other property management revenue largely comprises income
in conjunction with the expansion of Framtiden Broadband.
Parent Company
Group management fee
Other

Riksdalersgatan in Högsbo
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Other

-198,227

-208,197

-2,123,318

-2,324,046

Note 7 – Segment reporting

Note 5 – Property management revenue

Parking revenue

Group

2014

2013

31,177

28,200

35

-

31,212

28,200

A follow-up of the results and allocation of resources within
the Group is made to each subsidiary. The result figure which
the executive decision-makers follow up and use as a basis for
allocation of resources is known as the property result. The
property result according to internal reporting is defined as the
net operating income plus other income and expense, excluding
items affecting comparability, such as impairments, reversed
impairments and property sales. The difference between the
internal result figure and the Group’s financial statements
refers largely to the market valuation of investment properties
and financial instruments.

Notes

 Note 7, continued
31-12-2014
SEK m
Revenue

Poseidon

Bostadsbolaget

Familjebostäder

Other
companies

Elimination

Total

1,941

1,626

1,240

241

-51

4,997

-1,047

-891

-210

51

-3,328

710

579

349

31

0

1,669

Other items

-454

-247

-176

-54

-23

-954

Net financial income and expense

-186

-168

-95

314

-314

-449

70

164

78

291

-337

266

1,492

847

1,032

84

30

3,485

-2

-1

0

-499

-

-502

-

-

-

-

23

23

1,560

1,010

1,110

-124

-284

3,272

Total assets according to internal reporting

12,092

7,826

5,586

16,315

-15,182

26,637

Adjustment to fair value, investment properties

15,139

14,364

11,442

771

-221

41,495

-10

0

-1

42

-

31

-

-

-

108

-108

0

27,221

22,190

17,027

17,236

Poseidon

Bostads-
bolaget

Familje-
bostäder

Other
companies

Elimination

Total

1,901

1,585

1,221

789

-81

5,415

Property management expenses

Profit after net financial income and expense
according to internal reporting
Change in value, investment properties
Change in value, financial instruments
Other items
Profit after net financial income and expense
according to IFRS

Adjustment to fair value, financial instruments
Other items

Total assets according to IFRS

-15,511 68,163

31-12-2013
SEK m
Revenue

-1,113

-945

-764

-559

77

-3,304

Property result

788

640

457

230

-4

2,111

Other items

-537

-426

-346

-73

-7

-1,389

Net financial income and expense

-204

-180

-105

-16

-5

-510

47

34

6

141

-16

212

1,303

861

608

299

208

3,279

-2

-1

0

-

255

252

-

-

-

-

-1

-1

1,348

894

614

440

446

3,742

Total assets according to internal reporting

11,707

7,636

5,263

18,425

-16,018

27,013

Adjustment to fair value, investment properties

13,704

13,619

10,512

2,034

-328

39,541

-17

0

-2

27

-

8

-

-

-

48

-48

0

25,394

21,255

15,773

20,534

-16,394

66,562

Property management expenses

Profit after net financial income and expense
according to internal reporting
Change in value, investment properties
Change in value, financial instruments
Other items
Profit after net financial income and expense
according to IFRS

Adjustment to fair value, financial instruments
Other items
Total assets according to IFRS
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-1,231

Property result

Notes

 Note 10, continued
Note 8 – Fees to elected auditors
Group

2014

2013

-2,126

-2,228

-206

-199

Fee to PwC
Main audit
Audit fee in addition to the main audit
Other services

-56

-164

-2,388

-2,591

In addition to the above fee to the elected auditing firm, a fee
of KSEK 1,195 (1,376) was paid for the lay audit.
		
Parent Company

2014

2013

-291

-322

-

-7

Fee to PwC
Main audit
Audit fee in addition to the main audit
Other services

-50

-21

-341

-350

In addition to the above fee to the elected auditing firm, a fee
of KSEK 120 (168) was paid for the lay audit.
		

Note 9 – Construction activities
Group

2014

2013

68,397

221,089

Costs, construction activities

-86,310

-207,930

Total, construction activities

-17,913

13,159

Revenue, construction activities

Construction activities refer to the construction of single-family
dwellings by Egnahemsbolaget and which are subsequently made
available on a sole ownership or cooperative ownership basis.
Revenue recognition takes place in conjunction with the
final inspection. During the year, 16 dwellings (111) were
recognised in revenue.

Note 10 – Personnel
GROUP
2014

2013

Women

401

423

Men

504

563

905

986

Average number of employees

Board members, deputy Board members,
Managing Directors and Deputy
Managing Directors
Other employees

Other employees

-14,919

-341,928

-375,236

-351,389

-390,155

Salary to the Managing Directors includes severance pay and
salary during the period of notice amounting to KSEK 0 (3,195).
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-2,327

-3,385

-38,892

-47,769

-41,219

-51,154

Other social security expenses

-113,091

-127,149

Total personnel expenses

-505,699

-568,458

Principles for remuneration to the Board, Managing Directors
and Deputy Managing Directors, Group
A fee is paid to the chairs and members of the boards in
accordance with a decision by the City Council. Employee
representatives do not receive a Board fee.
Payment to the Managing Directors and Deputy Managing
Directors comprises a basic salary, other benefits and a
pension. Pension benefits and other benefits form part of the
total remuneration. Remuneration to the Managing Directors is
decided by the CEO of the Parent Company in consultation with
the City of Gothenburg.
Pensions
According to an agreement, the Managing Directors in the
Group can retire at the age of 65. Other senior executives are
entitled, with odd exceptions, to retire at the age of 65.
Pension benefits are equivalent to payment under the ITP plan.
Severance pay
Managing Directors in the Group have agreed mutual periods of
notice of six months and in the case of termination of employment by the companies, severance pay is payable for 18
months. There are agreements with other senior executives
within the Group regarding periods of notice of 6-12 months.
There are also agreements with a small number of other senior
executives regarding a one-month period of notice with
severance pay of 12 months’ salary. The remaining senior
executives are subject to central collective agreements.
Profit-sharing and bonus schemes
The Group does not have any profit-sharing or bonus schemes.
Remuneration and other benefits to senior executives, Group
Basic
salary/
Board fee

Other
benefits

Pension
cost

Total

Chairman of the Board

258

-

-

258

Other Board members

735

-

-

735

Deputy Board members

172

-

-

172

8,296

123

2014
-9,461

2013

Pension expenses for the Managing Director include pension
expenses during the period of notice amounting to KSEK 0 (192).

Salaries and remuneration
Board members, deputy Board members,
Managing Directors and Deputy
Managing Directors

2014
Pension expenses

Managing Directors
and Deputy Managing
Directors

2,327 10,746

Other senior executives

31,974

516

6,662 39,152

Total

41,435

639

8,989 51,063

Notes

 Note 10, continued
2013

Basic
salary/
Other
Board fee benefits

Pension
cost

Total

Chairman of the Board

300

-

-

300

Other Board members

852

-

-

852

Deputy Board members

198

-

-

198

13,569

253

Managing Directors
and Deputy Managing
Directors*

3,385 17,207

40,566

953

7,758 49,277

55,485

1,206

11,143 67,834

* Salary, benefits and pension expense for the Managing
Directors include costs during the period of notice and
severance pay amounting to KSEK 3,387.
Other benefits refer to car and meal benefits. The pension
cost refers to the cost that has affected the profit for the year.
The Other senior executives group comprises 41 persons
(57) in total for the Group.
Executive management, gender breakdown
Group, %

Women

Men

2014
Board of Directors

43

57

CEO and other executives

37

63

Pensions
The CEO of the Parent Company and other senior executives
are entitled to retire at the age of 65. The CEO of the Parent
Company has a defined contribution pension of 30 per cent of
normal salary. Pension benefits for other executives are
equivalent to payment under the ITP plan.
Severance pay
An agreement had been reached with the CEO regarding a
mutual period of notice of six months and severance pay
equivalent to 18 months’ salary. There are agreements with
other senior executives regarding a mutual period of notice of
between two and six months.
Remuneration and other benefits to senior executives,
Parent Company
Basic
salary/
Board fee

Other
benefits

Pension
cost

Chairman of the Board

51

-

-

51

Other Board members

135

-

-

135

2014

Deputy Board members
CEO

Total

34

-

-

34

1,616

38

498

2,152

2013

Other senior executives

4,322

90

1,117

5,529

Board of Directors

48

52

Total

6,158

128

1,615

7,901

CEO and other executives

36

64
2013

Basic
salary/
Board fee

Other
benefits

Pension
cost

Chairman of the Board

50

-

-

50

Other Board members

144

-

-

144

PARENT COMPANY
2014

2013

Average number of employees
Women
Men

15

13

3

3

18

16

Salaries and remuneration
Board members, deputy
Board members and CEO
Other employees

-1,836

-1,779

-10,995

-9,689

-12,831

-11,468

-498

-513

Pension expenses
Board members, deputy
Board members and CEO
Other employees

Other social security expenses
Total personnel expenses

-2,133

-1,945

-2,631

-2,458

-4,730

-4,228

-20,192

-18,154

Deputy Board members
CEO

Total

28

-

-

28

1,557

60

513

2,130

Other senior executives

2,775

95

738

3,608

Total

4,554

155

1,251

5,960

Other benefits refer to car and meal benefits. The pension cost
refers to the cost that has affected the profit for the year. The
Parent Company reports all pension plans as defined contribution plans.
The Other senior executives group comprises 5 (3) persons.

Principles for remuneration to the Board and the CEO,
Parent Company
A fee is paid to the Chairman and members of the Board in
accordance with a decision by the City Council. Employee
representatives do not receive a Board fee.
Remuneration to the CEO of the Parent Company comprises
a basic salary, other benefits and a pension. Pension benefits
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Other senior executives
Total

and other benefits form part of the total remuneration.
Remuneration to the CEO is decided by the City Director, City of
Gothenburg.

Notes

 Note 10, continued
Note 13 – Income from financial items

Executive management, gender distribution
Parent Company, %

Women

Men

Board of Directors

25

75

CEO and other senior executives

83

17

2014

CEO and other senior executives

Capital gains
Dividend

38

62

100

0

2014

2013

Depreciation according to plan
in property management within
operating costs
Residential modules
Equipment
Other non-current assets

Equipment

Total depreciation
Parent Company

Cost of remuneration to employees
Depreciation
Materials/services
Cost of premises
Other costs
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2,019

2,499

2,019

2,499

Total financial income

3,412

6,164

Result from other securities and receivables reported as non-current assets

-7,284

-4,039

Capital loss

-85

-

-17,645

-18,400

Impairment

-

-3,753

-623

-7,631

-85

-3,753

-36,471

-40,426

Interest expense

-458,892

-492,495

Change in value, derivatives, net

-499,968

241,667

-11,516

-16,408

-970,376

-267,236

16,737

7,594

Total financial expense

-953,724

-263,395

Net financial income and expense

-950,312

-257,231

-41

-41

-301

-544

-342

-585

Other interest expense and similar profit/
loss items

Other financial expense

Capitalised interest
-127

-1,531

-127

-1,531

-36,940

-42,542

2014

2013

The rate of interest used during the year for capitalised
interest was 3.0 per cent (3.3).

Financing expense
-217

-271

-217

-271

Note 12 – Costs divided according to category
Group

4
3,665

-10,356

Depreciation according to plan within
central costs
Equipment

4
1,393

-10,919

Depreciation according to plan within
construction operations
Equipment

3,661

Financial expense

Depreciation according to plan within
central administration costs
Intangible non-current assets

1,389

Other interest income and similar
profit/loss items

Note 11 – Depreciation

Intangible non-current assets

2013

Result from other securities and receivables reported as non-current assets

Interest income

Group

2014

Financial income

2013
Board of Directors

Group

2014

2013

-508,279

-569,756

-36,940

-42,542

-1,720,632

-1,966,467

-15,560

-19,180

-137,691

-162,735

-2,419,102

-2,760,680

The Group’s average financing expense for 2014 was 6.37 per
cent (1.66). The average financing expense, calculated without
the effect of a change in value of derivatives but including the
change in the premium, amounted to 3.03 per cent in 2014
(3.27).
A breakdown of the financing cost is shown in the following
table.
Financing cost, %

2014

2013

Interest cost, loans

1.71

2.20

Net interest income and expense,
derivatives

1.26

0.90

Fees

0.08

0.11

Change in value, derivatives

3.32

-1.55

Total financing cost

6.37

1.66

Notes

 Note 13, continued
Parent Company

2014

2013

Financial income

Group

Result from participations
in Group companies
Capital gain
Anticipated dividends

2014

Current tax expense
Deferred tax

304,430

-

9,141

5,169

313,571

5,169

448,437

488,055

Group

448,437

488,055

Untaxed reserves

Other interest income and similar
profit/loss items, Group companies

Interest income

Total financial income

80

119

80

119

762,088

493,343

Result from participations in
Group companies
-32,000

-

-32,000

0

Other financial expense

Total financial expense
Net financial income and expense

Provision to tax allocation reserve
Capital transfers received
Capital transfers made

2014

2013

-10,358

-16,969

19

-62

109,712

-53,474

Investment properties

-757,402

-684,081

Provisions
Other

Group
Profit before tax
Tax at the current tax rate, 22 per cent

-5,301

Taxable revenue not included in profit

-358

-5,301

Deductible expenses not included in
profit

-426,739

-471,184

Non-taxable revenue
Non-deductible expenses

-10,541

-15,039

Standard revenue, tax allocation reserve

-437,280

-486,223

Adjustment in respect of an earlier period

-469,638

-491,524

292,450

1,819

Note 14 – Appropriations
Parent Company

-826,058

Financial instruments

-358

Other interest expense and similar
profit/loss items
Interest expense

-706,614

4,637

1,978

-6,334

-2,580

-659,726

-755,188

2014

2013

3,272,934

3,742,312

-720,045

-823,444

-91

-94

-

63

Tax effect of cost/revenue that is not
tax-deductible/taxable

Interest expense and similar
profit/loss items, Group companies
Interest expense

-70,870
-755,188

Difference between the tax expense/income for the year
and the tax expense/income based on the current tax rate

Financial expense

Impairment

-46,888
-659,726

Deferred tax reported in the Statement of Comprehensive
Income

Deficit
Other interest income and similar
profit/loss items

2013

Tax for the year

2013

-1,200

-3,700

-

5,550

-7,000

-1,800

-8,200

50

-

1,400

61
-2,449

-896

-654

17,111

459

-706,614

-826,058

The weighted average tax rate for the Group was 21.6 per cent
(22.1).
Parent Company

2014

1,544
-4,237

Current tax expense
Deferred tax

2014

2013

-808

-2,452

136

3,026

-672

574

Capital transfers received
Poseidon
Parkeringsbolaget

-

4,150

0

5,550

-600

-400

Capital transfers made
Rysåsen

Egnahemsbolaget

-6,400

-

Gårdstensbostäder

-

-1,400

-7,000

-1,800
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Interest income

Note 15 – Tax on profit for the year

Notes

 Note 15, continued
Deferred tax, reported in profit and loss
Parent Company

2014

2013

-

-13

136

3,039

136

3,026

Deficit
Financial instruments

Difference between the tax expense/revenue for the year
and tax expense/revenue based on the current tax rate
Parent Company

2014

2013

Profit before tax

284,443

2,169

Tax at the current tax rate, 22 per cent

-62,577

-477

Non-taxable revenue

68,986

1,138

Non-deductible expenses

-7,069

-32

-12

-

Tax effect of expense/revenue that is not
tax-deductible/taxable

Standard revenue, tax allocation reserve
Adjustment in respect of an earlier period
Tax for the year

-

-55

-672

574

Note 16 – Other intangible non-current
Group
Opening acquisition value
Purchases
Sales/disposals
Reclassifications

assets

2014

2013

65,950

59,828

1,303

5,272

-4,940

-

-304

850

Closing accumulated acquisition value

62,009

65,950

Opening depreciation

-33,404

-22,465

Sales/disposals

4,800

-

Depreciation for the year

-10,960

-10,939

Closing accumulated depreciation

-39,564

-33,404

Closing residual value according to
plan

22,445

32,546

The intangible non-current assets refer to a joint Group property
system, the intranet and registration/task management systems.
Parent Company
Opening acquisition value
Purchases
Closing accumulated acquisition value
Opening depreciation

2014

2013

137

29

35

108

172

137

-

-

Depreciation for the year

-

-

Closing accumulated depreciation

0

0

172

137

Closing residual value according to
plan

The intangible non-current assets refer to a joint Group intranet and
registration/task management systems.
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Note 17 – Investment properties
Fair value (KSEK)

2014

2013

Opening balance, January 1

65,925,614

62,593,082

Fair value, investment properties, sold
companies

-2,426,271

-

2,562,192

2,247,127

-15,040

-18,624

Investments, including value-preserving
maintenance and acquisitions
Property sales
Other unrealised increase in value
Closing balance, December 31

1,540,420

1,104,029

67,586,915

65,925,614

At each year-end and as at June 30, an internal valuation is made
of the Group’s property holdings and each property is assigned a
fair value. The values are estimated using an internal valuation
model that will reflect the most probable price in the event of a
sale of each property on the open market. All property valuations are regarded as level 3 according to IFRS 13 as no input
data is observable to external parties.
A representative selection of the Group’s properties are
valued each year by external valuation institutes. The externally
valued properties make up 5.0 per cent of the properties and
6.4 per cent of the fair value.

Internal valuation technique
The internal valuation model for residential properties is a cash
flow-based method that uses the expected cash flow for each
property during the forthcoming ten-year period and an
estimated residual value for year 11. The cash flow includes
contracted income and assessed expenses. The contracted rent
is reduced by the actual rent shortfall, property tax and normalised operation and maintenance. To calculate the net operating
income trend for the calculation period, an assumption is made
regarding the rate of inflation, rents, loss of rental income,
operating and maintenance costs and property tax. A residual
value is calculated for the last year in the calculation period,
which is equivalent to the fair value at this point in time. The
net operating income and residual value are expressed in
nominal terms and are discounted with a cost of capital that is
based on the market’s yield requirement.
Yield requirements and cost of capital are governed by the
location of each property. All the residential properties are
categorised as A, B or C with sub-groups A1-A5, B1-B5 and C1-C3
depending on the attractiveness. Both the tenants’ and
investors’ assessments are taken into account. A1 locations are
in greatest demand whilst C3 locations are in least demand. The
division into locations also governs the operating and maintenance costs, together with the value year of each property. The
properties are divided into groups according to the value year.
The value year is the year in which the properties were
constructed with years added for major investments and
maintenance.
Cost of capital and yield requirements are determined using
the transactions noted on the market. This takes place partly
with the aid of in-house analyses based on information in the
location price system, in newsletters and from property valuers,
and also with the aid of the assessments made by external
valuation institutes. Each property is unique and properties that
are normally turned around within one year are not directly
comparable with the properties that have been valued here. It is
also difficult to draw general conclusions from completed

Notes

 Note 17, continued
The average yield requirement was 4.5 per cent (4.8 excluding
the companies sold). The yield requirement for residential
properties varied between 2.75 and 6.75 per cent depending
on the location. In the case of non-residential premises and
other floor space, the yield requirement varied between
6.0 and 9.5 per cent.

Exceptions to the valuation model

CPI

For certain properties, adjustments are made that deviate from
the normal valuation procedure. Single-family dwellings are
valued using a location price method. The properties where the
property owner has a greater or lesser undertaking than what
is normal for the type of property are adjusted for cash flow
effects that are above the norm. Project properties are valued
according to a separate procedure, where the value is estimated as if the building had been completed at the time of
valuation, after which remaining costs are deducted. Properties
for which planned capitalisations amount to at least 10 per
cent of the property’s fair value are valued according to the
project valuation principle.

The inflation rate (CPI) that forms the basis for the majority of
future assessments in the cash flows is estimated at 2 per cent
per year.

Limitations
The properties have been valued individually without consideration being given to the portfolio effects or other circumstances that would deviate from a normal sales process. Assumptions that are made in the internal model are based on
assessments made by the external valuation institutes. As a
valuation should reflect the expected payment consequences,
there is always a degree of uncertainty in the assessment.
Each property has unique features that cannot always be taken
into account in a standardised model and it is difficult to predict
what the price will be in the event of a sale. An assessed fair
value is always associated with a certain range of uncertainty.
In normal cases, the range is 5-10 per cent.

Assumptions
The valuation date is December 31, 2014, which means that all
assumptions that form the basis for the value assessment
reflect the conditions that are known on the market on this date.

Yield requirements and cost of capital
The yield requirement that has been applied for residential
properties has been reduced since the end of last year by 0.25
percentage points in locations A2-A5. In locations B1 and B4
the yield requirement has been reduced by 0.4 and 0.5
percentage points respectively. In locations C1-C3 the yield
requirement has been reduced by 0.5 percentage points.

Rent and rent trends
Incoming gross rents for residential properties have increased
by 2.2 per cent in the holdings as a whole since the value
assessment the previous year. This also includes redeveloped
and newly constructed properties. With effect from 2015, the
assumption is that residential rents will be increased by two
per cent. Gross rents for non-residential properties increased
by 0.5 per cent and rents for car parks increased by 5.1 per
cent. For non-residential premises, it is assumed that current
leases will run throughout 2015 and thereafter the rent will
follow the CPI to 70 per cent.

Vacant space
The actual closing vacancy level is charged to the first year’s
calculation after which the vacancy level is gradually adapted
over a period of three years to the market vacancy level for the
location. At current values, the market level of vacant space is
1.0 per cent of the gross income. The actual rent losses due to
vacant space, discounts and other shortfalls amounted to 2.1
per cent at the valuation point.

Operating and maintenance costs
In the valuation, these have been based on standardised costs
for the property type, value year and location. For residential
properties, these costs are between SEK 380 and SEK 510/m².
The lowest cost is for centrally located, newly constructed
properties such as the dwellings at Norra Älvstranden.
Non-residential properties beside residential properties are
assumed to have a slightly lower operating and maintenance
cost. The average assumed operating and maintenance cost for
the Group’s properties is SEK 457/m². The cost has increased by
2.9 per cent on the previous year. Operating and maintenance
costs are assumed to follow the CPI with an extra cost increase
supplement of 0.25 per cent.
Location

Input data

Main source of information

Gross income, SEK/m2

Based on leases as at 31-12-2014

A

B

C

Total

1,194

1,072

900

1,076

Rent shortfall, SEK/m2
Operation and maintenance,
SEK/m2

Based on number of unrented units as at 31-12-2014

14

30

21

22

Standard figure according to valuation year and location

440

450

497

457

Property tax, SEK/m2

Based on property tax payable 2015

Net operating income, SEK/m2

Difference between revenue and costs

23

22

15

21

718

570

366

576

Yield, %

Ratio between the net operating income and fair value

3.4

4.6

6.6

4.1

Fair value, SEK/m2

Calculated in the valuation model on the net operating
income in the 10-year statements of cash flows

21,266

12,514

5,539

14,039

Fair value, SEK m

Calculated in the valuation model on the net operating
income in the 10-year statements of cash flows

36,547

24,926

6,114

67,587
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transactions and the yield requirements that are based on
Framtiden’s internal location division are associated with some
degree of uncertainty. This uncertainty is highlighted, for
example, in the fact that the external valuation institutes apply
different interest requirements for the same type of property,
which results in the different value assessments.

Notes

 Note 17, continued
Property charge/property tax
The property charge/property tax is charged to net operating
income in accordance with the rules for property charge/
property tax that came into effect from December 2007. This
means that the majority of the Group’s properties have been
charged with a standard amount of SEK 1,217 per apartment.
The fair value of mortgaged properties was SEK 7,512
million (13,462). Loans with mortgage deeds as security were
repaid during the year. Borrowing instead takes place via the City
of Gothenburg. 		

Note 20 – Equipment
Group
Opening acquisition value
Purchases
Sales/disposals

Opening depreciation

-275,385

-254,597

15,677,396

Depreciation for the year

30,300,830

30,995,747

Closing accumulated depreciation

45,771,355

46,673,143

Sales/disposals
Closing accumulated acquisition value
Opening depreciation
Sales/disposals

79,195

-79,195

-

-22,316
-275,385

50,647

61,957

Parent Company

2014

2013

Opening acquisition value

3,091

3,047

60

70

-73,107

Opening depreciation

79,195

-

0

-79,195

Closing residual value according to plan

0

0

Purchases
Closing accumulated acquisition value

2014

2013

119,490

119,490

-

-

119,490

119,490

-23,644

-19,605

Reclassifications

-3,245

-

Depreciation for the year

-7,284

-4,039

-34,173

-23,644

Closing accumulated depreciation

-2,122

-1,866

-217

-271

-

15

-2,339

-2,122

812

969

Sales/disposals
Closing accumulated depreciation
Closing residual value according to plan

Group
Opening acquisition value
Purchases
Disposals/sales

85,317

95,846

2014

2013

185,810

184,379

-

-

-34,921

-

-

1,431

Closing accumulated acquisition value

150,889

185,810

Opening depreciation

-156,034

-153,867

Depreciation for the year
Sales/disposals

Closing residual value according to plan

-26
3,091

Depreciation for the year

Reclassifications
Opening depreciation

3,151

Note 21 – Other non-current assets

Note 19 – Residential modules
Opening acquisition value

Sales/disposals

-79,195

Closing accumulated depreciation

Group

Purchases

79,195

-6,088

-7,245

-18,127

0

-

8,773

12
-194,073

Closing accumulated acquisition value

Depreciation for the year

99,427

Reclassifications

Closing residual value according to plan

79,195

-9,050
6,509

15,470,525

Opening acquisition value

31,381

337,342

Taxable value, buildings

2013

29,116
-128,880
7,142

Taxable value, land

2014

308,502

244,720

2013

Group

337,342

Closing accumulated acquisition value

2014

Note 18 – Floating parking facility

2013

Reclassifications

Sales/disposals
Group

2014

Closing accumulated depreciation
Closing residual value according to plan

-512

-2,167

15,768

-

-140,778

-156,034

10,111

29,776

Other non-current assets refer largely to investment in
properties belonging to another party.
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Notes

Note 22 – Participations in Group companies
Parent Company
Opening carrying amount
Sales
Impairment

2014

2013

1,499,189

1,498,097

-690,058

-

-32,000

-

-

1,092

Capital transfer
Closing carrying amount

777,131

1,499,189

Group

2014

2013

Opening acquisition value

3,163

3,163

Closing accumulated acquisition value

3,163

3,163

Opening impairments

-2,840

-2,840

Closing accumulated impairments

-2,840

-2,840

323

323

Closing residual value according to plan

Company Number of
registration participanumber
tions

Carrying
amount

Bostads AB Poseidon

556120-3398

13,600

178,728

Göteborgs stads
bostadsaktiebolag

556046-8562

400,000

107,268

Familjebostäder
i Göteborg AB

556114-3941

27,500

268,710

Gårdstensbostäder AB

556536-0277

10,000

137,224

Göteborgs Egnahems AB

556095-3829

160,000

68,536

Gärdsås Torgbolag KB
KB Ellesbo 2
V Sandarna Fastighets
utveckling AB

-Bygga Hem i Göteborg AB

556643-7934

Rysåsen Fastighets AB

556711-1520

1,000

15,665

Framtiden Housing Finance
No. 6 AB (publ)

556731-5170

5,000

500

Störningsjouren i
Göteborg AB

556657-1443

5,000

500
777,131

All subsidiaries and second-tier subsidiaries are wholly owned.
All companies have their registered offices in Gothenburg.
In conjunction with the corporate review within the City of
Gothenburg, the wholly-owned subsidiaries Parkeringsbolaget,
GöteborgsLokaler and Scandinavium, in which 91.84 per cent of
the shares were held, were sold as at January 2, 2014 to Higab.
The proceeds from the sale totalled SEK 994 million, which
resulted in a capital gain for the Parent Company of SEK 304
million.
The sale took place at the companies’ value as at December
31, 2013 as the assets were recorded at the amount included
in the consolidated financial statements provided for the City
Authority’s internal reporting. As at December 31, 2013, the
three companies had assets totalling SEK 2,554 million, which
is equivalent to 4 per cent of the Group’s total assets. The
companies’ rent and property management revenue for 2013
totalled SEK 484 million, which is equivalent to 9 per cent of
the Group’s total rent and property management revenue.
In the Group, a loss of SEK 988 million arose, which is
reported directly against equity as a transaction with the
shareholder as it is a transaction at a price below value within
the framework of the joint municipal restructuring. The loss
arises as a result of the difference between IFRS and the
companies’ equity in the consolidated financial statements
presented to the City Authority, which form the basis for the
purchase sum.

Indirectly owned

Number Share of Share of
of parti- capital,
votes, Carrying
cipations
%
% amount

Ellesbokomplementären AB

340

33

33

34

Boplats Göteborg AB

210

30

30

210

Gärdsås Utvecklings AB

490

49

49

49

-

57

49

0

-

33

33

0

300

30

30

30

Total shares and
participations

Indirectly owned

323
Company regis- Profit for
tration number the year

Equity

Ellesbokomplementären AB

556432-9810

-

102

Boplats Göteborg AB

556467-7390

150

3,505

Gärdsås Utvecklings AB

556599-9694

-

111

Gärdsås Torgbolag KB

969673-5233

736

3,261

KB Ellesbo 2

916844-6442

48

5,983

V Sandarna Fastighetsutveckling AB

556707-2409

0

100

All associated companies have their registered office in
Gothenburg.

Note 24 – Receivables from associated companies
Group

2014

2013

Opening acquisition value

5,600

5,600

Closing accumulated acquisition value

5,600

5,600

Closing residual value according to plan

5,600

5,600
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Group Company

Note 23 – Participations in associated companies

Notes

Note 25 – Other non-current securities

Note 28 – Financial instruments per category
The accounting principles for financial instruments have been
applied to the following items, Group:

Group

2014

2013

Opening acquisition value

3,037

3,037

-

-

-400

-

Closing accumulated acquisition value

2,637

3,037

December 31, 2014

Opening impairments

-1,129

-1,129

Assets in the Statement of
Financial Position

-

-

Purchases
Sales

Sales
Closing accumulated impairments
Closing residual value according to plan

-1,129

-1,129

1,508

1,908

Other non-current securities comprise mainly shares in
cooperative housing associations.

Derivatives

The carrying amount is as follows:
31-12-2013
Assets Liabilities

-

54,145

-

57,619

57,619

Other non-current securities and
other non-current receivables

-

37,104

37,104

Cash and cash equivalents

-

1,111

1,111

December 31, 2014

Liabilities
valued at fair
value in profit
or loss

38,376 -267,763

Total
liabilities

-

Derivatives

-793,256

-

-793,256

Accounts payable

-

-429,956

-429,956

Other liabilities

-

-

0

-793,256

-14,989,266 -14,989,266

-15,419,222 -16,212,478

Assets valued
at fair value
in profit or
loss

December 31, 2013

Other
financial
assets

Total
assets

-

40,622

Assets in the Statement of
Financial Position

Current

Derivatives

Independent derivatives
- interest derivatives

Other
financial
liabilities

Borrowings

Independent derivatives
54,145 -782,267

95,834 149,979

Liabilities in the Statement
of Financial Position

Non-current
- interest derivatives

Total
assets

54,145

54,145

Derivatives are used to reduce interest rate risk exposure and
to eliminate the exchange risk in conjunction with financing in
a foreign currency. The Group’s risk management is presented
in Note 48 Financial risk management.

Other
financial
assets

Accounts receivable and other
receivables

Note 26 – Derivatives

31-12-2014
Assets Liabilities

Assets valued
at fair value
in profit or
loss

-

-10,989

2,246

-12,002

The fair value is equivalent to the carrying amount in the table
above.

-

Other non-current securities and
other non-current receivables

-

50,728

50,728

Cash and cash equivalents

-

1,124

1,124

Note 27 – Other non-current receivables
Group

40,622

2014

2013

43,220

61,458

Additional/divested shares

-13,224

-18,238

December 31, 2012

Closing receivables

29,996

43,220

Liabilities in the Statement
of Financial Position

Opening receivables

40,622

Accounts receivable and other
receivables

This item comprises mainly shares in cooperative housing
associations.

Liabilities
valued at
fair value in
profit or loss

160,766 201,388
Other
financial
liabilities

Total
liabilities

Borrowings

-

Derivatives

-279,765

-

-279,765

Accounts payable

-

-474,470

-474,470

Other liabilities

-

-

0

-279,765
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108,914 108,914

-15,309,710 -15,309,710

-15,784,180 -16,063,945

Notes

 Note 28, continued

 Note 30, continued

Information about fair value
Information is required regarding valuation at fair value for
each level in the following fair value hierarchy:

As at December 31, 2014, the Group had accounts receivable
totalling KSEK 17,434 (18,594) where an impairment need
existed. The age analysis of these doubtful receivables is as
follows:

Level 1 – Listed prices on an active market for identical assets
or liabilities.
Level 2 – Other observable data for the asset or liability other
than listed prices included in Level 1, either directly (i.e. as
price listings) or indirectly (i.e. received from price listings).

Less than three months
3-6 months

-1,731

-2,099

-13,808

-14,763

Total, doubtful receivables

-17,434

-18,594

The change in the reserve for doubtful receivables is as follows:
Group

Note 29 – Inventories etc.

Receivables eliminated during the year

Opening balance, January 1
Provision for doubtful receivables

2014

2013

Development properties

4,408

14,963

168,358

94,219

172,766

109,182

Work in progress for another party

Note 30 – Accounts receivable
Group

2014

2013

47,804

74,007

Minus doubtful receivables

-17,434

-18,594

Accounts receivable, net

30,370

55,413

Accounts receivable

As at December 31, 2014, accounts receivable totalling
KSEK 14,649 (30,020) had fallen due without any impairment
requirements considered necessary. The age analysis of these
accounts receivable is as follows:
			
Group
Less than three months
3-6 months
More than six months

2013
-1,732

More than six months

All the Group’s financial instruments that are valued at fair
value are classified as Level 2.

Group

2014
-1,895

2014

2013

-18,594

-19,699

-8,984

-9,351

6,072

8,385

Net change, sold companies

2,910

-

Reversed unutilised amount

1,162

2,071

-17,434

-18,594

Closing balance, December 31

Provisions and reversals of provisions for doubtful receivables
are included in the item Operating costs in the Statement of
Comprehensive Income. The maximum credit risk exposure on
the closing date is the fair value of the above items.

Note 31 – Prepaid expenses and accrued incomes
Group

2014

2013

Prepaid rental expenses

1,305

4,722

Prepaid insurance premiums

1,511

1,555

Prepaid PRI expenses

3,125

3,150

209

678

Prepaid loan costs
Other

31,281

52,699

37,431

62,804

2014

2013

10,324

25,120

2014

2013

1,477

1,335

Prepaid rental expenses

404

375

2,848

3,565

14,649

30,020

Accrued interest income,
Group companies

34,156

35,679

Capitalised interest, derivatives

11,697

13,239

3,491

5,970

49,748

55,263

Parent Company

Other

Administration Report 2014 Framtiden 41

Administration Report

Level 3 – Data for the asset or the liability that is not based on
observable market data.

Group

Notes

 Note 33, continued
Note 32 – Untaxed reserves
Parent Company

2014

2013

Tax allocation reserve, tax assessment 2014

3,700

3,700

Tax allocation reserve, tax assessment 2015

1,200

-

4,900

3,700

Defined benefit plans
The Group’s defined benefit plan is an ITP plan for white-collar
workers. Defined benefit plans cover mainly retirement
pensions and each employer normally has an undertaking to
pay a lifelong pension. Earnings are based on the number of
years of employment and the employee must be a member of
the plan for a certain number of years for full entitlement to a
retirement pension. For each year worked, the employee earns
an increased right to a pension, which is reported as a pension
earned during the period and as an increase in the pension
commitment.
Through its defined benefit pension plans, the Group is
exposed to a number of risks. The most material risks are as
follows:
Change in bond yields – If the discount rate of interest
changes, an actuarial gain or loss arises. An increase means
that the calculated value of the commitment falls and that an
actuarial profit arises. A decrease means that the opposite will
happen.
Inflation risk – higher inflation leads to higher liabilities.
Life expectancy assumptions – pension obligations mean
that the employees covered by the plan must receive benefits
for their entire life, which means that increased life expectancy
assumptions result in higher pension liabilities.
The average remaining term for the pension obligation is
22 years.
The remaining life expectancy for a 65-year-old woman is
estimated to be 25 years and for a man 23 years.
The actuarial calculation of pension obligations and pension
expenses is based on the following assumptions: 		
					

Discount rate, January 1
Discount rate, December 31
Future annual salary increases
Future annual pension increases
Personnel turnover
Inflation
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Group
Current value of the obligation as at
December 31
Employer's contribution

Note 33 – Pension provisions

Group, %

All the Group’s pension commitments are unfunded. The following
provision for pension commitments has been made in the
Statement of Financial Position:

2014

2013

3.75

3.50

3.25

3.75

2.50-2.90

2.50-2.80

3,00

3.00

2.00-6.00

2.00-6.00

2.00

2.00

Liability reported in the Statement of
Financial Position, December 31

2014

2013

300,730

279,676

18,981

14,126

319,711

293,802

The following table shows the change in the pension liability,
excluding the employer’s contribution:
Group
Current value of the obligation at the
beginning of the year
Earnings during the year
Pension payments
Transfer, ITPK
Interest

2014

2013

279,676

287,225

5,476

5,048

-14,268

-13,530

-157

-263

10,578

10,003

Early retirement pensions

2,530

-

Actuarial gain (-)/loss (+)

16,895

-8,807

300,730

279,676

Current value of the pension liability
at the year-end

Reconciliation of the change in the pension liability, excluding
the employer’s contribution:
Group
Net liability in the Statement of Financial
Position at the beginning of the year
Actuarial gain (-)/loss (+) to be reported
in other comprehensive income
Actuarial gain (-)/loss (+) to be reported
against equity
Pension expense for the period
Pension payments
Transfer, ITPK
Net liability at the year-end

2014

2013

279,676

287,225

16,895

-8,807

-

-

18,584

15,051

-14,268

-13,530

-157

-263

300,730

279,676

Notes

 Note 33, continued
The actuarial loss of KSEK 16,895 comprises:
- gain due to experience-based adjustments of KSEK 2,254
- loss due to the effects of changed assumptions of KSEK 19,149,
of which a gain of KSEK 337 refers to a change in the demographic assumptions.
Pension cost for the period in respect of defined benefit plans:
2014

2013

Costs in respect of service during the
current year

5,476

5,048

10,578

10,003

Interest on the commitment
Early retirement pensions
Pension costs for defined benefit plans

2,530

-

18,584

15,051

The Group is expected to pay KSEK 14,514 into the defined
benefit plan during the forthcoming financial year.
Sensitivity analysis
The assumptions that have the greatest impact on the Group’s
pension obligation are the discount rate of interest, inflation
and life expectancy.
Discount rate of interest, +/0.5 percentage points
Current value of the obligation
at the period-end
Inflation, +/-0.5 percentage
points
Current value of the obligation
at the period-end
Life expectancy, +/- 1 year
Current value of the obligation
at the period-end

2.75%

3.25%

3.75%

323,325

300,730

280,614

Note 34 – Deferred tax
Deferred tax reported in the Statement of Financial
Position:
Group

2014

2013

10,189,483

9,745,206

93,210

93,895

-

6,851

Deferred tax liabilities
1.50%

2.00%

2.50%

283,845

300,730

319,216

-1 year

PRI

+1 year

289,521

300,730

312,005

Defined contribution plans
The plans mainly cover retirement pension, sickness pension
and family pension. The premiums are paid continuously during
the year by each Group company to separate legal entities,
such as insurance companies. The size of the premium is based
on the salary. The pension costs for the period are included in
the Statement of Comprehensive Income and total
KSEK 25,598 (30,387).
For a number of the Group companies, commitments for
retirement pensions and sickness pensions for white-collar
workers are secured through insurance with Alecta. According
to statements from the Swedish Financial Reporting Board,
UFR 3 and UFR 6, this is a defined benefit plan, which covers
several employers. For the 2014 financial year, the Group did
not have access to information that makes it possible to report
these plans as a defined benefit plan. Alecta does not have
information about the earnings breakdown between employers

- Difference between carrying amount
and tax value, properties
- Untaxed reserves
- Other temporary differences
Deferred tax recoverable
- Financial instruments
- Provisions
- Loss carry-forward
- Other temporary differences
Closing balance

Parent Company

-162,702

-52,990

-21,159

-16,522

-19

-

-632

-

10,098,181

9,776,440

2014

2013

-393

-529

-

-

-393

-529

Deferred tax liabilities
- Financial instruments
Deferred tax recoverable
- Loss carry-forward
Closing balance
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Group

for the majority of the earned pension benefits. In addition,
there is a total absence of an established set of rules for how
any surplus or deficit that could arise should be handled. In the
first instance, losses are covered by Alecta’s collective
consolidation capital. Pension plans according to ITP, which are
secured through insurance with Alecta, are therefore reported
as a defined contribution plan.
At the end of 2014, Alecta’s collective consolidation level
for defined benefit insurances was 143 per cent (148). The
collective consolidation level measures the distributable assets
in relation to the insurance obligation, calculated according to
Alecta’s insurance computation methods and assumptions,
which do not concur with IAS 19.
The charges for the year for pension insurance taken out
with Alecta total KSEK 7,589 (9,486). Premiums for 2015 are
estimated at KSEK 5,895.
The Group’s proportion of total savings premiums for ITP 2
in Alecta for 2014 was 0.044 per cent. The Group’s proportion
of the total active persons insured in ITP 2 as at December 31,
2014 was 0.064 per cent.

Notes

 Note 34, continued
Change in deferred tax, Group

2014

Untaxed
reserves

Investment
properties

Financial
Deficit instruments

Provisions

Other

Total

93,895

9,745,206

-

-52,990

-16,522

6,851

9,776,440

-11,043

-313,125

-

-

-

-8,428

-332,596

Deferred tax reported in the Statement
of Comprehensive Income

10,358

757,402

-19

-109,712

37

945

659,011

Deferred tax reported in comprehensive
income

-

-

-

-

-4,674

-

-4,674

-

0

Opening balance
Divested companies, share

Deferred tax reported in equity

-

-

-

-

-

93,210

10,189,483

-19

-162,702

-21,159

Opening balance

76,926

9,061,125

-62

-106,464

-16,911

4,271

9,018,885

Deferred tax reported in the Statement
of Comprehensive Income

16,969

684,081

62

53,474

-2,018

2,580

755,148

Deferred tax reported in comprehensive
income

-

-

-

-

2,407

-

2,407

Closing balance

-632 10,098,181

2013

-

-

-

-

-

-

0

93,895

9,745,206

0

-52,990

-16,522

6,851

9,776,440

Financial
Deficit instruments

Provisions

Other

Total

Deferred tax reported in equity
Closing balance

Change in deferred tax, Parent Company
Untaxed
reserves

Investment
properties

Opening balance

-

-

-

-529

-

-

-529

Deferred tax reported in the Statement
of Comprehensive Income

-

-

-

136

-

-

136

Closing balance

0

0

0

-393

0

0

-393

Untaxed
reserves

Investment
properties

Financial
Deficit instruments

Provisions

Other

Total

Opening balance

-

-

13

-3,568

-

-

-3,555

Deferred tax reported in the Statement
of Comprehensive Income

-

-

-13

3,039

-

-

3,026

Closing balance

0

0

0

-529

0

0

-529

2014

2013
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Notes

Note 35 – Other provisions
Group
Other

Total

42,531

25,604

68,135

-

598

598

Provisions utilised

-5,802

-25,231

-31,033

Closing balance

36,729

971

37,700

35,669

1,171

36,840

6,862

24,433

31,295

-

-

0

42,531

25,604

68,135

2014
Opening balance
Provisions during the year

2013
Opening balance
Provisions during the year
Provisions utilised
Closing balance

Guarantee commitments refer to commitments in construction
projects set off against the result, of which the majority are
expected to be settled within two years. The guarantee

commitments also include costs for assessed undertakings for
dwellings constructed with a single-step, sealed, rendered
facade. Egnahemsbolaget has built around 350 dwellings with
this type of facade. The Company has made a provision for
assessed additional costs with regard to rectification of damage
resulting from damp on the facades and for future legal costs.
One of the insurance companies with which construction defect
insurance has been taken out for properties with a single-step,
sealed, rendered facade has filed a claim for recourse against
Egnahemsbolaget to the amount of SEK 10.5 million. The
Company is contesting this claim and does not consider that any
provision needs to be made. This assessment is based on the
arbitration ruling in Egnahemsbolaget’s favour against the
insurance company in spring 2010. The Supreme Court is
expected to pronounce its decision during 2015.
Other commitments include a non-recurring provision made
in 2013 of SEK 22 million in respect of tenant compensation in
conjunction with the transfer to Framtiden Broadband. The
provision was utilised during 2014.

Note 36 – Liability maturity dates
Within one year

Within 1-2 years

Within 2-5 years

More than
five years

Total

1,448,000

500,000

700,000

-

2,648,000

MTN programme

775,333

1,045,090

3,550,682

-

5,371,105

Liabilities to City of Gothenburg

182,161

-

-

6,788,000

6,970,161

Accounts payable

429,956

-

-

-

429,956

32,560

-

-

-

32,560

925,741

-

-

-

925,741

Group
December 31, 2014
Liabilities to credit institutions

Other operating liabilities
Interim liabilities
Derivatives
Total liabilities

10,989

106,764

340,141

335,362

793,256

3,804,740

1,651,854

4,590,823

7,123,362

17,170,779

The Group has received binding credit pledges amounting to KSEK 417,839 (2,101,591). The amount includes credit pledges from
the City of Gothenburg amounting to KSEK 417,839 (268,000).

Within one year

Within 1-2 years

Within 2-5 years

More than
five years

Total

Liabilities to credit institutions

250,000

500,000

700,000

-

1,450,000

MTN programme

775,333

1,045,090

3,550,682

-

5,371,105

48,904

-

-

-

48,904

182,161

-

-

6,788,000

6,970,161

3,397

-

-

-

3,397

Parent Company
December 31, 2014

Liabilities to Group companies
Liabilities to City of Gothenburg
Accounts payable

1,643

-

-

-

1,643

Interim liabilities

169,117

-

-

-

169,117

Total liabilities

1,430,555

1,545,090

4,250,682

6,788,000

14,014,327

Other operating liabilities

The Parent Company has received binding credit pledges amounting to KSEK 417,839 (2,101,591). The amount includes credit
pledges from the City of Gothenburg amounting to KSEK 417,839 (268,000).
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Guarantee
commitments

Notes

 Note 37, continued
Note 37 – Financial liabilities

Credit portfolio maturity structure 31-12-2014 (including
credit pledges)

In spring 2014, the Framtiden Group financing strategies were
changed in such a way that the City of Gothenburg decided that
borrowing should in the first instance take place via the City’s
internal bank. Loans via the commercial paper and MTN market
as well as bank loans have therefore been replaced by equivalent
loans from the City of Gothenburg as the loans fall due.
Interest-bearing liabilities, SEK m
Group
2014

Commercial paper
programme

2013

Nominal/
carrying
amount

Fair
value

Nominal/
carrying
amount

Fair
value

0

0

2,690

2,691

MTN programme

5,371

5,530

6,623

6,723

Liabilities to credit
institutions

2,648

2,673

5,765

5,821

Liabilities to City of
Gothenburg

6,970

7,014

232

232

14,989

15,217

15,310

15,467

Total

Parent Company
2014

2013
Fair
value

Nominal/
carrying
amount

Fair
value

0

0

2,690

2,691

MTN programme

5,371

5,530

6,623

6,723

Liabilities to credit
institutions

1,450

1,473

4,567

4,611

Liabilities to City of
Gothenburg

6,970

7,014

232

232

13,791

14,017

14,112

14,257

Commercial paper
programme

Total

Nominal/
carrying
amount

Special contractual conditions
The MTN programme includes a clause that the issuing
institutions are entitled to premature redemption of the
outstanding MTN if Förvaltnings AB Framtiden ceases to
satisfy the criteria for a subsidiary according to the stipulations
laid down in Section 1, sub-section 11 of the Companies Act
(2005:551) in relation to the City of Gothenburg and which
would have applied if the City of Gothenburg had been a limited
liability company.
The majority of the Group’s financial agreements contain
ownership clauses, which means that the agreements are valid
as long as the City of Gothenburg holds 50 per cent of the
shares in the Company. The Group’s financial agreements,
which in addition to the ownership clause included special
terms and conditions, what are termed covenants, were
discontinued during the year. All covenants were discharged
during the term of the agreement.
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Amount

Group
Proportion %

2015

5,861

38

4,663

33

2016

2,445

16

2,445

17

2017

3,402

22

3,402

24

2018

1,999

13

1,999

14

2019

1,700

11

1 700

12

Total

15,407

100

14,209

100

SEK m

Parent Company
Amount Proportion %

The Group carries no refinancing risk as credit provision is
secured by the City of Gothenburg in accordance with the City’s
Finance Policy and financial guidelines.
The Group’s credit portfolio at the end of 2014 had an
average repayment period of 1.9 years (1.7). Including credit
pledges, the equivalent figure is 2.0 years (2.2). Credit pledges
refer to the unutilised part of the internal overdraft facility,
SEK 418 million, within the City of Gothenburg group account.
The Parent Company’s credit portfolio at the end of 2014
had an average repayment period of 2.1 years (1.7). Including
credit pledges, the figure was 2.1 years (2.2).
Credit pledges refer to the unutilised part of the internal
overdraft facility, SEK 418 million, within the City of Gothenburg
group account.

Note 38 – Liabilities to credit institutions
Group
Overdraft facilities
Other loans

Amount granted, overdraft facility

Parent Company
Overdraft facility
Other loans

Amount granted, overdraft facility

2014

2013

0

66,409

2,648,000

5,698,000

2,648,000

5,764,409

0

600,000

2014

2013

0

66,409

1,450,000

4,500,000

1,450,000

4,566,409

0

600,000

Notes

Note 39 – Liabilities to the City of Gothenburg
Group
Non-current loan from
City of Gothenburg
Current loan from City of Gothenburg

Parent Company

Current loan from City of Gothenburg

2014

2013

6,788,000

-

182,161

232,000

6,970,161

232,000

2014

2013

6,788,000

-

182,161

232,000

6,970,161

232,000

Accrued interest expenses

2014

2013

150,327

153,331

Accrued social security expenses

17,670

20,604

Accrued personnel expenses

35,745

40,808

Accrued maintenance expenses

52,409

76,968

Accrued expenses for electricity,
heating, etc.

121,557

113,991

Prepaid rental revenue

394,231

417,215

96,969

49,875

Accrued redevelopment expenses
Accrued property tax
Accrued property upkeep expenses
Accrued lease charges
Other

Parent Company

416

5,515

11,598

10,169

-

12,480

44,819

101,084

925,741

1,002,040

2014

2013

150,167

151,862

686

643

Accrued personnel expenses

1,679

1,576

Interest brought forward, derivatives

9,910

10,835

Other

6,675

10,017

169,117

174,933

Accrued interest expenses
Accrued social security expenses

2014

2013

- Property mortgages

2,734,269

5,789,569

Total pledged assets

2,734,269

5,789,569

2014

2013

For own liabilities and provisions
For liabilities to credit institutions

Parent Company
For subsidiaries' liabilities
- Pledged receivables, subsidiaries

Note 42 –

Note 40 – Accrued expenses and prepaid income
Group

Group

1,450,000

4,500,000

1,450,000

4,500,000

Contingent liabilities

Group

2014

2013

Contingent liability, PRI

4,692

4,311

Contingent liability, Fastigo

6,658

7,421

10,226

20,240

861

861

22,437

32,833

Deferment of stamp duty in conjunction
with property acquisitions
Miscellaneous contingent liabilities

The Group has been granted respite with payment of stamp
duty in conjunction with internal property sales. The stamp
duty will be paid when the property is sold externally.
Parent Company
Guarantee commitments,
Group companies
Contingent liability, Fastigo

2014

2013

223,533

221,450

227

252

223,760

221,702

The Parent Company has acted as guarantor for Group
companies in respect of pension liabilities.
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Non-current loan from
City of Gothenburg

Note 41 – Pledged assets

Notes

Note 43 – A djustments for items not included

Note 45 – S pecification of the cash flow from

in the cash flow etc.

Group
Depreciation, impairments and reversals
relating to intangible and tangible assets
and financial assets
Change in value, investment properties
Change in value, financial instruments
Capital gain/loss on sale of tangible
non-current assets
Provisions
Other

Parent Company
Depreciation, impairments and reversals
relating to tangible and financial assets
Capital gain/loss on sale of financial
assets

changes in operating capital

2014

2013

36,940

42,542

-1,542,715

-1,128,567

501,632

-252,095

-296

-13,526

-24,748

30,658

-

169

-1,029,187

-1,320,819

2014

2013

217

271

-

5

217

276

Note 44 – Interest paid
Group
Interest expense in current operations
Capitalised interest in investment
operations

Parent Company
Interest expense in current operations
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2014

2013

-452,917

-490,429

-16,737

-7,594

-469,654

-498,023

2014

2013

-439,111

-467,826

-439,111

-467,826

Group

2014

2013

Change in inventories

-63,584

61,931

Change in current receivables

248,843

-155,798

Change in operating liabilities

-819,414

346,667

-634,155

252,800

2014

2013

Change in current receivables

280,680

32,960

Change in operating liabilities

-346,670

66,708

-65,990

99,668

Parent Company

Note 46 – Cash and cash equivalents
Cash and cash equivalents comprise the Statement of Financial
Position items cash and bank balances. Of these, KSEK 0 (0)
comprises blocked funds.

Note 47 – Net loan debt
The net loan debt comprises interest-bearing loan debts and
provisions for pensions/PRI with a deduction for cash and cash
equivalents.

Note 48 – Financial risk management
Since 2012, the Framtiden Group has had a centralised financial
organisation. All financial operations and risk management in
the Group are co-ordinated and handled by the Parent Company. In its operations, the Framtiden Group is exposed to
different financial risks. Förvaltning AB Framtiden’s Finance
Policy has been prepared within the framework of the City of
Gothenburg Finance Policy and financial guidelines and sets
out authorisation and responsibility for handling the Group’s
financial risks. Group guidelines are updated and adopted by
the Board each year. Reporting of the Group’s financial
positions takes place on an ongoing basis to the City of
Gothenburg, the Board of Directors, the CEO and the managing
directors of the subsidiaries.
The aim of the Framtiden Group financing operations and
financial risk management is to coordinate the Group’s capital
requirements, optimise the Group’s capital expense by taking
advantage of economies of scale and minimise the financial net
costs over time within the framework of the Finance Policy.
There is ongoing follow-up and control to ensure compliance
with the Finance Policy. In spring 2014, the Group’s financing
strategies were changed when the owner, the City of Gothenburg, reached the decision that borrowing shall in the first
instance take place via the City’s internal bank. The City of
Gothenburg thus carries the financing risk for the Group’s loans
and capital requirements.

Notes

 Note 48, continued
Financial risks

Interest
risk

Currency
risk

Financing
risk

Liquidity
risk

Interest risk

Finance Policy
The average interest term can vary between 2.5 (2.5) and 5 (5)
years. A maximum of 30 per cent (35) of the exposure is
permitted to occur in the forthcoming 12-month period. If the
desired interest structure/fixed interest period cannot be
achieved in conjunction with the raising or renewal of loans,
the permitted derivatives to change the interest structure or
interest term are interest swaps, interest futures, including
FRA contracts, and interest options. The issuing of options
requires consent from the Group’s CEO.
As at December 31, 2014, the average term for the Group’s
net exposure was 3.2 years (3.0) with 19 per cent (31) of the
exposure within the forthcoming 12-month period. The interest
period during the year varied between 3.0 and 3.2 years.
The average term of the Parent Company’s net exposure
was 3.5 years with 12 per cent of the exposure within the
forthcoming 12-month period.
The table below shows the interest rate renewal structure
for net exposure and the average rate of interest.
Net exposure regarding loans, investments and derivatives,
31-12-2014, Group
Amount SEK m

Nominal interest rate, %

2015:1

-2.874

3.1

2015:2

-50

2.0

2015:3

380

-0.2

2015:4

-350

2.5

2016

-2.535

2.7

2017

-2.561

3.1

2018

-1.449

2.3

2019

-2.000

2.2

2020

-1.400

0.0

2021

-1.300

2.6

2022

-700

1.6

2023-

-150

3.8

-14.989

2.7

Total

The average AER for the credit portfolio, including derivatives,
was 2.7 per cent (3.1).

Commercial
credit risk

Administrative
risk

Net exposure regarding loans, investments and derivatives,
31-12-2014, Parent Company
Amount SEK m

Nominal interest rate, %

2015:1

-1,676

4.5

2015:2

-50

2.0

2015:3

380

-0.2

2015:4

-350

2.5

2016

-2,535

2.7

2017

-2,561

3.1

2018

-1,449

2.3

2019

-2,000

2.2

2020

-1,400

2.1

2021

-1,300

2.6

2022

-700

1.6

2023Total

-150

3.8

-13,791

2.8

The average AER for the credit portfolio, including derivatives,
was 2.8 per cent (3.2).

Currency risk
A currency risk is the risk that changes in the exchange rate will
have a negative effect on the Group’s financial results and/or
cash flow. A currency risk arises in conjunction with investment
or borrowing in a foreign currency.
Finance Policy
The Company’s exposure should be exclusively in Swedish
kronor. In conjunction with investment or borrowing in a
currency other than Swedish kronor, the currency risk is
eliminated by entering into currency derivative contracts. The
instruments permitted are currency swaps, forward rate
agreements and currency options.
As at December 31, 2014, there was no currency exposure.

Financing risk
A financing risk is the risk that the potential for financing is
limited when loans are due to be renewed or new loans are to
be raised.
Finance Policy
In spring 2014, Förvaltnings AB Framtiden’s Finance Policy was
changed in such a way that the City of Gothenburg reached a
decision that borrowing shall in the first instance take place via
the City’s internal bank. The City of Gothenburg thus carries the
financing risk for the Group’s loans and capital requirements.
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Interest risk refers to the risk that a change in interest rates
will have a negative impact on the Group’s financial results and/
or cash flow. As the interest cost is one of the largest individual
cost items, the Framtiden Group’s control of interest risk in the
form of an average interest term for net exposure and the
division of the exposure over time are very important.

Credit and counterparty risk

Notes

 Note 48, continued
As at December 31, 2014, the average credit term was 1.9
years (1.7). Including credit pledges, the figure was 2.0 years
(2.2).

Liquidity risk
A liquidity risk is the risk that payment obligations cannot be
discharged because of insufficient liquidity.
Finance Policy
The City of Gothenburg secures the liquidity supply in the
Group in accordance with the City’s Finance Policy and financial
guidelines.
As at December 31, 2014, the Group’s cash and cash
equivalents totalled SEK 1 million (1). As at December 31, 2014,
credit pledges and unutilised credit amounted to SEK 418
million (2,102). All external credit agreements were concluded
during the year. Outstanding credit agreements refer to an
unutilised internal overdraft facility in the City of Gothenburg
group account.
The Parent Company’s cash and cash equivalents at the end
of 2014 totalled SEK 0 million (1). Credit agreements and
unutilised credit totalled SEK 418 million (2,102) as at December 31, 2014. All external credit agreements were concluded
during the year. Outstanding credit agreements refer to an
unutilised internal overdraft facility in the City of Gothenburg
group account.
The future liquidity requirements that can be foreseen by
the Group are limited to the liquidity required for future
management of existing property holdings. The cash flow from
current operations is positive, is expected to remain so and will
be evenly distributed. In the light of the cash flow, unutilised
credit and the fact that the City of Gothenburg secures the
liquidity requirements, the Group considers the liquidity risk to
be very limited.

Credit and counterparty risk
A credit or counterparty risk refers to the risk of a loss if the
counterparty fails to meet its obligations. Exposure can arise in
conjunction with investment of surplus liquidity and in
conjunction with trade in derivatives. To mitigate the counterparty risk in derivatives, internationally standardised netting
agreements, known as ISDA agreements, have been signed.
Finance Policy
Only financial counterparties with a good credit rating are
accepted. All financial counterparties must have a long-term
credit rating of at least A3 from Moody’s and/or A- from
Standard & Poor’s. In the case of investments and derivative
exposure, there is also a maximum credit limit of SEK 500 million
per counterparty. The estimated counterparty risk regarding
derivative transactions can be set off against loans from the
counterparty. Any cash surplus must be invested with a bank or
in current interest- bearing instruments according to set limits.
As at December 31, 2014, the Group’s collective counterparty exposure in derivatives amounted to SEK 0 million (0),
including accrued interest, calculated as the net receivable per
counterparty. For an individual counterparty, the maximum net
receivable totalled SEK 0 million (0). When calculating, what is
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termed netting according to current ISDA agreements has been
applied. Förvaltnings AB Framtiden has ISDA agreements with
all external financial counterparties. For the Parent Company,
the collective counterparty exposure amounted to SEK 0
million (0).
The following table shows the term-weighted volumes with
regard to derivative exposure, divided according to credit rating
as at December 31, 2014.
Financial counterparties
with a long rating

Term-weighted derivative
volume, %

AAA/Aaa

-

AA+/Aa1

-

AA-/Aa3

54

A+/A1

20

A/A2

21

A-/A3

5

Commercial credit risk
The Group’s rent receivables are spread over a large number of
tenants. Rental losses in relation to the Group’s net turnover
totalled 0.1 per cent (0.2).

Administrative risk
The Finance Function works continuously on reviewing and
developing the administrative systems and internal controls.
The Group works within the finance area, mainly with standard
systems that are considered to be of high quality.
Finance Policy
The administrative risk is handled by stipulating strict frameworks for reporting, risk control, allocation of responsibility,
decision-making rules and attestation routines.

Fair value, financial instruments
The calculation of the fair value is based on market listings and
generally accepted computation methods. The credit portfolio
is assigned a fair value using the Swedish swap interest rate on
the valuation date as a starting point with the addition of a
general, average credit margin. Using this valuation method,
the credit portfolio’s fair value was SEK 15,217 million as at
December 31, 2014, which should be put in relation to the
portfolio’s nominal value of SEK 14,989 million. A corresponding valuation on December 31, 2013 revealed that the fair
value was SEK 157 million above the nominal value.
Interest swaps are valued through future cash flows being
discounted at a current value based on the listed market
interest rate for the term in question. FRAs are valued by
comparing the agreed interest rate with the official market
listing for each contract. A fair value for derivatives with an
option element is equivalent to the current repurchase price on
the valuation date.

Notes

 Note 48, continued
Nominal amounts and fair value for the derivative portfolio, SEK m, Group
31-12-2014
Interest swaps, net

31-12-2013

Nominal amount

Fair value

Nominal amount

Fair value

-11,540

-719

-10,140

-228

FRAs, net

0

0

0

0

Structured swap agreements

-200

-20

-400

-11

CAPs, net

-400

0

-600

0

-12,140

-739

-11,140

-239

Total

31-12-2014
Interest swaps, net

Nominal amount

Fair value

Nominal amount

Fair value

-11,540

-719

-10,140

-228

FRAs, net
Structured swap agreements
CAPs, net
Total

31-12-2013

0

0

0

0

-200

-20

-400

-11

-400

0

-600

0

-12,140

-739

-11,140

-239

Interest sensitivity of net financial items
Assuming an unchanged loan volume and unchanged term and position composition regarding net exposure, the Group’s net
interest income and expense will be affected according to the table below. The computation is based on the interest level at the
end of 2014 and an immediate and permanent change in interest of one percentage point for the whole yield curve.
Interest sensitivity of net interest income and expense, excluding market valuation derivatives, 2015-2017, SEK m, Group
2014

2015

2016

2017

-449

-408

-377

-296

-447

-429

-367

2014

2015

2016

2017

11

6

6

4

11

11

10

Interest level 31-12-2014
Interest +1 percentage point

Interest sensitivity of net financial items 2015-2017, SEK m, Parent Company

Interest level 31-12-2014
Interest +1 percentage point

Interest sensitivity of the credit and derivative portfolios
The fair values reported for the credit and derivative portfolios are based on prevailing market interest rates as at 31-12-2014. To assess
the interest sensitivity of the portfolios, a calculation has been made using a change in the market interest rates of one percentage point.
													
Interest sensitivity of the credit and derivative portfolios, 31-12-2014, SEK m, Group
Credit portfolio
Interest assumption

Nominal value

Derivative portfolio
Fair value

Nominal value, net

Fair value

Interest level 31-12-2014

-14,989

-15,217

-11,540

-739

Interest +1 percentage point

-14,989

-15,154

-11,540

-331

Interest sensitivity of the credit and derivative portfolios, 31-12-2014, SEK m, Parent Company
Credit portfolio
Interest assumption

Derivative portfolio

Nominal value

Fair value

Nominal value, net

Fair value

Interest level 31-12-2014

-13,791

-14,017

-11,540

-739

Interest +1 percentage point

-13,791

-13,955

-11,540

-331
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Nominal amounts and fair value for the derivative portfolio, SEK m, Parent Company

Notes

Note 49 – Information regarding related party and
intra-Group transactions

The Group is under the controlling influence of its owner, the
City of Gothenburg. Apart from salary and other remuneration,
there have been no transactions with persons in leading
positions or other key persons, see Note 10.			
		
Income from and expenses to other Group companies etc.
Group

2014

2013

3

4

Revenue, %
City of Gothenburg committees and
companies

For information about loans from the City of Gothenburg, see
Note 39.

Expenses, %
City of Gothenburg committees and
companies

33

33

Note 50 – E vents after the year-end

Purchase of real estate or other
assets, KSEK
City of Gothenburg committees and
companies

2,226

29,820

16,245

230

2014

2013

100

100

1.3

10.0

13.1

3.8

Companies within the Framtiden Group

-

-

City of Gothenburg committees and
companies

-

-

Companies within the Framtiden Group

-

-

City of Gothenburg committees and
companies

-

-

Sale of real estate or other assets,
KSEK
City of Gothenburg committees and
companies
Parent Company
Revenue, %
Companies within the Framtiden Group
Expenses, %
Companies within the Framtiden Group
City of Gothenburg committees and
companies
Purchase of real estate or other
assets, KSEK

Sale of real estate or other assets,
KSEK
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In conjunction with purchases and sales between Framtiden
Group companies, the same pricing principles are applied as for
external parties. Purchases and sales of properties take place
at the residual tax value. Purchases and sales of other
non-current assets take place at the carrying amount.
In conjunction with the corporate review within the City of
Gothenburg, the wholly owned subsidiaries Parkeringsbolaget,
GöteborgsLokaler and Scandinavium, in which 91.84 per cent of
the shares were held, were sold as at January 2, 2014 to Higab.
The proceeds from the sale totalled SEK 994 million. The sale
took place at the companies’ value as at December 31, 2013,
which was the figure at which the assets were recorded at the
amount included in the consolidated financial statements
provided for the City Authority’s internal reporting.

At the Board meeting held on February 6, 2015, it was decided
that the current CEO’s employment would cease in conjunction
with the Annual Meeting on March 16, 2015. The decision is
based on the major challenges within new construction with a
demand from the City Council for a construction rate of 1,400
completed homes per year. Otherwise there were no material
events after the year-end to be reported.

Notes

Signing of the Annual Report
The Board of Directors and the CEO hereby certify that the Annual Report has been prepared in accordance with the Annual
Accounts Act and RFR 2 and provides a true picture of the Company’s position and results, and that the Administration Report
provides a true overview of the development of the Group’s operations, position and results and describes material risks and
uncertainties facing the Company.
The Board of Directors and the CEO hereby certify that the consolidated financial statements have been prepared in accordance
with International Financial Reporting Standards (IFRS), as adopted by the EU, and provide a true picture of the Group’s position and
results, and that the Administration Report for the Group provides a true overview of the development of the Group’s operations,
position and results and describes the material risks and uncertainties facing the companies that form part of the Group.

Gothenburg February 6, 2015

Lars Johansson
Chair

Helene Odenjung
Deputy Chair

Thomas Martinsson
Member

Elisabet Rothenberg
Member

Endrick Schubert
Member

Gustaf Josefson
Member

Dario Espiga
Member

Mats Pilhem
Member

Anneli Snobl
CEO

Our audit report on this Annual Report was submitted on February 9, 2015.
Öhrlings PricewaterhouseCoopers AB

Bror Frid
Authorised Public Accountant

Our audit report was submitted on February 6, 2015

Lars Bergsten		
Lay auditor appointed by the City Council		

Bengt Bivall
Lay auditor appointed by the City Council
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Audit Report

To the Annual Meeting of the shareholders of Förvaltnings AB Framtiden, company registration number 556012-6012
Report on the annual accounts and consolidated
financial statements
We have audited the annual accounts and the consolidated
financial statements of Förvaltnings AB Framtiden for 2014.
Responsibilities of the Board of Directors and the CEO for
the annual accounts and consolidated financial statements
The Board of Directors and the CEO are responsible for the
preparation and fair presentation of these annual accounts
according to the Annual Accounts Act and consolidated
financial statements in accordance with International Financial
Reporting Standards, as adopted by the EU, and the Annual
Accounts Act, and for such internal control as the Board of
Directors and the CEO determine is necessary to enable the
preparation of annual accounts and consolidated financial
statements that are free from material misstatement, whether
due to fraud or error.
Auditor’s responsibility
Our responsibility is to express an opinion on these annual
accounts and consolidated financial statements based on our
audit. We conducted our audit in accordance with International
Standards on Auditing and generally accepted auditing standards
in Sweden. These standards require that we comply with ethical
requirements and plan and perform the audit to obtain reasonable assurance about whether the annual accounts and consolidated financial statements are free from material misstatement.
An audit involves performing procedures to obtain audit
evidence about the amounts and disclosures in the annual
accounts and consolidated financial statements. The procedures
selected depend on the auditor’s judgement, including the
assessment of the risks of material misstatement of the annual
accounts and consolidated financial statements, whether due to
fraud or error. In making those risk assessments, the auditor
considers parts of internal control that are relevant to the
Company’s preparation and fair presentation of the annual
accounts and consolidated financial statements in order to design
audit procedures that are appropriate in the circumstances, but
not for the purpose of expressing an opinion on the effectiveness
of the Company’s internal control. An audit also includes
evaluating the appropriateness of accounting policies used and
the reasonableness of accounting estimates made by the Board
of Directors and the CEO, as well as evaluating the overall
presentation of the annual accounts and consolidated financial
statements.
We believe that the audit evidence we have obtained is
sufficient and appropriate to provide a basis for our audit opinion.
Opinions
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 at December 31, 2014 and its financial performance and its cash flows for the year then ended in accordance
with the Annual Accounts Act. The consolidated financial
statements have been prepared in accordance with the Annual
Accounts Act and present fairly, in all material respects, the
financial position of the Group as at December 31, 2014 and its
financial performance and cash flows for the year in accordance
with International Financial Reporting Standards, as adopted by
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the EU, and the Annual Accounts Act. The Administration
Report is consistent with the other parts of the annual
accounts and the consolidated financial statements.
We therefore recommend that the annual meeting of
shareholders adopt the Statement of Comprehensive Income
and the Statement of Financial Position for the Parent
Company and the Group.

Report on other legal and regulatory requirements
In addition to our audit of the annual accounts and consolidated
financial statements, we have examined the proposed
appropriations of the Company’s profit or loss and the administration of the Board of Directors and the CEO of Förvaltnings
AB Framtiden for 2014.
Responsibility of the Board of Directors and the CEO
The Board of Directors is responsible for the proposal for
appropriations of the Company’s profit or loss, and the Board
of Directors and the CEO are responsible for administration
under the Companies Act.
Auditor’s responsibility
Our responsibility is to express an opinion with reasonable
assurance on the proposed appropriations of the Company’s
profit or loss and on the administration based on our audit. We
conducted the audit in accordance with generally accepted
auditing standards in Sweden.
As a basis for our opinion on the Board of Directors’
proposed appropriations of the Company’s profit or loss, we
examined whether the proposal is in accordance with the
Companies Act.
As a basis for our opinion concerning discharge from
liability, in addition to our audit of the annual accounts and
consolidated financial statements, we examined significant
decisions, actions taken and circumstances of the Company in
order to determine whether any member of the Board of
Directors or the CEO is liable to the Company. We also examined
whether any member of the Board of Directors or the CEO has,
in any other way, acted in contravention of the Companies Act,
the Annual Accounts Act or the Articles of Association.
We believe that the audit evidence we have obtained is
sufficient and appropriate to provide a basis for our opinions.
Opinions
We recommend to the annual meeting of shareholders that the
profit be appropriated in accordance with the proposal in the
Administration Report and that the members of the Board of
Directors and the CEO be discharged from liability for the
financial year.
Gothenburg, February 9, 2015
Öhrlings PricewaterhouseCoopers AB
Bror Frid
Authorised Public Accountant

Proposed allocation of unappropriated earnings and
Layoutlook
Auditors’
forReport
2015

Lay Auditors’ Report for 2014
To the Annual Meeting of Förvaltnings AB Framtiden

Company reg. no. 556012-6012

To Gothenburg City Council for their attention
As lay auditors appointed by Gothenburg City Council, we have examined the operations of Förvaltnings AB Framtiden for 2014.

It is our responsibility to examine and assess whether the operations of the Company have been managed in a purposeful and
financially satisfactory manner and that the internal supervision of the Company has been adequate.
The audit was performed in accordance with the Swedish Companies Act, the Local Government Act, municipal authority audit
rules, generally accepted auditing standards within municipal operations and the resolutions of the City Council and the Annual
Meeting. A summary of the examination that has been conducted has been submitted to the Board of Directors and CEO of the
Company. The audit was conducted with the requisite focus and scope to provide a reasonable basis for our assessment.
It is our opinion that the operations of the Company have been run in a purposeful and financially satisfactory manner and that
internal supervision has been adequate.

Gothenburg February 6, 2015

Lars Bergsten
Lay auditor appointed
by the City Council

Bengt Bivall
Lay auditor appointed
by the City Council
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The Board and the CEO are responsible for ensuring that operations are conducted in accordance with laws and regulations, the
Articles of Association and the Ownership Charter.

The Framtiden Group
Bostads AB Poseidon

Göteborgs Egnahems AB

Box 1, SE-424 21 Angered
Phone +46 31-332 10 00
info@poseidon.goteborg.se
www.poseidon.goteborg.se

Box 4034, SE-422 04 Hisings Backa
Phone +46 31-707 70 00
egnahemsbolaget@egnahemsbolaget.se
www.egnahemsbolaget.se

Göteborgs stads bostadsaktiebolag

Bygga Hem i Göteborg AB

Box 5044, SE-402 21 Göteborg
Phone +46 31-731 50 00
info@bostadsbolaget.se
www.bostadsbolaget.se

Sankt Jörgens väg 2
SE-422 49 Hisings Backa
Phone +46 31-55 86 90
www.egnahemsbolaget.se

Familjebostäder i Göteborg AB

Störningsjouren i Göteborg AB

Box 5151, SE-402 26 Göteborg
Phone +46 31-731 67 00
kundtj@familjebostader.se
www.familjebostader.se

Gårdavägen 1, SE-412 50 Göteborg
Phone +46 31-773 83 80
info@storningsjouren.goteborg.se
www.storningsjouren.goteborg.se

Gårdstensbostäder AB

Rysåsen Fastighets AB

Box 4, SE-424 21 Angered
Phone +46 31-332 60 00
gbg@gardstensbostader.se
www.gardstensbostader.se

c/o Förvaltnings AB GöteborgsLokaler
Box 5265, SE-402 25 Göteborg
Phone +46 31-335 01 00
info@goteborgslokaler.se

Förvaltnings AB Framtiden • Box 111 • SE-401 21 Göteborg • Visiting address Åvägen 40 • Phone +46 31 773 75 50
framtiden@framtiden.se • www.framtiden.se • Company reg. no. 556012-6012
The Framtiden Group is wholly owned by the City of Gothenburg

