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A guide for hotel
investors in Stockholm
With this guide, we wish to welcome you as a potential
investor to the Stockholm hotel market. We hope to help you
discover the opportunities in this lucrative market and advance
Stockholm’s status as a leading global destination for business
and travel.
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As highlighted by this guide, through stable growth, Stockholm
has reached unprecedented levels of RevPAR, and surging
occupancy has created a great need for additional guest room
capacity. While demand has become increasingly diverse, supply
has remained homogeneous. Regional operators and brands
dominate the market. The abundance of opportunity for
international investors to conquer a share of emerging market
segments has never been greater.
Amidst falling hotel risk premiums, Stockholm has been labelled
a safe haven by international investors, and many new property
owners are entering the hotel market. Scarcity of property is the
main limiting factor for establishing new hotels. To anticipate
the release of attractive real estate it is crucial to stay informed
about development projects, relocations or changes in office
rents. This document therefore provides information that can
help identify new investment opportunities, and improve the
chances of successful market entry. It is also intended to serve
as a guide that highlights important steps in the investment
process.

6 reasons to invest in Stockholm

1

Long track record of strong growth in demand from
both business and leisure guests that has not been
matched by adequate increases in room capacity.

2

Very strong growth in international travel is creating
diverse demand and new opportunities for international investors.

3

A frontrunner in technology and business development, Stockholm is ranked as one of the world’s top
growth regions by numerous independent analysts.

4

Considered safe as a travel destination and a safe
haven for investment in times of political and economical uncertainty.

5

A small number of strong regional operators and
property owners dominate supply, and many of the
global brands are still absent.

6

Hotels as an asset class have gained significantly in
popularity, reflecting lower perceived risk and good
growth prospects in terms of demand.

This investment guide has been produced by Annordia as
commissioned by Invest Stockholm, the official investment
promotion agency of Stockholm. Invest Stockholm can
provide investors with customised information and facilitate
establishment in the region. Annordia is a financial and
strategic advisory firm within the Nordic hotel property market
established in 1991.

Disclaimer
This document has been prepared to assist prospective investors in making their own preliminary evaluation of investing in Stockholm and does not purport to contain all the
information which a prospective investor may desire. In all cases, prospective investors should conduct their own investigation and analysis of any market of interest. None
of the producers or financiers of this document provide any guarantee of the accuracy or completeness of the information contained in this document, including forecasts and
market data.

Source: Yanan Li/mediabank.visitstockholm.com
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The busy street Sveavägen runs
along the iconic 1950’s Hötorghighrises and is one of the most
important arteries for traffic
running from the heart of the
city centre northward.
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King – one out of five billiondollar startup “unicorn”companies conceived in
Stockholm. The City of
Stockholm has been deemed
to have the 2nd best startup
ecosystem in the world.

Source: Invest Stockholm

Source: Staffan Eliasson/mediabank.visitstockholm.com

The Nasdaq
Stockholm is
Sweden’s foremost
stock exchange with
more than 350 listed
companies.

Stockholm - the capital
of Scandinavia
In 2016, the hotels in the City of
Stockholm recorded 8.2 million guest
nights, an occupancy of 73.2 percent
and an all-time-high RevPAR of SEK
890 (€94). The strong performance
of the hospitality sector is the result
of Stockholm’s unrivalled role as the
regional centre for business and travel in
the Nordics, and as an engine for growth
that generates a third of Swedish GDP.
Widely recognised for innovation,
sustainability and safety, Stockholm is
not a city that rests on its laurels. As
one of the fastest growing regions in
Europe, Stockholm has been ranked the
7th best city of opportunity in the world
by PWC in 2017.
A prolonged period of growing
economic output and decreasing
unemployment resulted in a 33 percent
increase in median income between
2006 and 2015. It also led to Stockholm
recording the 10th highest GRP
per capita out of 276 regions in the
European Union in 2015.
The region is 10th in the world ranking
of cities hosting the largest number of
Forbes 2000 global headquarters. As a
technology hub the city has fostered five
billion-dollar startups, including Spotify
and Skype, thus being outrivalled only by
Silicon Valley on per capita basis.
Stockholm has well-developed
infrastructure, with approximately 2.8
million daily commutes on the metro,
commuter trains, buses and trams.
All modes of transport are currently
undergoing major development.
Investments worth a total of €95 billion
by 2030 include the reach of railbound
traffic being extended by 17 new metro
stations and 24 tram stops. This will

connect new parts of the city creating
opportunities for hotels.
Stockholm County has two airports
that had 27 million passengers in 2016,
and recorded a 61 percent increase
in passengers on international flights
between 2009 and 2016. Thirty-six
direct air routes have been established
since 2015, including to Los Angeles,
Singapore, and New Dehli. Stockholm
Skavsta Airport is also of great
importance for the region, having had
2 million passengers on international
flights in 2016.
Stockholm is a leading location for
events and meetings. According to
ICCA, the city ranked as the world’s
18th biggest convention destination
in 2016. Furthermore, in addition to
Sweden being the world’s third largest
exporter of music, Stockholm also hosts
many of the world’s biggest performers
in its four major arenas for sports and
events.
In this document, we will divide the
City of Stockholm’s hotel market into
three submarkets. Central Stockholm
is the natural centre of gravity with a
high density of corporate headquarters
and leading tourist destinations. The
northern and southern submarkets
are smaller but are undergoing
transformation from mainly residential
to mixed city districts. New clusters
for business and research are forming
around extensions of the metro and
tram lines, attracting organisations at the
forefront of their respective industries
internationally. Current room capacity
is stretched, and the need for new hotel
developments is growing in all three
submarkets.

#1

Sweden is the best country
in the world for doing
business according to
Forbes 2017.

1,900

7

rooms

is the projected shortage in
2021 unless additional rooms
are added to the Stockholm
City pipeline.

Key facts about the City of Stockholm
Hotel rooms sold (2006–2016)

5.3 M. (+55%)

Hotel guest nights (2006–2016)

8.2 M. (+66%)

Total commercial guest nights, county
Population, city (county)
Population growth 2006–2016
GRP 2015 MSEK (M. €)
Median income 2015, SEK (€)
Largest private employer
Highly educated, of pop. 25-64 years
Unemployment, 2016

13.4 M.
935,619 (2,269,060)
+20%
1,342,691 (141,778)
296,000 (31,300)
Ericsson
40%
6.1%

University students, county

72,000

Arenas 15,000+ capacity

4

Fairs larger than 5,000 sqm

3

SEK per €, 2016 average

9.47

SEK per $, 2016 average

8.56

Source: Statistics Sweden, Swedish Higher Education Authority,
Swedish Public Employment Agency, Riksbanken
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Market supply

There are currently 164 hotels with 22,000 guest rooms in the
City of Stockholm. Since 2006, there has been a net increase of
46 hotels and approximately 8,000 rooms.
Central Stockholm contains 77 percent of the total room
capacity in the city, up marginally from 74 percent in 2006.
Evidently, despite a notable growth in supply in North
Stockholm from 2011 and onward, the outer city supply has not
kept up with that in central Stockholm. However, it is worth
noting that the expansive business and leisure cluster in Solna,
just north of Central Stockholm, has added roughly 1,000 new
hotel rooms over the same period. This is equivalent to more
than a 125 percent increase in supply locally but falls outside the
scope of this guide.

8

There are 13,800 rooms in the dominant midscale categories,
of which 9,800 are classified as full service. On the other
hand, there are only 1,400 rooms classified as limited service,
and Stockholm currently has no hotels in the resort category.
The majority of capacity at the higher levels of quality is
centrally located, and outside Central Stockholm only 122
guest rooms are classified above the midscale categories.
Conversely, only eight percent of supply in Central Stockholm
belong to the economy quality level, compared to 31 and 16
percent in north and south Stockholm respectively. This partly
reflects the challenge of generating competitive rents with a

low price strategy. But to enable central location combined
with affordable price levels, property owners are exploring
increasingly space-efficient concepts, as well as “dark rooms”.
An example is the newly established Hotel With, which has also
proven that a hotel with exclusively underground rooms can
command high prices.
The extended stay category has historically been
underrepresented in the Stockholm hotel market. Over the
past five-year period, however, an increasingly international
labour market has prompted many new projects to include hotel
apartments. Notably, half of the rooms in the extended stay
category are located in north Stockholm, partly attributable to
the international tech cluster in Kista.
Overall, the positioning chart highlights the need for increased
conceptual diversity and added capacity in both ends of
the quality-level spectrum. This is especially true due to the
high growth in international travel. The Stockholm hotel
market is transitioning from a reliance on domestic demand
to an increasingly diverse customer base with equally diverse
preferences. As described in the examples above, operators with
innovative concepts and brands have an excellent opportunity
to establish their business in Stockholm and exploit untapped
market segments.

Room supply in the City of Stockholm positioned in terms of quality level and hotel type
336 rooms
3 hotels

Luxury

2,121 rooms
8 hotels

Upper
upscale

2,539 rooms
12 hotels

122 rooms
2 hotels

414 rooms
1 hotels

85 rooms
2 hotels

3,187 rooms
14 hotels

36 rooms
1 hotels

299 rooms
1 hotels

248 rooms
1 hotels

Upscale

Upper
midscale

Midscale

Economy

71 rooms
2 hotels

799 rooms
6 hotels

576 rooms
9 hotels

1,787 rooms
16 hotels

6,641 rooms
35 hotels

76 rooms
3 hotels

583 rooms
5 hotels

853 rooms
27 hotels

769 rooms
9 hotels

412 rooms
6 hotels

22 rooms
1 hotels

Extended stay

Limited service

Select service

Full service

Conference
center

Convention

Resort
Source: Annordia
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The sister hotel At Six has a premium
offering with a profile in art and design.
It also has one of the city’s most popular
rooftop restaurants with stunning views of
central Stockholm.

Over the past ten-year period, there
has been an average annual increase in
the City of Stockholm room supply
of 627 rooms per year. The increase in
supply has been non-linear, with a peak
occurring in 2011 and 2012 when a total
of 2,400 rooms entered the market.

10

The lobby and
coworking space of
newly opened hotel
Hobo that caters to a
community of stylish
young travelers as
well as locals.

Source: Patricia Parinejad

Over the next five years, a total of 33
known hotel projects could potentially
add 3,100 new rooms to the City of
Stockholm room capacity This would
translate into an average of 627 new
rooms per year. However, only 324 of
these form part of projects that are
considered certain to be realised. The
rooms in the pipeline are unevenly
distributed. Hotel projects in 2017 stand
out by representing more than a third of
total added capacity over the observed
period. This injection of 1,750 rooms
to supply could help stabilise the high
occupancies recorded in 2016.
From Q3 2017, the definite addition of
1,600 new rooms in central Stockholm
would translate into a 9 percent increase
in capacity. The equivalent increase for
north and south Stockholm amounts
to 19 and 1 percent respectively. The
concentration of supply to central
Stockholm is a natural consequence of
demand. But given the rapid expansion
of new city districts in the municipality,
development of additional hotel capacity
will be needed in these areas.

The new sister hotels At Six and Hobo,
as well as the reopening of Downtown
Camper by Scandic (previously Scandic
Sergel Plaza), lie behind more than 1,000
of the rooms opening in 2017. The
former two hotel projects were made
possible through office conversions
of scarce, centrally located real estate
following the relocation of a bank
headquarters. This will also be the case
for the 350-room establishment “Hotel
Sergelhuset”, scheduled to open in the
same area in 2021. The projects are
manifestations of a long-term trend.
As tenants relocate, many property
owners are reviewing their portfolios to
identify the best use of their real estate.
Approaching property owners with
possible conversion cases has therefore
become a viable way to enter the market.
The rents of a prospective conversion
case must be seen in relation to its
current use. As a reference, office rent
levels are presented on page 44.
The hotels in the pipeline include
everything from high-end, full-service
offerings to economy and extended-stay
concepts. However, many new hotel
establishments will be in segments that
are already abundant in their respective
geographical areas. This serves to further
concentrate supply. Opportunities will
continue to grow for investors that can
identify gaps in the future supply.

Source: Scandic Hotels

Across the street the reopened
Downtown Camper by Scandic has
a unique theme geared towards the
urban adventurer - including canoes
suspended from the roof and indoor
campfires.

Projects in the City of Stockholm (highly certain to be realised)
Year

Additional room supply per year

Type

Submarket

2017

Stay Xtra Kista

Expansion

North

16

2017

Bostad Direkt Brommaplan

Reopening

North

143

2017

Elite Hotel Adlon

Expansion

Central

43

2017

Botell Volta

Establishment

North

82

2017

At Six

Establishment

Central

343

2017

Hobo

Establishment

Central

201

2017

BizApartment Hammarby

Establishment

Central

168

2017

Elite Palace Hotel

Expansion

Central

22

2017

Motel L, Älvsjö

Establishment

South

2017

ApartDirect Älvsjö

Establishment

South

2017

Downtown Camper by Scandic

Reopening

Central

494

2018

Bank Hotel

Establishment

Central

110

2018

Kista Hotel Apartments (Holar 1)

Establishment

North

167

2018

Hotell Östermalmshallen

Establishment

Central

71

2018

Connect Hotel City

Expansion

Central

25

2018

Comfort Hotel Kista

Establishment

North

194

2018

Bostad Direkt Brommaplan

Closures

North

-143

2018

Nobis Blästern

Establishment

Central

264

2019

"Hotell Sveavägen"

Establishment

Central

100

2019

ApartHotel Attaché

Expansion

South

21

2019

Vallgossen 14 Kungsholmen

Establishment

Central

22

2020

Elite Hotel Stockholm Plaza

Expansion

Central

57

2020

Hotel Alexandra

Closures

Central

-69

2020

Humlegårdsgatan 17

Establishment

Central

140

2020

Lunda Hotell och Pensionat

Expansion

Central

20

2021

Hotel Sergelhuset

Establishment

Central

350

Confidential expansion

Expansion

Central

30

Sum

Rooms

169
77

3,117
Source: Annordia

2,000
2 000

1 800
1,800
1 600
1,600
Opened as of September 2017

Hotel

11
11

1,758

1,400
1 400

810

1 200
1,200
1,000
1 000

800
800

19

600
600

688

507

400
400

183

200
200

270

0

550

110
18

17

2017

2018

Certain

19

2019

20

Uncertain

2020

21

2021

Opened

Source: Annordia

Additional room supply per submarket
85

21
1,126

508

All
projects

Certain
projects

2,024
1,089
North

Central

South
Source: Annordia
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Market demand

Since 2013, annual growth in hotel
supply has fallen short of demand,
leading to historically high occupancies
during a strong business cycle. Hotel
operators have therefore seen an
opportunity to compensate for a period
of flat price development. Consequently,
ADR reached SEK 1,215 last year
(€128), surpassing pre-financial crisis
levels for the first time.
With a mix of certain and uncertain
hotel projects, the City of Stockholm’s
supply is forecast to expand by roughly
4,300 rooms, or an average increase of
4.1 percent per year. As previously noted,
a majority of this capacity will open in
2017, thus only temporarily helping to
reduce occupancy. The average growth
rate of rooms sold is forecast to be 4.3
percent per year, resulting in a predicted
occupancy of 73.9 percent in 2021.
This projection indicates a shortfall in
the City of Stockholm’s hotel capacity

Source: Mikael Sjöberg/mediabank.visitstockholm.com
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of 1,900 rooms. If additional projects
do not enter the planning stage shortly,
this shortage of supply will lead to lost
revenue and missed opportunities in
the Stockholm hospitality sector. High
occupancy, a strong domestic economy
and expectations of higher inflation
contribute to a forecasted ADR increase
of 2.4 percent per year, up from the
historical average of 1.9 percent. In
total, RevPAR is projected to be SEK
1,011 in 2021, equivalent to an average
increase of 2.6 percent per year over the
forecasted period.

Hotel demand in the City of Stockholm
has increased by 55 percent since
2006, resulting in a total of 5.3 million
rooms sold in 2016. This amounts to
an annual average growth in demand of
4.5 percent. The equivalent increase in
rooms available was 3.9 percent per year,
resulting in an improved occupancy rate
of 3.9 percentage points over the entire
period. The annual increase in ADR was
recorded at 1.9 percent. Consequently,
the average growth rate of RevPAR has
been 2.5 percent per year since 2006.

Skansen is the
world’s biggest open
air museum and is
located on the island
Djurgården in central
Stockholm. The stage at
Skansen is a popular
venue for live music
and weekly shows
during the summer
attract thousands of
spectators and up to
two million viewers on
television.

Guest nights in Stockholm County 2016

19.9%

33.8%
Friends, relatives

35 M.

guest nights

41.9%

2.3%
2.0%

Camping, vacation village
Hotel
Hostel
Weekend cottage,
pleasure boat

Source: Statistics Sweden, Visit Stockholm

Source: Henrik Trygg/mediabank.visitstockholm.com

1400

1200

Artipelag is an art gallery
and a conference venue
located in Stockholm’s
archipelago.

1000
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600
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Rooms available and rooms sold in the City of Stockholm
2006

2007

2008

2009

2010

2011

2012

2013

2014

2015

2016

13,419

13,943

14,934

15,399

16,047

17,348

18,474

18,429

18,856

19,130

19,691

9,301

9,865

10,420

10,386

11,130

11,831

12,224

12,413

12,940

13,780

14,419

0
Rooms available1
Rooms sold1

Rooms available and rooms sold per annum presented as averages per day.
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Source: Statistics Sweden

1

Occupancy rate and annual change in rooms available and rooms sold in the City of Stockholm, %
Occupancy rate

Annual change in rooms available

Annual change in rooms sold

13
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1,071
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739

1,125
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1,153

831
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50

1.5
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19

20

21

Source: Annordia, Statistics Sweden
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Nationalities of hotel guests

Origins of visitors, 2016 and 2006

Domestic travellers accounted for 58 percent of total guest
nights in the City of Stockholm druing 2016. With an
increase of 67 percent since 2006, the domestic share of total
guest nights has remained stable.

The Nordics - down from 7% to 6%
Sweden - unchanged at 58%
Source: Statistics Sweden

Top 15 nationalities in the City of Stockholm1
Country

2006

2011

1 Sweden

2,875

3,834

4,793

66.7

247

232

333

34.7

2 Great Britain

The largest absolute increase in inbound travel was generated
from Great Britain, USA and Germany, which have also been
the top three source markets throughout the entire period.
Relative growth in guest nights has been remarkably strong
from Asia. Notably, through a 140 percent increase, China
was the second non-European source market to break into
the top 15, with 88,000 guest nights. Similarly, the source
market designated “Rest of Asia” quadrupled to almost
200,000 guest nights in 2016. Russia and Italy, on the other
hand, stand out with decreases of roughly 40,000 guest nights
each since 2011, in part coinciding with a decline in their
respective economies.

3 USA

219

217

311

42.1

228

263

302

32.5

5 Norway

146

192

209

43.4

46

95

199

333.2

6 Rest of Asia

110

129

158

43.7

8 Denmark

7 Finland

81

105

117

45.3

9 France

64

101

103

60.5

103

137

99

-3.5

42

68

98

136.2

10 Italy
11 Switzerland
12 Spain

88

93

90

2.2

13 China

37

52

88

140.0

14 Netherlands

54

74

75

39.3

15 Austria

12

38

44

265.1

Source: Statistics Sweden

In terms of thousands of guest nights.

market is running close to capacity. The
highest occupancy rate and RevPAR were
recorded in September, while January
stands out as a weak month in terms of
both occupancy and ADR. The extremes
in terms of occupancy rates generally
occur when strong demand from the
corporate segments overlaps with peaks
in demand from tourism.

Daily occupancy
Breaking down the average occupancy
rate of 73 percent into daily rates reveals
that occupancy in Stockholm exceeded
70 percent on 232 occasions last year.
This indicates that room capacity acts
as a limiting factor for tourism. It also
signals that increases in supply could
help release pent-up demand when the

days

with occupancy above
70% in Stockholm 2016.

2016 2006/16, %

4 Germany

1

232

06

20

Outside Europe, up from
13% to 18%

In the wake of the financial crisis, Nordic and European
guest nights have grown at a slower pace, with an increase
of 44 and 35 percent respectively. In 2016, these markets
accounted for 6 and 18 percent of total guest nights.
International guest nights displayed insignificant development
until 2009, after which the segment posted explosive growth,
resulting in an 131 percent increase over the entire period.
2016 therefore marked the first year that international guest
nights were recorded on par with European guest nights.

Daily occupancy rate in the City of Stockholm 2016
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partly reflect the high concentration of business in the
north of Stockholm, and the clusters for entertainment in
the south. Central Stockholm generally attracts a greater
share of foreign travellers. However, the share of guests
from outside of Europe in the north part of Stockholm is
comparable to that of the city centre. This is partly due to
the Kista ICT cluster attracting engineers and consultants
from around the world.

Submarket comparison
Due to relatively strong development over the past
five-year period, the occupancy rates for the north and
south parts of Stockholm were recorded at 64.3 and 62.2
percent, respectively, in 2016. Both markets noted an ADR
of roughly SEK 900 the same year. Central Stockholm
witnessed a remarkable SEK 1,300 ADR and an occupancy
rate of 76.0 percent, resulting in the highest RevPAR ever
recorded, SEK 981.
There are notable differences between corporate and leisure
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P2P Rentals
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The rise of the peer-to-peer (P2P) rental
market is making headlines around
the world, and its rapid growth has
in some cases attracted the attention
of lawmakers. Some observers are
concerned that the expansive global
giants in P2P rentals will have adverse
effects on both the hospitality industry
and the supply of housing. The City
of Stockholm is no exception from the
global trend. Airbnb is the dominant
P2P platform, and according to statistics
from Airdna, the site has had up to
43,500 monthly available room nights,
and posted a total of 2,800 listed units in
May 2017. Having only had 1,536 listed
units in the same month in 2015, Airbnb
has indisputably achieved a substantial
growth in capacity in Stockholm.
Between May 2016 and April 2017, listed
units and available rooms saw a yearon-year increase of 34 and 56 percent,
respectively. Together with a 75 percent
increase in rooms sold, this signals
continued expansion. However, these
figures disguise the fact that growth
rates in all measures of volume have
decreased markedly over the past five
months. While ADR has only changed
marginally throughout the entire
observed period, May 2017 marked
the first month that Airbnb recorded a
year-on-year decrease in both available
and sold rooms. Furthermore, monthly
year-on-year growth rates in rooms sold
have declined from a range of 49 to 249
percent in 2016 to -5 to 40 percent five
months into 2017.
In the circle diagram on the next page,
it is possible to observe that, despite
high growth rates, Airbnb’s market
share is still limited to low single-digits.
This could to some extent explain why
hoteliers in Stockholm generally have not

expressed great concern regarding the
threat from P2P rentals.

(“bostadsrättsföreningar”). The statutes
of the cooperatives commonly include
limitations on second hand letting that
could prevent its members from taking
part in the P2P rental economy. It is thus
possible that either market forces or
regulation could impose an upper limit
on the number of apartments that will
be available for P2P rental in the future.
Occupancy for Airbnb rentals has largely
followed the trend of the hotel market,
albeit on average 18 percent lower than
for hotels. ADR has consistently been
recorded at a discount to the hotel
market of approximately 15 percent.

It is still premature to determine whether
slowed growth could stabilise the P2P
market and soften its impact on hotel
demand. There are extensive residential
development projects set to combat
a shortage of housing in Stockholm.
Nevertheless, the scarcity of housing in
the City of Stockholm will likely play an
important role both in creating demand
and in limiting supply of lettable P2P
housing. Furthermore, a great share
of the Swedish residential property
market consists of housing cooperatives

ADR - Hotels v. Airbnb in the City of Stockholm
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Marketshare - Hotels v. Airbnb in Stockholm
Hotels

Airbnb

2.8% of room revenues
3.4% of rooms sold
3.9% of rooms available
January to May 2017.

MSEK
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Source: Airdna/Statistics Sweden

One of Stockholm’s most
charming features is its
abundance of beautiful
waterside strolls in both
central and scenic locations.
View of Radisson Blu Strand
Hotel located next to the
Stockholm CBD.

209

in sales from Airbnb rentals
in Stockholm 2016.

%

was Airbnb’s share of
the Stockholm lodging
market in 2016.

Source: Tove Freij/mediabank.visitstockholm.com
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The submarkets of the
City of Stockholm
Central
As the natural centre of gravity for business, politics and
culture, the central part of the city has the greatest variety of
high profile visitor’s attractions. Central Stockholm in turn
consists of four boroughs.
Norrmalm encompasses the CBD area, has a high

18

concentration of corporate headquarters, and hosts
the foremost upscale department stores such as NK
and Mood, as well as a string of luxury boutiques on
Biblioteksgatan. It also houses many of the city’s leading
cultural establishments such as the Royal Swedish Opera,
the National Museum and the House of Culture.
Östermalm is a posh city district with the most expensive

residential housing in Sweden. On its easternmost island
Djurgården, there is a cluster of tourist attractions that
includes the Vasa Museum, ABBA the Museum and
Stockholm’s biggest amusement park as well as the world’s
largest open-air museum Skansen.
Kungsholmen is home to the municipal government in

the Stockholm City Hall, which is also one of the city’s
most visited tourist attractions. The district is a popular
residential area whose parks and beaches become a popular
destination for recreation during the summer.
Södermalm is the most populous district in Stockholm. The

island of Gamla Stan (The Old Town) bridges the north
and south of Central Stockholm. As the well-preserved
historical centre of Stockholm, Gamla Stan is in itself the
most visited tourist attraction of the city. The main island
of Södermalm has become a centre for Stockholm’s hipster
lifestyle, with the latest trends in food and clothing on
display in the small restaurants and vintage shops of SOFO
and Hornstull.

North
Only minutes away from the city centre, Bromma Airport in
North Stockholm is the point of arrival for many of the city’s
inbound travellers. Further north, an entire city district centred

around information technology and innovation has formed
in the world renown tech cluster Kista. With the global giant
Ericsson at its centre, other international companies such as
IBM and Huawei have located their headquarters here. Since
2008, Kista also has its own exhibition centre, Kistamässan,
with a total of 15,000 square meters of exhibition and
convention space.

South
South Stockholm has grown into the city’s definite centre for
big events. Apart from a stadium that is home ground to two
of Sweden’s most popular football clubs, the event district
houses the world’s largest spherical building, called the Ericsson
Globe. The venue has hosted many of the world’s most famous
performers and numerous ice-hockey tournaments including
the world cup. Further south in Älvsjö you can find the biggest
exhibition and congress venue in the Nordics – the Stockholm
International Fairs and Congress Centre. With its 114,000
square meters of exhibition space, guests to the fair generated
an estimated SEK 800 million of hotel turnover in 2016.

Surrounding Stockholm
The municipalities surrounding the City of Stockholm are
well-connected by means of public transport and generally
perceived as part of the city. Around nodes in the metro and
commuter train networks there are several local city centres with
an abundance of attractive retail and office space. An example
is the Solna and Sundbyberg municipalities that in effect have
become a northward extension of central Stockholm. Its
business clusters is home to numerous headquarters, including
leading banks and health care companies. After adding both the
biggest arena and the biggest shopping mall in Sweden to the
mix, the area has also become a leading destination for sports,
events and shopping.
The main airport in the Stockholm region is located in the
northern municipality Sigtuna. Apart from receiving 25 million
travellers in 2016, the airport has developed a strong market for
hotels and become a fast-growing destination for meetings.

Source: Tove Freij/mediabank.visitstockholm.com

Apart from the clean
water that flows through
central Stockholm,
travellers have some
30,000 islands to
explore in the region’s
archipelago.
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North
Central

Source: Stadskartan

South
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Central Stockholm
With new nodes for metro and commuter trains at Odenplan and
Slussen, as well as new city districts developing in the west, north and
east, Central Stockholm is simultaneously densifying and expanding.
1

The Albano “University City”

3
The City Line
The City Line is a new stretch of underground commuter railway that opened in July 2017. The railway is
six kilometres long and passes through two new train
stations at Odenplan and Stockholm Central Station.
The Odenplan station has become a new node for
railbound traffic that relieves the busy central station by
providing passengers with an alternative for transfers
between different modes of transport. The tunnel has
also drastically improved traffic to and from Stockholm,
allowing for a doubling of capacity by allocating commuter and regional trains separate tracks.

Source: BSK Arkitekter

The University City aims to create a new hub for collaboration in research and education that integrates
the main campuses of the three leading universities of
Stockholm: KTH Royal Institute of Technology, Karolinska Institutet and Stockholm University. Approximately 100,000 square metres of university facilities
and 50,000 square metres of housing for students and
researchers are being built in the new city district. Occupancy is expected to begin in 2019 and, upon completion, the area is expected to contain approximately
1,000 student apartments.

20

2

Stockholm Science City

4

Slussen is the second busiest public transport hub in the
city, serving more than 400,000 passengers on ferries,
buses and trams, as well as all branches of the metro
network. Slussen is being fully refurbished to become
a safer and more effective hub for pedestrians, cyclists
and public transport, as well as a new meeting place
with extensive retail outlets and services. The renovation of Slussen began in 2016 and is set to be completed by 2025. The finished project will include a new
bus terminal, as well as new squares and parks for the
citizens of Stockholm.

North
Central

South

Source: Foster+Partners/DBox

Stockholm Science City is a developing residential,
commercial and academic district bridging the Stockholm inner city and the Karolinska hospital district in
neighbouring Solna municipality. In total, approximately 6,000 residential units and 14,000 workplaces are
planned in the area. On completion in 2025, it will have
grown into a diverse city district with a unique profile
in life science. A central feature of Stockholm Science
City’s development, a new university hospital, was completed earlier this year, helping to strengthen the region’s world-renowned pharmaceutical and life science
industry. The 221-room Elite Hotel Carolina Tower will
open in the area at the end of 2017.

The City of Stockholm

Slussen

5

The city is currently developing zoning plans for covering the tracks at
Stockholm Central Station, creating
over 140,000 square metres of developable land. The Stockholm central
business district (CBD) has one of
the lowest vacancy rates in Europe,
offering the possibility of expanding
the current district by approximately
50,000 workplaces. The state-owned
property company Jernhusen deems
it possible to begin construction
in 2019 and complete tunnelling in
2025.

6

7

Tunnelling at Stockholm C

Stockholm Royal Seaport is Stockholm’s foremost port
for cruise ship tourism and was recently expanded with
a new cruise terminal and pier. The area is also home
to 600 businesses, including the Nasdaq Stockholm
Stock Exchange. A relocation of the port’s commercial
freight traffic will allow for the construction of 12,000
new housing units and 35,000 new workplaces, making
the port the largest urban development area in Sweden.
Planning began in the early 2000s, and the new city
district will be fully developed by around 2030. The area
will be connected to the inner city through an extension
of an existing tram line. The first phase of the extension is set to be completed in 2019.

MÖRBY CENTRUM

West Kungsholmen
Construction on West Kungsholmen
is under way and, upon its completion
in 2022, the district will have expanded by approximately 5,000 residential
units and 350,000 square metres of
commercial space. The development
area will accommodate around 20,000
new residents and 35,000 workplaces,
as well as integrating Kungsholmen
more closely with the city centre.

Stockholm Royal Seaport
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Other points of interest
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The Museum of Modern Art
Skansen (open-air museum)
Gamla stan (the Old town)
The Royal Palace
Riksdagshuset (parliament building)
KTH Royal Institute of Technology (university)
Stockholm University
Karolinska Institutet (university)
Fotografiska (museum)
SOFO (trendy area)
NK (department store)
Stockholm City Hall
Värtahamnen (cruise ship port)
Hornstull
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North Stockholm
North Stockholm is set to have a newly refurbished and centrally located
airport, and one of the biggest shopping districts in the Nordics. Combined
with new tram lines and the expansion of its world renown tech industry
cluster, North Stockholm is going through transformative change.
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South

1

Bromma Airport and Bromma Blocks

2

3

Kista Science City ICT cluster

The Stockholm Bypass
The Stockholm Bypass is an expressway currently under construction
connecting the southern and northern regions of Stockholm. The expressway is a total of 21 kilometres in
length, of which 18 are built underground. With a projected investment
of approximately SEK 28 billion, it is
the most extensive road project ever
to be undertaken in the Stockholm
region. The expressway is expected to
open in 2026 and serve approximately
140,000 vehicles per day.

Source: Nicho Södling

The third largest airport in Sweden is located less than ten
kilometres from Stockholm Central Station. In the former
hangars of the airport, the leading retail district Bromma
Blocks has sprung up. Bromma Blocks is set to be extended
by more than 115,00 square metres of retail, service and
entertainment facilities, making it one of the largest retail
spaces in northern Europe. Finalised in 2023, an extension
of the tramline will run straight through the retail district,
connecting it to the city centre and Kista. Next to the tram
station, a new hotel with approximately 250 rooms is scheduled to open in 2021.

4

Kista Science City is the largest ICT cluster in Europe and
the third largest in the world, accommodating companies
such as Microsoft, IBM and Ericsson. The City of Stockholm is in the process of integrating the business and residential areas of Kista, creating a mixed city setting. By 2020,
the area will have expanded by approximately 3,500 housing
units. It is also set to benefit from an ongoing extension of
the tram network from Bromma to Kista that will come into
service in 2023.

23
Bromma and Solvalla-city

Source: Staffan Eliasson

Source: Tengbom/Solvalla Utvecklings AB

Parts of eastern Bromma have been under development
since 2008, with more than 2,000 residential units completed
last year. Driven by the growing business cluster in nearby
Solna and the planned extension of the tramline, areas
that were previously dominated by small-scale industry are
gradually being converted into mixed residential areas. Once
completed, the district will have expanded by approximately
9,000 residential units and 20,000 square metres of office
and retail space.

5-7

Other points of interest
5 Kistamässan (convention center)
6 Kista Galleria (shopping mall)
7 Solvalla (horse racing track)
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South Stockholm

Ambitious development plans will create new city districts in Älvjsö and Årsta
and expand South Stockholm’s event and retail cluster around the Ericsson
Globe. With The South City, South Stockholm will add to its appeal to investors with one of the city’s most attractive business districts.
1

2

Älvsjö and Stockholm International Fair

Årsta Fields is a new, up-and-coming area that will accommodate
approximately 6,000 apartments
and 15,000 residents. The area will
develop into a mixed residential
setting, with retail and service
nearby as well as an extensive
park. Construction is scheduled
to start next year, with occupancy
beginning in 2020 and completion
around 2030.

Source: August Eriksson

Älvsjö, located roughly ten kilometres south of the city centre, serves as an important communication node and houses
Stockholmsmässan, the largest fair and convention centre
in Sweden. What has traditionally been a suburban area is
planned to become a new residential and commercial district.
In total, Älvsjö is set to expand by between 7,000 to 10,000
residential units, as well as significant commercial space. The
development of the district is still in its early stages and a
timeline is not yet determined.

Årsta Fields
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The City of Stockholm
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511

Other points of interest
6
7
8
9
10
11

Ericsson Globe (indoor arena)
Tele2 Arena (multi-purpose stadium)
Hammarbybacken (ski slope)
Skogskyrkogården (UNESCO Heritage site)
Stockholm International Fair (convention center)
The Stockholm Bypass (road project)

3

4

Telefonplan
Telefonplan once accommodated the headquarters of global
telecoms company Ericsson. Now home to Sweden’s leading
art and design university, Telefonplan has developed into a
creative hub with a mix of small businesses and educational
institutions. The area is set to add approximately 5,400 apartments, along with retail and office space. Notably, what will
be Stockholm’s tallest residential buildings, Tellus Towers,
are preliminarily scheduled to be inaugurated in 2021.

The South City

Source: SSM

Source: Sören Andersson

On the former industrial grounds of the Stockholm “meat
packing district”, one of the city’s largest development areas,
The SouthCity, is being planned. Along with new housing,
retail and commercial space, the district is expected to become a hub for sports and entertainment. Scheduled for
completion in 2030, the development plans also include
improved infrastructure that will facilitate the many events
hosted by the three arenas already in place.
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Farsta
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Farsta has been identified as an important node in south Stockholm
that, through further development,
can help create a multipolar city.
Apart from adding new retail and
office space, the district could close
to double in housing capacity through
the construction of approximately
8,000 residential units.
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SKARPNÄCK

5

FARSTA STRAND
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Surrounding Stockholm

New communications fuel explosive growth in several
new city districts such as Barkarby City and Nacka
City that will host many of the new businesses and residents of the Stockholm region in the future.
AKALLA

1

1

Mälarbanan

5a

HELENELUND

13
MÖRBY CENTRUM

2
HJULSTA

An increase in capacity is underway on
Mälarbanan, a railway connecting many
regional cities in the broader Mälardalen
region with the City of Stockholm. The
current two tracks will be expanded to
four, allowing for more trains, a tighter
schedule and fewer delays. Three train
stations are being refurbished and expanded to accommodate more traffic
and improve transit capabilities between
different modes of transport. The ex26
HÄSSELBY and
STRAND
tension stretches over 20 kilometres
is scheduled to be completed in 2028.
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Barkarby City in Järfälla Municipality
Barkarby City is an ambitious new-build project located to
the northwest of Stockholm. The plan is to develop the
former military air strip into a full-size town with approximately 18,000 residential units and 10,000 new workplaces.
Additionally, the town will include a new hospital, several
primary and secondary schools, and parks and sport centres.
Barkaby City is expected to be completed in 2030, and will
be connected to central Stockholm by the metro and commuter trains, as well as a new bus terminal and the Stockholm Bypass.

ALVIK

C

NOCKEBY

12

FRUÄNGEN

The City of Stockholm

North
Central

South

14

HAGSÄTRA

3

4

Arena City in Solna Municipality
Arena City and Ulriksdal are two new districts in Solna in
which offices are mixed with residential apartments and
shopping. Two of the largest banks in the Nordics have
established their headquarters here, and Mall of Scandinavia,
one of the biggest malls in northern Europe, was inaugurated in November 2015. Arena City is also home to Sweden’s
largest stadium, which has capacity for approximately 50,000
spectators during sport events and 65,000 during concerts.
In total, Arena City will contain some 2,000 apartments and
30,000 workplaces by 2025. By 2030, neighbouring Ulriksdal
will accommodate around 18,000 residential units and 10,000
new workplaces.

Airport City Stockholm is comprised of six diverse neighbourhoods spread across 800 hectares of land near and
around Arlanda, Sweden’s largest airport. The neighbourhoods include transport, logistics and business clusters, as
well as plans to develop a large football facility together
with the Swedish Football Association. Construction began
in 2016 of Sky City Office One, which will contain over
100,000 square metres of office space right next to the airport terminal. A new 500-room hotel is also set to be constructed on the airport grounds by 2019. The Airport can be
reached by commuter train, the Arlanda Express-train or the
E4 motorway.

5

Source: Mall of Scandinavia

Airport City Stockholm

Metro extensions
An extension of the blue metro line has been initiated in
order to accommodate the increasing number of residents
and businesses in the expanding city centre. Residents from
Nacka, just east of the Södermalm district, and the new
South City district will be able to reach Stockholm city centre
within approximately ten minutes. The extension includes
11 kilometres of underground railway and is expected to be
completed in 2027.
Similarly, a northern extension of the blue line will include
27
two new metro stations, including the new transfer hub,
Stockholm Northwest. From 2024 onward, Stockholm
Northwest will be a convergence point for train, metro,
commuter train and bus traffic, as well as the Stockholm
Bypass, all in the middle of the new Barkarby City district.

GÅSHAGA BRYGGA
ROPSTEN

NPLAN

6

CENTRAL STATION
KUNGSTRÄDGÅRDEN

Nacka City in Nacka Municipality
The central district of Nacka municipality has expanded
rapidly with new retail and office space and is effectively
becoming an extension of Stockholm city centre. With the
promise of three new metro stations, Nacka has pledged
extensive residential property development, providing the
conditions for western Nacka to evolve into a vibrant city
district. By 2030, western Nacka will have grown by approximately 14,000 residential units and 10,000 new workplaces,
all conveniently connected to Stockholm city centre by a new
metro extension.

WALDEMARSUDDE

16
5b

6
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Other points of interest
7
8
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Karolinska Institutet (university)
Karolinska University Hospital (hospital)
Royal Haga Park (recreation area)
Friends Arena (stadium)
SKARPNÄCK
Mall of Scandinavia (shopping mall)
Drottningholm Palace (UNESCO Heritage site)
Barkarby handelsplats (shopping district)
Kungens kurva (shopping district)
Sickla Köpkvarter (shopping district)
Nacka Strandsmässan (convention center)

Source: Nacka kommun

716

STOCKHOLM HOTEL INVESTMENT G U I D E 2017

0 2 / T H E STOCK HOL M REGIO N

28

Nighttime view of the city
seen from Djurgården. The
Nordic Museum, the Royal
Palace and the Stockholm
City Hall are notable
landmarks from left to right.

%

of all the regional
headquarters in the Nordics.

9

Stockholm is the

th

most competitive city in the
world according to A.T.
Kearney’s Global Cities 2017.

29

Source: Ola Ericson/mediabank.visitstockholm.com

51

Stockholm has
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Hotel operators

The City of Stockholm hotel market is dominated by domestic and regional operating
companies. The two largest operators account for roughly 40 percent of total room
supply. The publicly traded company Scandic operates 20 units and 5,300 rooms in
the City of Stockholm alone. Its portfolio also extends to Norway, Denmark and
Germany. Furthermore, after an acquisition in June 2017, Scandic is set to become the
largest operator in Finland. The Norwegian operator Nordic Choice recently added
two new hotels with 544 rooms in central Stockholm to their portfolio. The company
now operates 3,600 rooms in Stockholm under four of its own brands, which cover the
range from midscale to upper upscale.

30

40

%

of total room supply is
controlled by the top
two operators.

Rezidor is one of only two companies on the list that is headquartered outside the
Nordics. Its local presence is in part a legacy from historical ties to Scandinavian
Airlines. The parent company Carlson Rezidor was recently acquired by Chinese
travel industry conglomerate HNA Tourism Group. It is not known whether the new
ownership will affect the company’s strategy in Sweden.

Largest hotel operators in the City of Stockholm
STOCKHOLM OPERATIONS
Group

TOTAL OPERATIONS

Hotels

Rooms

Avg. size

Brands

Hotel locations

Hotels

Rooms

Avg. size

Brands

Turnover1

1 Scandic Hotels

20

5,255

263

1

North/Central/
South

223

42,768

192

1

13,082

2 Nordic Choice Hotels

10

3,561

356

4

Central/South

138

27,647

200

5

9,277

3 Rezidor Hotel Group

3

1,025

342

1

Central

364

80,581

221

6

91,029

4

Ligula Hospitality
Group

8

919

115

5

North/Central/
South

30

3,624

121

5

829

5

Elite Hotels of
Sweden

5

803

161

1

Central

34

4,527

133

2

2,143

6 StayAt HotelApart

3

516

172

1

North

4

596

149

1

114

7 Marriott International

1

465

465

1

Central

6,254 1,218,000

195

30

146,159

8 Mornington Hotel

2

438

219

1

North/Central

2

438

219

1

92

9 Probitas

3

406

135

0

Central

3

406

135

0

318

2

403

202

1

North/Central

5

691

137

2

186

10

Sleeping Fox Hotel
Group

Turnover in MSEK converted at the average 2016 exchange rate according to Sweden’s Riksbank (Swedish national bank). Financial figures for Marriott International only include
Starwood Hotels and Resorts from September 2016.

1

Elite Hotels has historically exclusively
operated upscale hotels. Recently,
however, it has ventured into the
economy segment under its internally
developed brand The Bishops Arms.
The company is planning to expand two
of its properties in Stockholm and will
open a new hotel in neighbouring Solna
later this year.
The addition of Stay At to the ranking
testifies to the increasing popularity
of extended stay hotels. In fact, ten
operators solely or mainly focused on
the extended stay segment operate 13
hotels in Stockholm, and there are 1,500
rooms in the category as of 2017.
Incumbent operators have historically
secured operating contracts for many
of the most high-profile properties in
Stockholm. They benefit from in-depth

Hq

market knowledge, extensive networks
and efficient distribution systems,
which they have been able to leverage
in making competitive bids in tenders.
Having close ties to regional property
owners also helps the operators develop
concept proposals that are attuned
to their needs. However, trends in
international travel and guest preferences
are improving conditions for foreign
operators to break into Stockholm. For
example, high growth of international
tourism creates demand for brands that
are familiar. As previously negligible
market segments grow, opportunities
arise for the operators that are best
suited to serve them.
In central Stockholm, the limiting
factor for establishing new hotels is
currently available property rather
than demand. Development projects,
relocations or lower office rents are
therefore all likely to trigger the release
of attractive real estate. Advice on how
operators can prepare to make the best
of these opportunities when they arise
is provided in the next section of this
guide.

Courtyard by
Marriott Stockholm
Kungsholmen is
operated by the
property owner Balder
through a franchise
agreement.
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Description

Sweden

Having recently acquired 43 properties in Finland, Scandic will cement its position as the
largest operator in the Nordics. The company has launched a signature line of exclusive “by
Scandic” hotels in central locations.

Norway

In addition to its 138 internally operated hotels, the Norwegian operator has 51 externally
operated hotels affiliated with one of its five brands. Nordic Choice opened two hotels with
544 rooms in central Stockholm this year and has one more unit in the pipeline.

Belgium

The global giant operates three hotels in Stockholm under its Radisson Blu brand, including
Stockholm’s most centrally located convention venue. The company’s Park Inn by Radisson
brand is also present through a franchise agreement with Ligula Hospitality Group.

Sweden

Ligula Hospitality Group acquired 13 hotels from Norse Hospitality in 2016. The portfolio
was rebranded from Ibis and Mercure to revived Swedish brand Good Morning. The group
also has three internally developed brands, including an extended stay concept.

Sweden

A purely domestic operator, Elite Hotels defines the upscale segment in many regional markets and has established a presence in attractive locations in many of the regional centres
around Sweden.

Sweden

StayAt is a leading operator of extended stay hotels that recently expanded its presence
in Kista by a second unit. The company also operates a hotel in the Stockholm district of
Bromma and one in the southern Swedish city of Lund.

USA

Source: Balder

Ligula Hospitality operates eight hotels
in Stockholm, and recently expanded
by acquiring a portfolio of 13 hotels
from Norse Hospitality. The company
operates under an umbrella of its own
brands, as well as through franchising
agreements.

Through its merger with Starwood Hotels and Resorts, Marriott International has formed the
world’s largest hotel group. Marriott operates Sheraton Stockholm Hotel, and has a Courtyard by Marriott hotel operated under a franchise agreement with property owner Balder.

Sweden

Mornington Hotel is family owned and currently operates two self-branded properties in
central Stockholm and in the northern district of Bromma.

Sweden

Probitas is the commercial arm of the Immanuel Church, and the foremost purpose of its
hotel operations and property ownership is to secure the long-term financing of the church.

Sweden

The company opened its second hotel in central Stockholm in 2016, supplementing its previous unit at Bromma Airport. The new property has received publicity for its space efficiency
ratio and high proportion of windowless rooms.
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Hotel brands

5

the number of nonregional brands
established in Stockholm.

35

%

of midscale room supply
belongs to Scandic
Hotels.
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Out of the City of Stockholm’s
approximately 22,000 rooms, there are
16,000 operated under a total of 27
hotel brands belonging to 16 unique
hotel companies. The biggest brands
in terms of capacity are positioned in
the midscale and upscale segments. For
example, Scandic Hotels alone make up
approximately 35 percent of the total
room supply in the midscale segments.
Similarly, Nordic Choice commands 30
percent of the market supply in upscale
hotel rooms.
In the quality levels from midscale to
upper upscale, between 73 percent and
90 percent of the room capacity belongs
to branded hotels. Conversely, there is
an under-representation of branded
hotel rooms (39 percent) in the economy
segment and there are no branded
rooms in the luxury segment. However,
the hotels in the latter segment are all
affiliated with one or more soft-brands,
such as leading hotels of the world.
Scandic Hotels has a leading position in
both the number of hotels and rooms,

partly because all of its hotels are
grouped under a single, self-named brand.
However, after identifying increasing
demand for unique hotel experiences,
Scandic has also launched a series of “by
Scandic” signature hotels. Nordic Choice
Hotels has adopted a broader approach.
Its hotels are operating under four brands
and a soft brand that range from midscale
to upper upscale.
Rezidor, AccorHotels and Best Western
are the only non-regional groups that
have established more than one hotel
operating under their brands. The Best
Western franchise has been particularly
successful, with 11 hotels currently
affiliated with one of its brands.
Overall, the brand landscape is in
need of a greater diversity to reflect
the increasingly diverse preferences of
travellers. For companies that desire to
sign franchisees in Stockholm, multibrand operators offer a possible route
of entry. Examples of this model can
be found in Marriott International’s
Courtyard hotel, run by property owner/
operator Balder, and Park Inn by
Radisson, operated by Ligula Hotels.

Hotel brands in the City of Stockholm (by number of rooms)
Brand

Group

Hq

Hotels

Rooms

Hotel locations

1 Scandic

Scandic Hotels

Sweden

20

2 Clarion

Nordic Choice

Norway

3

1,551

Central

3 Nordic Hotels & Resorts Nordic Choice

Norway

4

1,086

Central

4 Radisson Blu

Rezidor

Belgium

3

1,025

Central

5 First Hotels

First Hotels

Norway

6

815

North/Central

6 Elite Hotels

Elite Hotels

Sweden

5

803

Central

7 Best Western

Best Western

USA

6

781

Central/South

8 Quality

Nordic Choice

Norway

1

527

South

9 StayAt

StayAt

Sweden

3

516

North

10 Sheraton

Marriott Int.

USA

1

465

Central

11 Motel L

Ligula Hospitality

Sweden

2

395

Central/South

5,255 North/Central/South

12 Best Western Plus

Best Western

USA

2

346

North/Central

13 Good Morning Hotels

Ligula Hospitality

Sweden

2

293

North/South

14 Hilton

Hilton

USA

1

289

Central

15 Courtyard

Marriott Int.

USA

1

278

Central

16 BW Premier Collection

Best Western

USA

3

258

Central

17 Comfort

Nordic Choice

Norway

1

257

Central

18 Clarion Collection

Nordic Choice

Norway

2

209

Central

19 ProfilHotels

Ligula Hospitality

Sweden

2

188

Central

20 Park Inn by Radisson

Rezidor

Belgium

1

178

Central

21 Sweden Hotels

Sweden Hotels

Sweden

2

124

Central

22 Story Hotels

Story Hotels

Sweden

1

83

Central

23 ApartDirect

ApartDirect

Sweden

1

77

South

24 Ibis Styles

AccorHotels

France

1

76

Central

25 Ibis

AccorHotels

France

1

52

North

26 Countryside Hotels

Countryside Hotels Sweden

1

36

Central

27 Apartments by Ligula

Ligula Hospitality

1

34

Central

Sweden

Source: Sheraton Stockholm Hotel

Sheraton Stockholm
Hotel – one of few
international brands
present in the city.

Source: The Rezidor Hotel Group
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Radisson Blu Strand
Hotel – Rezidor has
established four hotels
in Stockholm operated
under two of its
brands.
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Hotel real estate
owners

Following a prolonged period of stable growth in rents, ample
access to financing and changing perceptions of hotel property
risk premiums, property valuations are high. This is aided by
confidence in the stability of the Stockholm property market.
For example, in PWC’s survey Emerging trends in real estate from
2017, investors labelled Stockholm a safe haven.

34

Most hotel lease contracts are structured so that a portion of
turnover accrues to the property owner. Strong confidence in
the lodging market can therefore motivate high valuations. The
implication is also that dedicated property owners can unlock
additional value in an acquired hotel by collaborating more
closely with its tenants. An investor confident in its ability could
therefore acquire hotel properties at a premium. This could be
the rationale for a recent series of property acquisitions made by
hotel specialists in Sweden.

The property Bangårdsposten 2,
containing Radisson Blu
Waterfront Hotel & Congress
Centre, was sold by DNB Liv
Eiendom to KLP Eiendom for
SEK 1.75m in 2015.

In conclusion, a lower assessed risk and positive outlook on
returns has significantly broadened the base of potential buyers.
However, reflecting the rapid growth in popularity of hotel
properties, sellers can be difficult to find despite favourable
valuations.
The disconnect between demand and supply has also led more
investors to look for available objects outside the City of
Stockholm. This could be interpreted as further testament to the
widespread belief in the hotel property asset class.
The table on the right outlines all hotel property transactions
recorded in Stockholm County since 2014. Three transactions
with a known price have taken place since the start of 2016.
Notably, all of them sold for SEK 60,000 per square metre or
above.

Source: The Rezidor Hotel Group

Transactions

Hotel real estate transactions in Stockholm County since 2014
Property / hotel

Area

Rooms

Date

Seller

Buyer

Price (KSEK)

SEK/sqm

7,000

138

14-01-21

Djurgårdsstadens
Fastigheter AB

HSB Bostad AB

230,000

32,857

2 Property portfolio / 14 hotels

122,768

2,430

14-04-16

Pandox

Erik Sehlin Fastigheter
AB

2,200,000

17,920

Arlanda 2:11 / Clarion Hotel
Arlanda

21,923

414

14-06-09

Swedavia AB (Kammarkollegiet)

Storebrand Holding

1,100,000

50,176

8,400

251

14-09-01

Fastighetsbolaget
Svärdfisken HB

Alecta Pensionsförsäkring

420,000

50,000

Södermanland 38 / Scandic
5
Hotel Foresta

16,000

103

14-10-02

Lärarförbundet

Altira AB

-

-

Åkerby 12 / Best Western Täby
6
Park Hotel

13,600

147

14-10-17

Kungsleden AB

Linköpingsinvest Aktiebolag

130,000

9,559

Rovan 2 / Forenom Apartment
7
Solna

6,886

10

14-11-12

Fabege AB

Anderssons Invest &
Fastighets AB

-

-

8 Konsthallen 2 / Pop House Hotel

4,250

48

14-12-18

Arcona AB

Qarlbo Associates AB

-

-

22,000

280

15-02-05

Invesco European
Hotel Real Estate

Erik Sehlin Fastigheter
AB

670,000

30,455

10 Hallonbusken 2 / Hotell Attaché

1,725

60

15-03-18

Alexander Hult

Trygghem Bostads AB

40,000

23,188

11 Strand 2 / Waxholm Hotell

2,760

42

15-03-26

Strand 2 i Vaxholm
Fastighets AB

Mansarc AB

-

-

9,523

52

15-03-31

K/S Norrtälje III

Rikshem Intressenter AB

100,500

10,553

5,900

63

15-09-21

Star Management
Aktiebolag

Gillesvik AB

52,000

8,814

10,060

100

15-09-22

Helnan International
Hotels

Lustgården Norden AB

-

-

9,634

175

15-10-16

Djurgårdsstadens
Fastigheter AB

Kungsleden AB

-

-

DNB Liv Eiendom
Sverige AB

KLP Eiendom

1,750,000

42,683

1

3

Gullvivan 2 / Hotel Oden
(closed)

Lärljungen 2 / Generator Hostel
4
(former Omena Hotell)

9

12

Snöflingan 3 / Courtyard by
Marriot Stockholm

Motormannen 1 / Hotell
Roslagen

13 Lidingö 6:103 / Blue Hotel
14

Rösunda 27:2 / Grand Hotel
Saltsjöbaden

15 Stettin 5 / Biz Apartment Gärdet
16

Bangårdsposten 2 / Radisson Blu
Waterfront & Congress Centre

41,000

414

15-12-10

17

Nationalarenan 2 / Quality
Hotel Friends

28,000

399

15-12-10

AB Invest AS

Home Properties AB

500,000

17,857

Partners Group

-

-

18 Property portfolio / 11 hotels

44,414

1,247

16-02-19

Sveafastigheter
Management Fund II
och III AB

19 Arenan 1 / Quality Hotel Globe

19,012

527

16-07-09

Home Properties AB

Strawberry Brothers

625,000

65,748

20 Haga 4:46 / Hotell Hagaplan

16,200

222

16-07-22

Skanska AB

Storebrand Holding

970,000

59,877

8,285

158

17-01-11

Carlyle Group

Alecta Pensionsförsäkring

-

-

Stockholm Ormen 2 / Hotell
Anno 1647

1,250

42

17-02-01

Björn Holmgren AB

Centrumborgen AB

-

-

23 Strand 2 / Waxholms Hotell

2,902

42

17-03-01

Mansarc AB

Artmax AB

-

-

5,630

140

17-04-27

Stiftelsen MHSBostäder

Sigillet Holding AB

350,000

62,167

21 Sicklaön 13:82 / Hotel J
22

24

Svea Artilleri 7 / Clarion Collection Hotel Tapto
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Source: Datscha

Average price per key in Stockholm County transactions since 2014
SEK
5,000,000
4,000,000
3,000,000
2,000,000

Average price
SEK 2.16m
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Largest hotel real estate owners in the City of Stockholm (by number of rooms)
STOCKHOLM PROPERTIES
Company

36

TOTAL PROPERTY PORTFOLIO

Hotels

Rooms

Avg. size

Hotel locations

Hotels

Rooms

Avg. size

1 Pandox AB

8

1,719

215

North/Central/South

122

26,848

206

2 KLP Eiendom AS Norge

3

1,264

421

Central

14

4,488

321

3 AFA Sjukförsäkringsaktiebolag

6

1,140

190

Central

8

1,719

215

4 Strawberry Fields1

2

988

494

South

6

2,178

363

5 AB Invest AS Norge

2

857

429

North/Central

10

3,163

316

6 Axfast AB

2

678

339

Central

2

678

339

7 Erik Selin Fastigheter AB

5

629

126

Central/South

38

6,174

162

8 Amf Pensionsförsäkring AB

2

544

272

Central

2

544

272

9 DNB Liv Eiendom Sverige AB

2

542

271

Central

8

2,027

253

1

532

532

Central

8

1,346

168

10 Aspelin-Ramm Holding AS

Includes ownership of properties through a 50 percent stake in the joint venture Strawberry Brothers. Two hotels with 1,200 rooms are closed for refurbishments and will open in
2019 and 2020 respectively.

1

2

Erik Selin Fastigheter AB has been classified as listed owner/developer since its list daughter company Balder owns a majority of the properties held by the group.

Hotel real estate owners
The hotel property market in Stockholm
is highly dependent on institutional
property owners. Together with other
financial institutions they currently
account for 26 percent of room supply.
Thereafter the hotel specialists own 18
percent of room supply and has the
highest average property volume of more
than 300 rooms per hotel. The private
and listed owner/developer categories
in turn own 17 and 9 percent of room
supply. The operator category owns a
great amount of hotels but because of a
lower average room count of 79, its share
of supply is equivalent to 14 percent.
Institutional investors are generally
risk averse, and the high prevalence of
institutional ownership partly explains
the preference for lease agreements. In
short, stable cash flows and the ability
to reallocate risk between owner and
operator make lease agreements attractive

to these investors. Different types of
agreements and their pros and cons are
covered in greater detail on page 46.
The investors in the operator category
generally belong to one of two groups.
The first group consists of smaller
companies that own the property in
which they operate. The second group
consists of bigger privately held chains
that actively invest in properties where
they want to begin hotel operations. Both
adopt a long-term investment perspective
and offer scarce opportunities for new
external lessees. However, they can make
for interesting acquisition cases in terms
of both properties and operations.
Apart from favourable contractual
terms and a prolonged period of
strong performance, structural trends
make hotel properties an increasingly
attractive investment category (for more
information on the benefits of hotel
property ownership, see page 40). An
example is the predicted long-term

growth in global travel. The diversified
demand from globally dispersed source
markets and segments can act as a
cushion to cyclical downturns in the
local economies. For property owners,
this could mitigate the greater adverse
effects that such downturns can have on
rents and vacancies in office and retail
properties.
The more robust argument for including
hotels in the property portfolio has
brought new categories of property
owners to the hotel market. Examples
include traditional real estate companies
such as Balder and Kungsleden. Another
growing investor category is hotel
specialists backed by constellations of
institutional capital, such as Midstar and
Västerkulla Hotel Holding. Historically,
many hotel property owners have
fostered close relationships with the
larger regional operators. The increasing
breadth of property owners could unlock
opportunities for international operators

Owner type

Hq

Description

Hotel specialist

Sweden

Pandox is listed on the Nasdaq Stockholm stock exchange with a market capitalisation of about SEK 12 billion. The
company owns properties in ten European countries, with emphasis on the Nordics and Germany. Pandox also operates
its own hotels in three European countries and Canada, with a combined room count of 4,775.

Institutional,
financial

Norway

KLP Eiendom manages the property portfolio of the Norwegian municipal employee pension fund. The company acquired the Stockholm Waterfront hotel from DNB Liv in 2016, completing a portfolio of three hotels in Sweden.

Institutional,
financial

Sweden

The company is owned in part by the The Swedish Trade Union Confederation and the Confederation of Swedish
Enterprise. Approximately 15 percent of its portfolio consists of hotels, and its properties are mainly located in Sweden’s
three largest cities.

Hotel specialist

Norway

Strawberry Fields is a company in the Nordic Choice family that is focused on property ownership. The company has
mainly acquired hotel properties from other companies within the group. In Stockholm, Strawberry Fields has a 100-percent stake in one hotel and a 50-percent stake in another unit through a subsidiary.

Hotel specialist

Norway

AB Invest AS is a family owned company specialised in hotel property development. The company has partly redirected
its focus from development to long-term holding of property investments. Historically, the company has collaborated
closely with Nordic Choice.

Private owner/
developer

Sweden

The company is part of the wider family-owned Axel Johnson Group. Axfast recently undertook the widely publicised
conversion of a 100-year-old department store in Stockholm into the Haymarket by Scandic hotel.

Listed owner/
developer2

Sweden

Erik Selin Fastigheter AB is the majority holder of Balder and the fourth largest property owner in Sweden. The group
has established itself at the top of the hotel property rankings through acquisitions of single properties and entire portfolios.

Institutional,
financial

Sweden

The company exclusively owns property located in Stockholm. Despite being ranked Sweden’s fifth largest property
owner, Amf Pensionsförsäkring first established itself as a hotel property owner with the opening of the hotels At Six and
Hobo earlier in 2017.

Institutional,
financial

Norway

The insurer is part of the network of the largest Norwegian bank, DNB. After divesting the Waterfront Congress Center
and hotel, the company now owns the two sister hotels Hotel C and Nordic Light Hotel.

Private owner/
developer

Norway

Aspelin-Ramm Gruppen AS is a family-owned company headquartered in Norway, with a subsidiary in Sweden. The
company has extensive experience of both developing and owning hotel properties.

0

10

20

30

37

40

Hotel proper es in the City of Stockholm classiﬁed by owner na onality
to forge new ties to emergent hotel
property investors.
In tandem with increasing interest
in hotel properties, the overall
understanding of hotel operations
among property owners has improved
substantially. More knowledgeable
property owners tend to adopt a
more hands-on approach to property
management. Furthermore, it allows
them to better assess operating risk.
They can thus confidently make broader
contractual commitments associated
with assuming a greater share of the
total risk and reward of the hotel
investment.
The aggregated statistics and the topten property owners in the table above
showcase the dominance of Swedish
and Norwegian property ownership.

Hotel properties in the City of Stockholm classified by owner type
Listed owner/
developer

16 hotels
2,032 rooms

Private owner/
developer

39 hotels

3,843 rooms

Nonprofit,
Foundation,
union

16 hotels
2,101 rooms
13 hotels

Hotel specialist

4,029 rooms
15 hotels

Publicly owned

1,352 rooms

0

Operator

50

100

150
38 hotel

3,005 rooms
27 hotel

Institutional,
financial

Hotel proper es in the City of Stockholm classiﬁed by owner
na onality
5,614 rooms
0
0
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Source: Annordia
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Hotel properties in the City of Stockholm classified by owner nationality
1 hotel
166 rooms

Finland
Switzerland

2 hotels
293 rooms

USA

2 hotels
509 rooms
11 hotels

Norway

4,327 rooms
148 hotels
16,681 rooms

Sweden

0
0
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5000

10000

100

Source: Annordia
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A roadmap for
market entry
in turn. Lastly, two focus sections provide a closer look at
important costs related to establishment, and at the different
agreements that finalise and regulate the relationship between
property owners and operators.

So you find yourself convinced to invest in Stockholm. How
to get started, and where to find the information to ensure a
smooth ride? This section provides some useful advise on how
to proceed with your investment planning.
This section can be read in sequence, or you can dive into a
particular segment of the road map that is relevant to your
situation. Firstly, the initial steps of the research phase that
should be undertaken by all investors are outlined. Thereafter,
each of the three major establishment routes are reviewed
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Operator

Property owner

1
Make the right
connections
Research phase

2
Research the market

Routes to market entry

A

B

Tender offer

C
New build

Acquisition

1

1

Submit a bid

Project planning

2

2

Sign contracts

Zoning

3

3

Operating permits

Finish - Operations

Construction

Finish - Property

1 Make the right connections
To be informed about the latest hotel projects in need of
operators, or property owners looking to divest, the best way is
to make use of the knowledge and networks established by local
market actors. A first step would be to register your interest with
these actors, including what locations and kinds of properties
best suit your investment strategy or hotel concept. This will
ensure that you get regular updates on new projects and do not
forego any investment opportunities.
Invest Stockholm

Invest Stockholm keeps track of areas of city development
and potential hotel projects. They can help broker contacts
between developers and operators or potential transaction
counterparts. The municipal government recognises the
importance of sufficient hotel capacity and is working to
facilitate international actors to enter the hospitality market.

also need to apply their market knowledge to carve out their
conceptual niche, and to submit competitive rents based on
realistic projections of revenue and costs.
Investors are provided with a shortcut to market knowledge by
tapping into the aforementioned networks of Invest Stockholm
and local consultants. However, there is also an abundance
of independent sources for market data that should not be
overlooked.
Make use of available statistics

Access to reliable statistics regarding hospitality, the economy
and the property market, including records of property
ownership, is available to a much greater extent than is common
internationally. Much of the publicly available data can be
accessed via the four providers below. For more detailed
statistics and analysis, investors should turn to consultants
specialised in hotel investments.
Statistics Sweden

Consultants

Many property owners hire consultants to help them to
evaluate the feasibility of their potential hotel projects,
estimate its future rents and recruit a hotel operator. The
consultants will generally be responsible for sending out
prospectuses and maintaining contacts with operating
companies.
Property owners

Some property owners have in-house capacity to conduct
the feasibility analysis and negotiations with prospective
operators. Operating contracts may in these cases be
negotiated directly with the property owner.
2 Research the market

Provides official statistics on hospitality, the economy and
the population. All operators of lodging establishments are
required by law to submit their data, making extensive data
sets readily available at a low cost.
The City of Stockholm and Invest Stockholm

Provides detailed statistics on municipal level and
information about new investment opportunities. Can help
refer investors to secondary sources of information.
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National Land Survey

Provides data on real estate and ownership. There are also
a number of private service providers that compile the
National Land Survey’s data with other sources for investors.
Visita

To make a well-founded investment decision or improving your
chances of winning an operating contract, extensive market
research is crucial. Being aware of recent price levels, yields and
opportunity costs of alternative investments helps assessing the
motivations of other property owners. Knowledge of the hotel
market and the development of the fast-growing city allows an
investor to identify opportunities outside the CBD. Operators

The Swedish hospitality industry trade organisation gathers
statistics, conducts industry analyses and gives advice to its
members.
Visit Stockholm

Visit Stockholm collects data and information on tourism
and promotes Stockholm as a tourist destination.

By knowing the market, you can...
Be aware of powerful incumbents
The incumbent operators in Stockholm
have incentives to maintain the
favourable competitive landscape.
International entrants should therefore
expect that the big established
players will submit competitive bids
for attractive properties.
Broaden your perspective
The competition for acquiring
centrally located hotel properties
and the contracts for operating them
is intense. As mentioned above, the
incumbent actors are also well aware

of the benefits of keeping international
competition out of prime locations. If
international operators only compete
for this limited property category,
the incumbents can outbid them at a
relatively low cost. An international
actor with a good understanding of
the market could identify opportunities
in alternative locations. This would
widen the scope of competition over
operating contracts and improve
chances of market entry.

90 percent of newly issued hotel
contracts are revenue-based leases.
An international property owner or
operator could substantially improve
their chances of winning a contract
by adopting to this standard. More
information on common terms of
contract can be found on page 46.

Review your contract policy
A predominant share of up to
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A Tender offers
Your tender process could start by
receiving a prospectus, or by approaching
a property owner with your own case for
a hotel investment. Regardless of which
party has initiated the process, there
are a few things to keep in mind when
preparing your offering to a property
owner or hotel developer.
1 Submitting bids for operations
Naturally, there are no set formrequirements when presenting a case
directly to a property owner. However, by
providing a level of detail similar to what
is outlined for a tender offering below, the
operator’s chances of success are greatly
improved.

Expectations of future growth in
occupancy and ADR form the foundation
of forecasting the performance of a
new hotel, and thus its projected rents.
Incumbent actors start off with an
information advantage, which in part
can be balanced by carefully studying the
local market. By improving international

It is important to keep in mind that bids
are evaluated as a whole, and rent is just
one of many components, albeit very
important. Because property owners
have become more involved in the
development of their properties, the value
assigned to softer aspects such as concept
and the collaborative qualities of the
counterparty has increased. Prospective
operators are therefore advised not
to discount the importance of a welldeveloped concept proposal.
Operators are generally required to
provide collateral for future rents.
Without a proven track record, an
international investor can greatly improve
the attractiveness of its bid by providing
reliable collateral or offering a high level
of fixed rent.
2 Contracts
Hotel operating contracts can be
subdivided into the three overarching
categories: lease, management and
franchise contracts. The choice of
contract type can have major implications
in terms of incentives and risk
distribution between property owner

and operator. Because of the contracts’
complexity and great importance for both
parties, the contract types are presented in
greater detail on page 46.
3 Operating permits
Running a lodging business requires
a permit from the county police, and
hotels that handle food and beverages
are subject to further regulations. For
example, a restaurant requires a permit
from the municipality, as well as being
subject to regular hygiene inspections.
If you intend to serve alcohol, there
are additional requirements in terms of
the restaurant menu. Serving alcohol
also requires at least one employee to
pass a test on the Swedish Alcohol Act.
In addition, investors should also be
aware that there are specific regulations
regarding for instance fire safety and
accessibility for people with disabilities.

Did you know that...
Establishing a local presence in
Stockholm is relatively simple.
Sweden is ranked as the best country
in the world to do business in by
Forbes and the ninth best according
to the World Bank. But the city
places emphasis on protecting the
interests of all affected parties and
on ensuring that projects harmonise
with existing property and planned
city development. It is therefore
important that an investor allocates
time and resources to acquiring the
appropriate permits.

The Museum of Spirits is
located on Djurgården.
Alcoholic beverages are
closely intertwined with
Swedish history and
culture, which includes
the iconic Absolut Vodka
brand.
Source: Henrik Trygg/mediabank.visitstockholm.com
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Many hotel projects are advertised to
operators in the form of a prospectus
outlining the characteristics of the
property, its vicinity and the local
hospitality market. Operators are
thereafter asked to submit bids that
include a 5–10 year forecast of the hotel’s
income statement, as well as a description
of their company and choice of hotel
concept for the property.

operator’s capability to account for
growth potential in their forecasts, their
submitted rents will be more likely to
be competitive compared to incumbent
operators. Another key component to a
successful bid is to accurately forecast
operating costs. More information on
costs can be found in the costs section on
page 45.

B Acquisition
Acquiring an ongoing business can be
an effective way of quickly establishing a
presence in the Stockholm hotel market.
Whether acquiring a property or an
operating company, new investors are
advised to seek the assistance of local
consultants. Some characteristics of the
Swedish market are generally applicable
and useful to know, such as:

the investor and can have ongoing
adverse effects on its ability to do
business.
It is possible to find information
about any business, including
annual reports, through the Swedish
Company Registration Office’s
website: bolagsverket.se/en.

When acquiring properties, the
buyer is responsible for inspecting
the property acquired to identify any
defects. The buyer cannot receive
retroactive remuneration for any
defect that is deemed possible to
unveil through inspections during the
due diligence process.

Securing financing for an acquisition
is often dependent on meeting the
requirements of regional banks.
Sweden is home to a sizeable banking
industry, and local banks generally
have a strong preference for lease
contracts. Presenting a strong
investment case requires the investor
to display good knowledge of the
market. The banks may also employ
specialist consultants to conduct
an independent evaluation of the
property or operating company to be
acquired.

The acquiring party should review all
permits and commitments made by
the operating company to be acquired
as well as the property owner. Any
unfavourable history is inherited by

Enlisting a consultant with specialist
knowledge of hotels can reduce
the risk of an incorrect valuation.
It can also improve the investor’s
credibility towards other stakeholders

For tax purposes, it is common that
property transactions are packaged in
limited liability companies.

such as lessees or banks, effectively
reducing transaction costs and costs
of financing.
Site Leaseholds

As an alternative to direct ownership of
properties, the site leasehold is a common
form of tenure for properties owned by
the municipality. The City of Stockholm
owns approximately 70 percent of the
land in the municipality. This makes the
Site Leasehold relatively common. Site
leaseholds granted by the Development
Administration give private individuals
or companies the right of usage to a
plot of land. Current legislation does
not stipulate a fixed-term tenancy; the
tenancy is instead extended until further
notice. The leasehold terms are drawn up
between the lessee and the city. For most
leaseholds, the terms are reviewed every
ten years, which includes an adjustment
of the fixed annual fee of the lease. The
rights pertaining to a lessee are closely
comparable to those of a direct owner
of property. For example, the leasehold
can be sold or used as collateral for a
mortgage.
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Source: Mikael Sjöberg/mediabank.visitstockholm.com

Trattorian - one of the
popular waterside
restaurants on
Kungsholmen.
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C New build
Because of the shortage of sellers in the
hotel property market, a new build can
be a viable alternative for market entry.
Apart from construction costs (outlined
in the focus section on page 43), the
new build process is subject to a number
of crucial preparatory steps that are
highlighted below.
1 Project planning
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The initial planning of a new build
project sets the stage for efficient
and timely execution. It is therefore
important to involve a consultant with
hotel property expertise at an early stage.
Before engaging an architect to draw up
the hotel property, the developer should
determine a space allocation plan that
ensures efficient work flows and act as a
basis for estimating building costs. Note
that the space allocation plan should be
designed with a specific hotel concept
in mind. In turn, the chosen concept
should be closely aligned with the needs
of the market, identified by thorough
analysis. Furthermore, to help avoid
costly revamps, it is preferable to finalise
the development of the hotel concept in
agreement with prospective operators.
2 Zoning
Engaging in a new build project requires
permits that have to be applied for prior
to construction. This is especially relevant
if current zoning does not allow for hotel
construction or contains other limitations
on volume or design. Qualified reviews
of environmental and cultural heritage
factors may also be required. The investor
normally bears the cost of producing any
reports needed to draw up new zoning.
The zoning process typically consists of

seven steps. These include three phases
during which legal entities affected by the
project, or the general public, are allowed
to provide input or file appeals on the
zoning contents. Particularly complicated
cases may require more than a year before
coming into legal force.
Once the zoning has come into legal
force, the property owner can apply for
a building permit in accordance with the
limitations outlined in zoning. If all the
proper documentation is submitted with
the application, a building permit can be
issued within approximately ten weeks.
The building permit is generally valid
for five years, and construction has to be
initiated no later than two years after the
permit has been issued.
3 Construction
The biggest construction companies in
Sweden include international giants Peab,
Skanska and NCC. However, access to
expertise in construction is at risk of
becoming a bottleneck for new hotel
projects. This is partly because the city is
going through one of the most intensive
periods of construction since the 1960s.
Investments totalling more than €95
billion are planned by 2030. To minimise
construction times, it is advisable to
have foresight in acquiring construction
services and inquiring into the
possibilities of prefabricating components
abroad. Similarly, investors that can make
use of their international networks of
suppliers and construction companies
could be able to lower construction costs
when investing in Stockholm.
After construction is completed, an
inspection will ensure that the structure(s)
have been erected in accordance with the
building permit.

Did you know that...
Swedish municipalities are required
to have an active planning document
that outlines the strategy for their
future development (known as
“översiktsplan”). Development
areas of particular importance to
the municipality are often subject
to additional, in-depth planning
documents. Even if the contents
of these documents are not
legally binding, their influence on
development projects is profound.
Decisions on new zoning have to be
aligned with the overarching goals
set out in the planning document.
An investor that aspires to win a
land allocation agreement from the
City of Stockholm should therefore
familiarise itself with the current
planning document. Notably, the
extent to which a proposed project
harmonises with the overarching
development strategy is weighted
into the allocation decision.

Phases in the zoning process
Program
Dialogue
Consultation
Adjustments
Proposal

Consultation
Adjustments
Review
Approval
Adjustments
Legal force

Source: the City of Stockholm

Costs

When evaluating the merits of a new
build project, it is worth to note that
building costs in Sweden are among
the highest in Europe. A rule of thumb
is somewhere between SEK 31,000
and SEK 37,000 per square metre,
depending on the desired concept and
quality level of the hotel (excluding
costs of land and VAT). As shown in
the diagram to the right, labour and
materials represent approximately 33
and 35 percent of construction costs,
respectively. Historically, there has been
a disproportionate increase in material
costs, and the Invest Stockholm is
working actively to attract new actors with
international supply chains to help lower
building costs.

Opportunity costs
Property owners normally weigh a
prospective hotel development against the

cost of forfeiting other usage. Current
office rents and prices of residential
housing in Stockholm are very high.
As a reference, estimated rent levels
and vacancies for offices are listed in
the table to the right. The table does
not include rent ranges for hotels. The
square metre rents associated with a hotel
development vary greatly together with
a wide variety of factors. Many of these,
such as the space efficiency of a hotel
concept, cannot readily be generalised
between different properties. The need
to individually estimate hotel rents is
therefore greater than for offices.
It is important to note that hotel
properties offer a host of benefits
compared to offices that are not reflected
in rent levels. These benefits include the
longer term of the contract, the low risk
of vacancies and the low frequency of
tenant modifications. The information
box below provides further insight into a
number of benefits of hotel investment.

Rent levels in the City of Stockholm
Location

Central Stockholm

Planning and construction

Rents

Vacancy

Low

High

Low

High

AA, CBD

4,900

6,500

1

3

A, Inner City

2,950

4,250

1

5

B, Inner City

1,950

3,700

1

7

C, Outer City 1,550

3,050

4

8

D, South

1,350

2,200

8

10

D, North

1,250

2,000

6

8

As of 2017-06-30

Source: Newsec through Datscha

Cost of building hotels (SEK/sqm)
6.0%
15.8%

10.7%

31,000
37,000
32.5%
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Labour
Contractors
planning
Materials
Transport and
machinery
Interest and
sales

35.0%
Source: Annordia/The Swedish Construction Federation

Hotel v. office from a property owner’s point of view
Longer term
Hotel lease terms are often set to
15–20 years, compared to 5 years
for offices. Hotel floor rents are
therefore guaranteed over multiple
business cycles. Over the same
time-period, office leases provide
more volatile rents, and risk expiring
and being renegotiated during a
recession.
Larger leasable area
A hotel operator generally lets all
common areas and space that could
be difficult to let as part of an office
space.
Demarcation lists
Hotel demarcation lists normally
allocate greater responsibility for
maintenance and updates of internal

fixtures to the lessee than is common
for offices.
Tenant renegotiation and adaptation
Initial investments are often greater
for hotels, but the costs of adapting
a property to new tenants are lower
seen over the entire life cycle of a
hotel. Similarly, the costs of acquiring
new tenants and renegotiating the
conditions of the lease arise less
frequently.
Low risk of vacancies
Vacancies that are common between
changes in office tenants seldom
occur within the term of a hotel lease.
Positive externalities
Hotels can often help activate the
ground floor of a property, and
thus contribute to creating more

attractive city districts bustling with
activity during both day and night.
For investors that pursue a cluster
strategy, hotels can therefore act as a
complement, improving the value of
nearby properties.
An important driver for office
conversions has traditionally been
downturns in office rents. At the
current rent and vacancy levels
for offices, the attractiveness of
converting offices to hotels has been
reduced. Conversion cases have still
occurred, but under a somewhat
reversed dynamic. Hotels have had
the opportunity to replace office
tenants where the latter have moved
to secondary locations in order to
reduce their rent burden.
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A view of Skeppsholmen
and Kastellholmen that
offer an abundance of
activities for travelers
within walking distance
from the city centre,
including the Museum
of Modern Art and the
Museum of Far Eastern
Antiquities.

Cost of operations
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When submitting a bid for a tender, an operator should make a
detailed calculation of revenues and costs. Revenue calculations
are dependent on hotel market statistics and projections of
future operating performance. To provide similar guidelines for
calculating costs, some of the most important cost components
are described below. For additional information on de facto
operating performance, there is a breakdown of the financial key
ratios of 67 hotel operating companies on the next page.
Rent

As outlined in the focus section on hotel agreements on page 46,
the predominant contract type in Sweden concern leases with
turnover-based rent. Because the rents will fluctuate with the
performance of the hotel, most property owners also require
a minimum rent baseline. The minimum rent is fixed and for
hotels in Stockholm it normally ranges between 65 and 80
percent of the projected normalised turnover rent. The fixed
component is then adjusted for annual inflation according to the
consumer price index for October. Common percentage ranges
used to determine revenue-based rents are provided in the table
to the right. Due to higher operating margins, revenue from
hotel and meeting rooms is generally expected to make a greater
relative contribution to rent, and is subject to higher percentages
than food and beverage as well as other revenue.
Tax

The overall tax burden as a share of GDP is high in Sweden
relative to the rest of the OECD. Looking specifically at the
taxes applicable to hotel operations provides a more nuanced
view. Corporation tax, for example, amounts to 22 percent,
which is two percent lower than the OECD average. Food and
lodging are subject to reduced sales tax of 12 percent, compared
to the baseline VAT of 25 percent.
Property tax amounts to one percent of a property’s taxed value,
and the operator usually pays for its share of total rented area.
The taxed value is intended to amount to 75 percent of the
market value of the property and varies with the location of the
property and the age of the building.

FF&E

Costs of furniture, fixtures and equipment (FF&E) have
traditionally been covered by the operator. However, it is
becoming increasingly common for property developers to
deliver turnkey hotels. The investment depends on the hotel’s
level of quality, but can amount to roughly SEK 100,000 per
room for a midscale hotel. While there are industry standards,
the details of the demarcation list are drawn up in negotiations
between property owner and operator. Additional information is
available in the focus section on hotel agreements on page 46.
Utilities

The costs for heating, cooling, water, sewage, electricity and
waste management generally amount to between SEK 100 and
200 per square metre.
Salaries

The salaries of some common categories of hotel staff are
found in the table on the right. An average salaried worker
earning SEK 25,000 will render the employer a total cost of
SEK 35,000. This amount includes holiday pay and a number
of employee insurances. It also includes all social security fees
such as health insurance, parental leave and pension, which are
calculated as 31.42 percentage of the base salary in 2017.
Labour law

Swedish labour law includes regulation of annual leave, labour
protection and parental leave. Some aspects of the law are
particularly important because they could lead employers to
incur additional costs. The labour law is binding, but exceptions
can be agreed upon in collective agreements between the
employer and employee organisations of individual industries.
As a general baseline, Swedish labour law stipulates that
workers are to receive 25 days of paid annual leave. In addition,
employees are entitled to sick pay equivalent to 80 percent
of benefits during the first 14 days of absence, excluding a
one-day qualifying period. Parental leave extends to the first
18 months of the baby’s life. For more information on labour
laws, prospective investors are advised to contact the employer
organisations of their respective industry.

Source: Jeppe Wikström/mediabank.visitstockholm.com

The financial performance of hotels in the City of Stockholm
Common terms of lease in Stockholm
Revenue

% in rent

Rooms

30-35

Food and beverage

8-10

Meeting rooms

30-35

Other revenue

8-10
Source: Annordia

Taxes in Sweden
Tax

%

Property tax (of taxed value1)

1

Corporate tax

22

Social security fee

31.42

VAT/ VAT food & lodging

25/12

Roughly 75% of estimated property value.

1

Financial data has been collected
from the annual reports of the 114
hotels in Stockholm with more than 50
guest rooms. Seventy of these are run
within 67 separate corporate entities
centred on hotel operations. Some key
figures from these companies can be
found in the table to the right.

Average rooms and employees

Forty-seven of these companies
recorded an EBITDA-margin above
ten percent in their latest reported
year of operation. Thirty-eight of
the companies also recorded an
operating margin (EBIT) of ten percent
or higher, while only five companies
operated at a loss.

Net revenue

The average hotel recorded revenues
of roughly SEK 85 million and an
EBITDA-margin of 14.4 percent.

Source: Ekonomifakta.se/
The Swedish Tax Agency

Rooms

176

Employees

47

Employees per room

0.24

Average performance

TSEK

45

%

84,920

Cost of goods sold
Personnel costs

6,937

10.9

19,895

26.0

Depreciation
Other (including rents)

2,342

4.1

36,543

49.3

6,604

10.1

EBIT
EBITDA-margin, %

14,4

Net revenue per room

442

Net revenue per employee

2,272

Personnel costs/employee

504

Source: Retriever, Annordia

Hotels in the City of Stockholm in terms of EBITA-margin and revenue
EBITA-margin (%)

Personnel costs in Stockholm
Profession

Salary1

45

Real Estate Manager

42,400

Head Chef, Sous Chef

32,800

35

Matron, Head of Housekeeping

29,300

Caretaker

27,700

Bartenders

27,400

Cooks and chefs

27,200

Receptionists

25,400

Maitre d’, waiters

24,900

Hotel and office cleaning

23,000

Kitchen and restaurant assistants

22,300

In SEK per month excluding social security fee.

1

Source: Statistics Sweden

25
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5
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Hotel agreements

Hotel investors have long recognised the advantage of
separating the real estate from the brand and management of
a hotel. It is, in fact, relatively uncommon for a listed company
to play all three roles. However, this type of corporate structure
exists in several of the largest privately held hotel groups in
Sweden. Elite Hotels of Sweden is one such group, managing its
hotels under its own brand, while also owning a number of the
properties in which it operates.
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In general however, the ownership structure of a hotel can often
be split between three entities: the property owner, the brand
owner and the hotel management. The proprietor (property
owner) makes the hotel plans achievable by providing the real
property. The operator contributes intellectual property and
knowledge on how to best run operations. The franchiser (brand
owner) also contributes intellectual property but in the form
of marketing, loyalty programmes and an established brand. In
leasing agreements, however, it is common for the operator to
own both the operations and the brand.

Lease contract
Leasing agreements are the most commonly used form
of contract in Sweden. An overwhelming majority of new
contracts are usually designed with a guaranteed minimum
rent and a portion based on the operator’s annual turnover.
The minimum rent usually comprises 65–80 percent of the
expected normalised rent level. Turnover rents are calculated
in accordance with agreed percentages for different classes of
operating income, such as lodging, food and beverages and
meetings and events. The contract structure limits the downside
risk for the property owner while preserving a measure of
upside potential. The property owner thereby still has an
incentive to invest in the hotel, and the deal structure promotes
collaboration between the proprietor and the operator. Since
the operator owns the operations it does, however, have more
flexibility compared to management contracts.
Common characteristics of a lease agreement
Demarcation list

The demarcation list dictates the division of responsibility
for property maintenance between the lessor and lessee.
In Sweden, the responsibility of the lessor is generally
limited to maintenance of external and fixed inventory as
well as restrooms/wet areas. Any other costs of upkeep or
replacement of fixtures is the responsibility of the lessee.

Rents and adjustments

Minimum rents are normally equivalent to between 65 and
80 percent of the total estimated normalised turnover rent.
Lessees of new hotel properties are often granted a discount
on their rent that is gradually phased out over a few years to
cover startup costs.
Online travel agencies (OTAs) generate an increasing share
of hotel bookings. In recognition of this trend, new lease
contracts often allow for deductions on lodging turnover
before calculating the rent. Usually the OTA deduction
clause includes an upper limit on deductions set to between
2 and 5 percent.
Other provisions

The profit-sharing setup of revenue-based lease contracts
helps align the interests of lessor and lessee, which makes
for closer relationships between owners and operators. To
discuss mutually beneficial improvements in both property
management and operations it is therefore common to have
regular meetings. Normally, the lessee is also required to
submit regular updates to the lessor on hotel performance
metrics from which the turnover rent is calculated.
Property owners often require substantial collateral for rent
payment, including bank and parent company guarantees.
The rent level stated in the contract generally excludes
heating, water and waste management.
The operator is normally expected to pay a portion of the
property tax based on its share of the total rented area.
Property tax is equivalent to one percent of taxed value. The
taxed value depends, in turn, on the location, age and rent of
the building and is intended to be equivalent to 75 percent
of the market value of the property.

Management contract
A management contract is an agreement between a hotel
(property) owner and a management company, which operates
the hotel for a fee. These contracts are similar to franchise
agreements in the sense that a chain provides brand and
marketing services. There is also an agency agreement in
addition to this, however, which means that the chain also takes
care of day-to-day operations on behalf of the owner. The
property owner still “owns” the operations of the hotel, but
hires a management company to run it.

Sweden has consensus
driven culture, and
levels of interpersonal
trust are among the
highest in the world –
reducing costs of doing
business. Perhaps it has
something to do with
its “fika” coffe break
culture?

Source: Tove Freij/mediabank.visitstockholm.com

Management contracts are popular among hotel brand
operators and advantageous compared to regular leasing
contracts, because accounting rules require that fixed lease
payments be disclosed as a debt-like operator liability and
capitalised. No such balance sheet effect exists for management
contracts, because the contract does not create any debtlike liability. It has therefore become the preferred type of
agreement for operators pursuing an asset-light expansion
strategy.
A management contract increases both the upside potential
and downside risk for the hotel property owner, as the
agreement is generally made up of a basic fee, based on total
revenue, plus an incentive fee based on hotel profitability.
Management contracts are, however, rarely used in Sweden
because property owners want collateral for downside risk.
However, they are widely used internationally, where over the
last 20 years there has been increased emphasis on incentive
fees in contracts, which is seen by owners as aligning the
interests of the owner and the operator.

Franchise agreement
In a franchise agreement, the franchisee purchases the right to
use the franchiser’s concept and pays royalty fees to be granted
a licence to use the franchiser’s trademarks and other trade
dress. The services provided by the franchiser to the franchisee
are geared towards maximising the franchisee’s success and
profitability. Franchisers may, for instance, help by determining
the best available location for a new hotel using sophisticated
geotagged marketing data and provide prototype plans and
specifications that facilitate and improve unit level efficiency.
Moreover, they may provide a standard operating system,

training and assistance of personnel, in addition to the brand
name and brand materials.
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Franchise fees often constitute one of the greatest operating
expenses of the operator. The fee consists of a fixed amount
paid upon submission of the franchise application and is
often based on the room count of the hotel. Thereafter, the
franchisee is required to pay recurring fees throughout the
term of the contract. These include royalties, marketing,
reservation and incentive programme fees that generally scale
with different measures of volume.
For the franchiser, these agreements help to improve results
by eliminating management and monitoring problems, such
as managers who do not have the company’s best interests at
heart, or excessive risk taking by management. However, the
franchiser still has to monitor and deal with franchisees who
do not act appropriately, but these supervision costs are lower
than in a regional management hierarchy.
The arrangement also improves efficiency and reduces costs, as
each party to the agreement can focus on doing what they are
best at. The labour force is namely split between the franchiser
and the franchisee, with the franchiser focusing on efficient
brand management and the franchisee excelling at operations
management.
Some of the disadvantages for the franchisee are that they have
little control over chain quality and image. They may also be
committed to chain-wide initiatives, which may not add enough
value to balance out costs for the specific operator. The
obvious disadvantage for the franchiser is the potential loss of
operating control.
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Contact information
Below is a list of contacts that can provide useful information and advice on how to proceed with your
planned investment in Stockholm.
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Invest Stockholm

Statistics Sweden

Verksamt.se

Invest Stockholm is the official
investment promotion agency of
Stockholm. Invest Stockholm works
with the marketing and development
of the Stockholm region as a business
destination under the brand Stockholm
– The Capital of Scandinavia. Invest
Stockholm is a subsidiary of Stockholm
Business Region, owned by the City of
Stockholm.

Official data provider, including data on
economic development and lodging.

On this website four government
agencies – the Swedish Companies
Registration Office, the Swedish Tax
Agency, the Swedish Agency for
Economic and Regional Growth and the
Swedish Public Employment Agency –
have brought together and structured
information and services of value to
anyone starting up or running a business
in Sweden.

invest@stockholm.se
www.investstockholm.com

www.scb.se

The Swedish Agency for Economic and Regional Growth
Agency responsible for tourism statistics
in Sweden. One of its key task is to
collect and disseminate data on tourism
and travel patterns in Sweden.
www.tillvaxtverket.se

Visit Stockholm

Visita

Visit Stockholm is the official tourism
promotion agency of Stockholm. Visit
Stockholm works with the marketing and
development of Stockholm as a travel
destination under the brand Stockholm
– The Capital of Scandinavia. Visit
Stockholm is a subsidiary of Stockholm
Business Region, owned by the City of
Stockholm.

Visita represents approximately 7,000
hotels, restaurants and other enterprises
in the Swedish hospitality sector. Visita
provides information and free legal
advice, sign collective agreements on
behalf of the sector and represent our
members in their contacts with unions,
public authorities and politicians.

www.visitstockholm.com

Annordia
Annordia is a leading financial and
strategic advisory firm within the Nordic
hotel property market. Annordia advises
clients from initial analysis to closing
by specialising in hotel developments,
operator contracting, valuation and
transaction services.
www.annordia.com

www.visita.se

Stockholm Property Association
Based in the heart of Sweden’s thriving
capital, the Stockholm Property
Association represents and serves over
5,000 members in the commercial and
residential real estate industry.
www.fastighetsagarna.se/stockholm

www.verksamt.se

Source: Henrik Trygg/mediabank.visitstockholm.com
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Kungsträdgården
is one of the most
centrally located parks
in Stockholm and a
very popular venue for
big cultural events.
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Invest Stockholm
Box 16282, 103 25 Stockholm, Sweden
Visiting adress: Drottninggatan 33, Stockholm
Phone: +46 (0)8 508 280 00
E-mail: invest@stockholm.se

