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IMPORTANT INFORMATION 
 

This Prospectus has been prepared in order to provide information about the Company and its 

business in relation to the listing of the Private Placement Shares and to comply with the Norwegian 

Securities Trading Act of 29 June 2007 no. 75 (the “Norwegian Securities Trading Act”) and related 

secondary legislation, including the Commission Regulation (EC) no. 809/2004 implementing 

Directive 2003/71/EC of the European Parliament and of the Council of 4 November 2003 regarding 

information contained in prospectuses (the “Prospectus Directive”) as well as the format, 

incorporation by reference and publication of such prospectuses and dissemination of 

advertisements (hereafter “EC Regulation 809/2004”). This Prospectus has been prepared solely in 

the English language. The Financial Supervisory Authority of Norway (Nw. Finanstilsynet) (the 

“Norwegian FSA”) has reviewed and approved this Prospectus in accordance with Sections 7-7 and 

7-8 of the Norwegian Securities Trading Act. The Norwegian FSA has not verified or approved the 

accuracy or completeness of the information included in this Prospectus. The approval by the 

Norwegian FSA only relates to the information included in accordance with pre-defined disclosure 

requirements. The Norwegian FSA has not made any form of verification or approval relating to 

corporate matters described in or referred to in this Prospectus. This Prospectus was approved by 

the Norwegian FSA on 19 June 2019. The Prospectus is valid for a period of 12 months from the date 

of approval by the Norwegian FSA. 

_________ 

The information contained herein is current as of the date hereof and subject to change, 

completion and amendment without notice. In accordance with Section 7-15 of the Norwegian 

Securities Trading Act, significant new factors, material mistakes or inaccuracies relating to the 

information included in this Prospectus, which are capable of affecting the assessment of the Shares 

between the time when this Prospectus is approved and the date of listing of the Shares on the Oslo 

Stock Exchange, will be included in a supplement to this Prospectus. Neither the publication nor 

distribution of this Prospectus  shall under any circumstances create any implication that there has 

been no change in the Company’s affairs or that the information herein is correct as of any date 

subsequent to the date of this Prospectus. 

_________ 

No person is authorised to give any information or to make any representation in connection with 

the Private Placement other than as contained in this Prospectus. If any such information is given or 

made, it must not be relied upon as having been authorised by the Company or by Arctic Securities 

AS or ABG Sundal Collier ASA (together the “Managers”) or by any of the affiliates, advisors or 

selling agents of any of the foregoing. 

_________ 

The distribution of this Prospectus may be restricted by law. This Prospectus does not constitute an 

offer of, or an invitation to purchase, any shares in any jurisdiction. The Company and the Managers 

require persons in possession of this Prospectus to inform themselves about and to observe any such 

restrictions. 

_________ 

The Shares are subject to restrictions on transferability and resale and may not be transferred or 

resold except as permitted under applicable securities laws and regulations. Any failure to comply 

with these restrictions may constitute a violation of the securities laws of any such jurisdictions. 

_________ 

THE SHARES HAVE NOT BEEN, AND WILL NOT BE, REGISTERED UNDER THE UNITED STATES SECURITIES 

ACT OF 1933, AS AMENDED (THE “U.S. SECURITIES ACT”) OR WITH ANY SECURITIES REGULATORY 

AUTHORITY OF ANY STATE OR OTHER JURISDICTION IN THE UNITED STATES, AND MAY NOT BE 
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OFFERED OR SOLD WITHIN THE UNITED STATES EXCEPT PURSUANT TO AN APPLICABLE EXEMPTION 

FROM, OR IN A TRANSACTION NOT SUBJECT TO, THE REGISTRATION REQUIREMENTS OF THE U.S. 

SECURITIES ACT AND IN COMPLIANCE WITH ANY APPLICABLE STATE SECURITIES LAWS.   

 

THIS PROSPECTUS HAS NOT BEEN APPROVED NOR REVIEWED BY THE US SECURITIES AND EXCHANGE 

COMMISSION AND IS NOT FOR GENERAL DISTRIBUTION IN THE UNITED STATES.  

_________ 

This Prospectus shall be governed by and construed in accordance with Norwegian law. The courts 

of Norway, with Oslo as legal venue, shall have exclusive jurisdiction to settle any dispute which 

may arise out of or in connection with this Prospectus. 
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1. SUMMARY 

Summaries are made up of disclosure requirements known as “Elements”. These Elements are 

numbered in Sections A– E (A.1 – E.7) below. This summary contains all the Elements required to be 

included in a summary for this type of securities and the Company. Because some Elements are not 

required to be addressed, there may be gaps in the numbering sequence of the Elements. Even 

though an Element may be required to be inserted in the summary because of the type of 

securities and Company, it is possible that no relevant information can be given regarding the 

relevant Element. In this case a short description of the Element is included in the summary with 

the mention of “not applicable”. 

Section A—Introduction and Warnings 

A.1 Warning  This summary should be read as an introduction to the 

Prospectus. Any decision to invest in the securities 

should be based on consideration of the Prospectus as 

a whole by the investor. Where a claim relating to the 

information contained in the Prospectus is brought 

before a court, the plaintiff investor might, under the 

national legislation of the Relevant Member States, 

have to bear the costs of translating the Prospectus 

before the legal proceedings are initiated. Civil 

liability attaches only to those persons who have 

tabled the summary including any translation thereof, 

but only if the summary is misleading, inaccurate or 

inconsistent when read together with the other parts 

of the Prospectus or it does not provide, when read 

together with the other parts of the Prospectus, key 

information in order to aid investors when considering 

whether to invest in such securities. 

A.2 Consent to the Use of the 

Prospectus by Financial 

Intermediaries  

Not applicable. No consent is granted by the Company 

for the use of the Prospectus for subsequent resale or 

final placement of the shares. 

Section B—Company 

B.1 Legal and Commercial Name  The Company’s legal name is Solon Eiendom ASA and it 

is also sometimes referred to commercially as Solon 

Eiendom. 

B.2 Domicile and Legal Form, 

Legislation and Country of 

Incorporation  

Solon Eiendom is a public limited liability company 

incorporated under the laws of Norway and in 

accordance with the Norwegian Public Limited Liability 

Companies Act. The Company's registration number 

with the Norwegian Register of Business Enterprises is 

966 033 967. 

 

The Company's registered office and principal place of 

business is at Olav V's gate 5, 0161 Oslo, Norway and 

its telephone number is +47 22 29 66 90. 

B.3 Current Operations, Principal 

Activities and Markets  

Solon Eiendom's current key activity is to develop, 

market and sell residential real estate. 

The Company focuses on developing real estate 

projects in the greater Oslo region, the fastest growing 
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region in Norway. The full property portfolio potential 

of the Company, including projects under development 

and the land bank combined, amounts to approx. 5,025 

residential units. 

The most important factors in the business of Solon 

Eiendom are the availability of land for development, 

the general development in the residential housing 

market and availability of equity or debt financing for 

the Group's property projects. 

The Company does not perform any services as part of 

its business. 

The principal market in which the Company competes 

is the residential property market in the greater Oslo 

region.  

B.4a Significant Recent Trends  The developments in residential real estate market are 

subject to a number of factors. The Company considers 

the following factors/ trends to have the potential to 

significantly impact  the Group and the residential real 

estate market: 

 An increase in unemployment levels could affect 

the population's wealth and future earnings, and 

hence negatively impact people's willingness to 

invest in the residential real estate market. 

 A population growth in the Oslo region is expected 

to impact the Group's operations positively. 

 Centralization leads to a stronger housing demand 

in the Oslo area. 

 The key policy interest rate is currently at historical 

low levels, which gives favourable terms for debt 

financing of residential real estate, which may 

increase demand and the sales price per unit sold 

by the Group. 

 A future drop in the real estate prices will 

negatively affect the issuer and the industry as 

whole. 

B.5 Description of the Group  The Company, the parent company of the Group, is a 

holding company and the operations of the Group are 

carried out through the subsidiaries of the Group. 

B.6 Interests in the Company and 

Voting Rights  

All ordinary Shares issued by the Company have equal 

voting rights, with each Share carrying the right to 1 

vote at the general meeting of shareholders. 

Shareholders owning 5% or more of the Shares have an 

interest in the Company's share capital which is 

notifiable pursuant to the Norwegian Securities Act. 

Following the issuance of the Private Placement 

Shares, the only shareholders who, to the knowledge 

of the Company, will have a notifiable interest under 

Norwegian law, are: 

a) Simen Thorsen, chairman, currently holds 4,131,959 

Shares privately and 11,632,756 Shares through his 
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wholly owned company Hortulan AS, in total 

15,764,715 Shares, corresponding to 22.56% of the 

total current outstanding share capital of the 

Company; 

b) Tore Aksel Voldberg, director, currently holds 

(through wholly owned companies Skøien AS and 

Dukat AS) 13,250,000 Shares, corresponding to 

18.96% of the total current outstanding share 

capital of the Company; 

c) Runar Vatne, director, currently holds 5,000,000 

Shares privately and 9,130,025 Shares through his 

wholly owned company Vatne Property AS, in total 

14,130,025 Shares, corresponding to 20.22% of the 

total current outstanding share capital of the 

Company; 

d) UFI AS currently holds 214,980 Shares corresponding 

to 0.31% of the total current outstanding share 

capital of the Company, in addition to having a TRS 

agreement with an underlying exposure against 

6,743,502 Shares, corresponding to a total exposure 

against 9.65% of the total current outstanding share 

capital of the Company. 

e) Joh Johannson Eiendom AS currently holds 

4,000,000 Shares, corresponding to 5.72% of the 

current outstanding share capital of the Company.  

f) Danske Bank A/S currently holds 6,711,559 Shares, 

corresponding to 9.60% of the total current 

outstanding share capital of the Company. 

The per cent shareholdings listed above assume 

completion of the Private Placement. 

The Company is not aware of any shareholder 

agreements or other similar understandings among its 

shareholders that may result in a change in control of 

the Company. To the best of the Company's knowledge 

and belief, no shareholder, or group of shareholders, 

controls the Company, directly or indirectly. 

B.7 Selected Historical Key 

Financial Information  

The selected financial information presented below 

should be read in conjunction with the financial 

statements incorporated by reference to the 

Prospectus. The selected financial information 

presented below depicts the Group's financial situation 

(i.e. for the years ended 31 December 2018, 2017 and 

2016 and for the three month periods ended 31 March 

2019 and 2018). See section 10“Selected Financial 

Information — General Information” for an explanation 

of the Company’s historical financial information and 

the “reverse acquisition” described therein. 
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The table below sets out a summary of the Group’s unaudited consolidated income statement for 

the three months ended 31 March 2019 and 2018, and the Group’s audited consolidated financial 

statements for the years ended 31 December 2018, 2017 and 2016. 

 

Amounts in NOK thousand 
Q1 2019 

(Unaudited) 

Q1 2018 

(Unaudited) 

2018 2017 

 

2016 

 

Revenue 448 446 488 849 924 053 883 036 691 497 

Gain from sale of subsidiary                    -  

Total income 448 446  488 849 924 053 883 036 691 497 

  
   

 
  

Cost of goods sold 381 160 353 105 647 706 704 902 558 670 

Employee benefit expense 23905 14 407 49 310 44 951 12 738 

Depreciation and amortisation expense 1 277 1 017 4 092 1 675 629 

Other operating expense 6 548 4 601 24 073 17 771 29 158 

Other (gains) & losses - -  478 3 156 

Total operating expenses 412 890 373 130 725 181 769 777 604 350 

  
   

 
  

Realized loss investment property -  - - 7 300 12 463 

  
   

 
  

Operating profit 35 556 115 718 198 872 105 959 74 684 

  
   

 
  

Financial income 51 67 2 480 5 932 1 730 

Financial expense (13 062) (4 780) (23 724) (16 760) (38 076) 

Net financial items (13 011)  (4 713) (21 244) (10 828) (36 346) 

           

Profit/(loss) before tax 22 545 111 005 177 628 95 131 38 338 

  
   

 
  

Income tax expense (4 960) (25 338) (43 759) (21 053) (9 935) 

  
   

 
  

Profit/(loss) for the period 17 585  85 667 133 868 74 078 28 403 

  
   

 
  

Discontinued operations 
 

   
 

  

Loss after tax for the period from 

discontinued operations 
-    - (136 459) (1220)  

Profit/(loss) for the period 17 585 85 667 133 868 (62 381) 27 183  

  
   

 
  

Other comprehensive income - -  - -  -  

Total comprehensive income for the period 17 585     85 667  133 868 (62 381)    27 183  

  
   

 
  

Profit for the period is attributable to: 
 

   
 

  

- Owners of the parent (9 145) 85 803 136 624 (66 722) 22 327 

- Non-controlling interests 26 730 (136) (2 756) 4 341 4 856 

Profit/loss per share  divided on 

shareholders  
  

 

 
  

Earnings (loss) per share (NOK) basic: 0,152        1,605  2,460 (1 380) 0,702  

Earnings (loss) per share (NOK) diluted: 0,152        1,605  2,457 (1 380) 0,656  

Profit/loss per share for continued 

operations 
  

 
  

Earnings (loss) per share (NOK) basic: 0,152 1,605 2,460 1,442 0,702 

Earnings (loss) per share (NOK) diluted: 0,152 1,605 2,457 1,442 0,656 
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The table below sets out a summary of the Group’s unaudited consolidated balance sheet 

information as of 31 March 2019 and 2018, and audited consolidated balance sheet information as 

of 31 December 2018, 2017 and 2016. 

 

Amounts in NOK thousand  
Q1 2019 

(Unaudited) 

Q1 2018 

(Unaudited) 
2018 2017 2016 

Non -current assets - - 

 

 
-  

Intangible assets -   -  - -  120 263 

Deferred tax assets 1 847              788  1 847 788  55 

Investment properties 609 485 -  -  200 000 

Property, plant and equipment 8 151 2 605 
3 584 

3 253 3 844 

Right-of-use assets 25 442 - 
- 

- - 

Investments in associated 

companies and joint ventures 
1 587 48 117 -  2 006 

Other non-current receivables 31 284  5 404 
2 076 

4 803 21 259 

Total non-current assets 677 796 8 844 7 625 8 844 347 426 

   
 

 
  

Current assets 
  

 
 

  

Inventories 3 058 624 1 584 963 2 736 778 1 697 420 1 168 425 

Trade and other receivables 32 298 124 766             4 949 81 136 78 874 

Cash and cash equivalents  395 176 278 270 578 216 350 765 238 642 

Total current assets 3 486 098 1 987 999 3 319 943 2 129 320 1 485 941 

   
 

 
  

Total assets 4 163 894  1 996 844 3 327 568 2 138 164 1 833 367 

   
 

 
  

Equity and liabilities 
  

 
 

  

Share capital 60 762 53 454 59 349 53 454 905 234 

Other (accrued) Equity 714 952 543 725 683 172 456 427 (408 186) 

Equity attributable to the 

owners of the Company 
775 714 597 179 742 521 509 882 497 047 

Non-controlling interests 24 942 3 958 (1 788) 4 093 14 031 

Total equity 800 656  601 136 740 733 513 975 511 079 

   
 

 
  

Deferred tax 82 135 21 204 76 616 34 693 36 106 

Prepayments from customers 134 022 37 575  139 876 83 336 38 932 

Interest bearing liabilities to 

financial institutions 
1 746 128 897 083 1 098 876 744 579 637 475 

Lease liabilities 18 360 - - - - 

Other long term interest 

bearing debt 
293 001 25 244  87 882 1 769 28 250 

Total non-current liabilities  2 273 646 981 106 1 403 250 864 376 740 763 

   
 

 
  

Interest bearing liabilities to 

financial institutions 
797 242 164 036 868 177 484 430 368 294 
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Trade payables 119 322 88 124 152 283 114 021 83 998 

Tax payable 22 872 33 649 22 872 33 649 28 238 

Public duties payable 6 167 3 927 3 865 10 219 9 837 

Derivatives - - - - 2 012 

Prepayments from customers 99 965 86 561 106 502 66 751 71 314 

Current lease liabilities 6 941 - - - - 

Other  short-term liabilities 37 084 38 305 29 885 50 744 17 834 

Total current liabilities 1 089 591 414 602 1 183 584 759 813 581 526 

  
  

 
  

Total liabilities 3 363 238 1 395 707 2 586 834 1 624 190 1 322 289 

   
 

  
Total equity and liabilities 4 163 894 1 996 844 3 327 568 2 138 165 1 833 367 
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The table below sets out a summary of the Group’s unaudited consolidated cash flow information 

for three months period ended 31 March 2019 and 2018, and audited consolidated cash flow 

information as of 31 December 2018, 2017 and 2016. 

 

      

Amounts in NOK thousand 
Q1 2019 

(Unaudited) 

Q1 2018 

(Unaudited) 
2018 2017 2016 

Cash flow from operating activities 
 

   
 

  

Profit before tax 22 545 111 005 177 628 95 131 37 118 

Paid taxes - -  (15 128) (15 870) (130) 

Depreciation and amortisation 1 277 1 017 4 092 1 675 629 

Profit (-)/loss (+) sale of shares - -                  - (2 947) 1 656 

Unrealized gain (-)/loss (+) on derivatives - - - -  1 049 

Unrealized gain (-)/loss (+) on investment 

property 
-  -  - 7 365  12 463 

Change in inventory  (321 847) 112 457 (1 039 358) (528 995) (91 084) 

Change in receivable (39 741) (44 231) 172 478 33 408 84 671 

Change in trade payables (32 955) (25 897) 38 263 30 351 26 665 

Change in other accruals (32 495) (34 997) (5 207) (35 229) (57 145) 

Interest paid 19 354 11 766  44 746 28 836      32 938  

Net cash flow from operations (continued 

operations) 
(383 862)  131 120 (622 486) (386 274) 48 830 

Net cash flow from  operations 

(discontinued operations) 
- - - (16 196) - 

Net Cash flow from operations (383 862) 131 120 (622 486) (402 470) 48 830 

  
   

 
  

Cash flow from investments 
 

   
 

  

Purchase of fixed assets (922) (400)                  (3 639) (1 084) (15 113) 

Proceeds from sale of shares - -                  130      78 162  12 545 

Purchase of business (net) -                 -  - 
 

60 157 

Transactions with non-controlling 

insterests* 
- - - 

 
-  

Purchase of shares (609 485) -  - (33 681) (16 262) 

Repayment loans to third parties -                 -  -                  152  

Loans to third parties - - - -  (12 207) 

Net cash flow from investments  (610 407) (400) (3 509) 43 397 29 271 

  
   

 
  

Cash flow from financing 
 

   
 

  

Transactions with non-controlling interests - - - 18 062 - 

Repayments from third parties - (601) 2 727 (60 000) 18 062 

Repayments borrowings (352 016) (391 677) (545 446) (563 028) (564 381) 

Proceeds borrowings 928 273 200 829 1 283 550 979 720 515 686 

Interest paid (19 354) (11 766)  (44 746) (28 836) -  

Proceeds borrowings, non- interest-bearing 

debts  
212 376 - 65 254 - - 

Capital increase 42 392  -  161 816   194 757  150 000 

Transaction cost capital increase (442)                 -  (2 036) (5 767) (12 892) 

Dividends to minority interests -                 -  3 125 (13 712) -  

Dividends to owners - -  (64 546) (50 000) (50 000) 
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Net cash flow from financing 811 229  (203 215) 853 448 471 196 38 413 

  
   

 
  

Net Change in Cash and Cash Equivalents (183 040) (72 495) 227 453 112 123 116 514 

Cash and cash equivalents at the beginning 

of the period 
578 216 350 765 350 765 238 642 122 128 

Cash and cash equivalents at the end of  

period 
395 176 278 270 578 216 350 765 238 642 
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B.8 Selected Key Pro Forma 

Financial Information  

Not applicable. No pro forma financial information is 

included in this Prospectus. 

B.9 Profit Forecast or Estimate

  

Not applicable. No profit forecast or estimate is included in 

this Prospectus. 

B.10 Audit Report Qualification

  

Not applicable. There are no qualifications in the audit 

reports. 

B.11 Working Capital  As of the date of this Prospectus, the Company is of the 

opinion that the Group’s working capital is sufficient for its 

present requirements and for at least the next twelve 

months from the date of this Prospectus. 

Section C—Securities 

C.1 Type and Class of 

Securities Being Offered 

and Admitted to Trading 

and Identification Number

  

The Company has one class of Shares in issue, and all Shares 

in that class have equal rights in the Company. The Private 

Placement Shares have been issued under the Norwegian 

Public Limited Liability Companies Act.  

 

The Private Placement Shares issued in Tranche 1 are 

registered with the Norwegian Central Securities Depository 

(Nw. Verdipapirsentralen) under ISIN NO0003106700. The 

Private Placement Shares issued in Tranche 2 are registered 

on a separate ISIN and will be registered on the Company’s 

ordinary ISIN with the VPS in book-entry form and will be 

tradable on the Oslo Stock Exchange upon approval of this 

Prospectus. 

 

C.2 Currency of Issue  The Shares are issued in NOK and will be quoted and traded 

in NOK on the Oslo Stock Exchange. 

C.3 Number and Shares in Issue 

and Par Value  

As of the date of this Prospectus, the Company’s share 

capital is NOK 69,876,773, divided into 69,876,773 Shares, 

each having a nominal value of NOK 1.00.  

C.4 Rights Attaching to the 

Securities  

All Shares provides equal rights in the Company in 

accordance with the Norwegian Public Limited Liability 

Companies Act and the Articles of Association of the 

Company. The holders of the Shares have certain 

preferential rights to subscribe for new Shares issued by the 

Company, which may be waived by a resolution supported 

by at least two-thirds of the attending Shares at the 

General Meeting. The holders of Shares have no pre-

emptive rights in connection with transfer of Shares. 

C.5 Restrictions on Transfer

  

The Articles of Association do not provide for any 

restrictions, or a right of first refusal, on transfer of Shares. 

Share transfers are not subject to approval by the Board of 

Directors. 

C.6 Admission to Trading  The Private Placement Shares issued in Tranche 1 

commenced trading on the Oslo Stock Exchange on 23 May 

2019. The Company currently expects commencement of 

trading in the Private Placement Shares issued in Tranche 2 

on the Oslo Stock Exchange on or about 20 June 2019 under 

the trading symbol “SOLON”. 
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C.7 Dividend Policy  Over time, the dividend should  reflect the earnings trend 

in operating activities. The aim is to manage the Group’s 

resources in such a way that shareholders achieve a return 

in the form of dividend and share price appreciation which 

is competitive with comparable investments. The average 

dividend over a business cycle should correspond to 50% of 

consolidated profit after tax. 

Section D—Risks 

D.1 Key Risks Specific to the 

Company or its Industry

  

Key risks related to the Company and the industry in which 

the Company operates: 

 The Group depends on the demand for residential 

properties developed by the Group. 

 The Group faces development risks in its business and 

sale of residential properties. 

 The Group is dependent on using sub-suppliers. 

 The Group is exposed to environmental risks related to 

land. 

 Changes in planning regulations and existing exemption 

practices by authorities may significantly affect the 

operations of the Group, and changes in infrastructure 

could materially impact on the demand for the Group’s 

residential units.  

 Governmental laws and regulations could hinder or delay 

the Group's operations, increase the Group's operating 

costs and reduce demand for the Group's services and/or 

restrict the Group's ability to operate. 

 The Group is exposed to the lending market for 

purchasers of residential properties as an increase in 

interest rates may reduce demand for the Group's 

residential units. 

 The Group is subject to the risk of changes in laws and 

regulations concerning tax and other duties. For 

example, new or increased property value tax may 

reduce demand for the Group's residential units. 

D.3 Key Risks Specific to the 

Securities  

Key risks related to the Shares: 

 The price of the Shares may fluctuate significantly. 

 Future issuances of shares or other securities in the 

Company may dilute the holdings of shareholders and 

could materially affect the price of the Shares. 

 The ability of shareholders of the Company to make 

claims against the Company in their capacity as such 

following registration of the share capital increase in the 

Norwegian Registry of Business Enterprises (“Registry of 

Business Enterprises”) is severely limited under 

Norwegian law. 

Section E—Offer 

E.1 Proceeds and Estimated 

Expenses  

The gross proceeds from the Private Placement were 

approximately NOK 346 million.  

The Company estimates that the total expenses in 
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connection with the Private Placement will amount to 

approximately NOK 14.9 million. 

The net proceeds for the Private Placement will accordingly 

amount to approximately up to NOK 331.9 million. 

E.2a Reasons for the Offering

  

The Company intends to apply the net proceeds from the 

Private Placement to pursue its growth strategy and 

acquisition of real estate plots. 

E.3 Terms and Conditions for 

the Offer  

Not applicable. No offering of Shares will be made.  

E.4 Material and Conflicting 

Interests  

The Managers or their affiliates have provided from time to 

time, and may provide in the future, investment and 

commercial banking services to the Company and its 

affiliates in the ordinary course of business, for which they 

may have received and may continue to receive customary 

fees and commissions. The Managers, their employees and 

any affiliate may currently own Shares in the Company. 

The Managers do not intend to disclose the extent of any 

such investments or transactions otherwise than in 

accordance with any legal or regulatory obligation to do so. 

The Managers each received a fixed fee in connection with 

the Private Placement. 

 

Beyond the abovementioned, the Company is not aware of 

any interest of natural and legal persons involved in the 

Private Placement. 

E.5 Selling Shareholders and 

Lock-Up Agreements  

Not applicable. No offering of Shares will be made.  

E.6 Dilution  The Private Placement resulted in a dilution of the then 

existing shareholders of the Company of approximately 15%.  

 

 

E.7 Estimated Expenses 

Charged to Investors  

Not applicable.  
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2. RISK FACTORS 

An investment in the Shares involves inherent risks. An investor should consider carefully all 

information set forth in this Prospectus and, in particular, the specific risk factors set out below. 

An investment in the Shares is suitable only for investors who understand the risks associated with 

this type of investment and who can afford a loss of the entire investment. If any of the risks 

described below materialise, individually or together with other circumstances, they may have a 

material adverse effect on the Group’s business, financial condition, results of operations and cash 

flow, which may affect the ability of the Group to pay dividends and cause a decline in the value 

and trading price of the Shares that could result in a loss of all or part of any investment in the 

Shares. The order in which the risks are presented below is not intended to provide an indication 

of the likelihood of their occurrence nor of their severity or significance. The information in this 

Section is as of the date of this Prospectus. 

2.1 Risks Relating to the Company and the Industry in which the Company Operates  

The Group depends on the demand for the residential properties developed by the Group.  

The demand for residential properties is influenced by a number of factors, both at a micro and 

macro level. Demand for residential units is in the long term, among other factors, dependent on 

demographic factors (e.g. population growth, age distribution and the number of persons per 

household), moving patterns and development in wealth. Whilst the two latter factors affect 

obsolescence of residential units, demographic factors determine the required growth in supply in 

order to keep up with population growth. In the short term, demand is dependent on the economic 

cycle (e.g. development in unemployment, wages, housing prices, etc.) and development in interest 

rates, which are linked to living expenses. 

Approval of the Group's construction projects is generally given when the pre-sale of housing units 

in the relevant project has reached 60%. The remaining 40% of the housing units are sold during the 

construction period. If the market demand changes significantly after the pre-sale and the approval 

of the start of construction, this may have a material negative impact on the Group's ability to sell 

remaining housing units and hence ultimately have a material adverse effect on the Group's 

operations, business, financial performance and/or prospects. 

Further, the demand for the residential properties developed by the Group, and the Group's ability 

to achieve the prices necessary to secure profitability depends on its products being seen as 

sufficiently attractive by customers. 

If the economic conditions in Norway deteriorate, the Group may be required to sell or let its 

residential houses at a loss or not be able to do so at all, which may have a material adverse effect 

on the Group's business, operations, financial condition, cash flow, results of operation and/ or 

prospects. 

The value of the Group's assets is exposed to macroeconomic fluctuations. 

The Group is exposed to the economic cycle and macroeconomic fluctuations, since changes in the 

general economic situation could materially affect the value of the Group's assets, including the 

value of the residential properties that are under development. Possible macroeconomic changes 

that can affect the value of the Group's assets include, but are not limited to, increase in interest 

rate of mortgages and increased taxation of residential real estate. Negative changes in the general 

economic situation could thus have a material adverse effect on the Group's business, financial 

condition, cash flow, results of operation and/ or prospects. 
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The Group may not be able to successfully implement its strategies. 

The Group's strategy is, inter alia, to grow its position as one of the leading residential developers 

in Norway. Maintaining and expanding the Group's operations and achieving its objectives involve 

inherent investments, costs and uncertainties and there is no assurance that the Group will achieve 

its objectives or other anticipated benefits. There is no assurance that the Group will be able to 

undertake its activities within their expected timeframe, that the investments and costs of the 

Group's objectives will be at expected levels or that the benefits of its objectives will be achieved 

within the expected timeframe or at all. The Group's strategy may also be affected by factors 

beyond its control, such as delays and limited availability of contracting firms and limited 

availability of acquisition opportunities. Any failures, delays or unexpected costs related to 

implementation of the Group's strategies could have a material adverse effect on its business, 

financial condition, results of operations, cash flow and/ or prospects. 

The Group faces development risks in its business of development and sale of residential 

properties. 

The Group's primary business is to develop and sell residential properties. In its development 

projects, the Group assumes to a large extent the risks related to a property's development 

potential (including but not limited to regulatory limitations), the timing of a project, the costs 

related to construction and development and the risks related to construction and sale of 

residential units. In the event said risks materialize, the Group's business, operations, financial 

position, results of operation, cash flows and/ or prospects may be materially adversely affected. 

The Group is dependent on using sub-suppliers. 

The Group depends on external construction companies and service providers in connection with the 

development and construction of new projects. The Group is hence largely dependent upon a well-

functioning construction market both in terms of the number of players, construction capacity, 

price competiveness and quality of delivery. The Group may suffer losses and may be exposed to 

additional costs on projects if a contractor should experience financial or other difficulties. In 

addition, the Group is exposed to risk of cost overruns on projects, e.g. in the event of changes in 

plans or if additional work outside the scope originally agreed should become necessary during the 

construction phase. 

The Group may through its sub-contractors encounter difficulties with respect to engineering, 

equipment or deliveries of material, schedule changes, delays in designs, weather-related delays 

and other problems associated with construction projects and the use of sub-contractors and such 

problems may impact the Group's ability to complete a project in accordance with the original 

delivery schedule. 

All of the above-mentioned risks may, if they materialize, have a material adverse effect on the 

Group's business, operations, financial position, results of operation, cash flow and/ or prospects. 

The Group is dependent on attracting and retaining qualified personnel. 

The Group depends on its directors and senior management for setting the Group's strategic 

direction and managing the Group's business, which are both crucial to the Group's success. 

Furthermore, the Group's continued success also depends on the Group's ability to attract and retain 

a large group of experienced professionals, including but not limited to experienced project 

managers. 

The Group's ability to retain senior management as well as experienced personnel will in part 

depend on the Group having appropriate staff remuneration and incentive schemes in place. The 



 

 21 (135) 

Group cannot give any assurance that the remuneration the Group has in place will be sufficient to 

retain the services of the Group's experienced personnel. 

The loss of, or inability to replace, the services of the Group's senior management and/ or the 

Group's inability to replace, recruit, train or retain a sufficient number of experienced personnel 

could have a material adverse effect on the Group's operations, business, financial conditions, 

financial performance, cash flow and/ or prospects. 

The Group's insurance coverage may be inadequate. 

The Group's insurance policies may not fully compensate for losses associated with damage to its 

real estate assets or other assets. In addition, there are certain types of losses, e.g. losses of a 

catastrophic nature, such as floods and other disasters, that may be uninsurable or that are not 

economically insurable. Other factors might also result in insurance coverage being insufficient to 

repair or replace an asset if it is damaged or destroyed, such as inflation and environmental 

considerations. 

The Group may incur significant losses or damage to its assets or business for which it may not be 

compensated fully or at all. In addition, the Group's insurance policies may not cover the aggregate 

market value of the Group's portfolio, particularly if the market value of its portfolio increases. As a 

result, the Group may not have sufficient coverage against all losses that it may experience. Should 

an uninsured loss or a loss in excess of insured limits occur, the Group could also lose capital 

invested in the affected building as well as future revenue from that building. In addition, the 

Group could be liable to repair damage caused by uninsured risks. The Group may also remain liable 

for any debt or other financial obligation related to a damaged building. 

Additionally, no assurance can be given that material losses in excess or insurance coverage limits 

or not insured at all will not occur in the future. 

Any uninsured losses or losses in excess of insured limits could have a material adverse effect on the 

Group's business, operations, financial condition, results of operations, cash flow and/ or prospects. 

Competition in the markets in which the Group operates may adversely affect the Group. 

The residential housing business is highly competitive and fragmented and several large companies 

compete in the markets in which the Group operates, or may operate in the future. Further, 

numerous small companies compete with the Group. The Group's larger competitors, which may 

have greater resources that the Group may better withstand industry downturns, compete more 

effectively on the basis of offer and geographic scope and retain skilled personnel to a larger degree 

than the Group. The Group's operations may be materially adversely affected if its current 

competitors or new market players introduce products with better features, prices or other 

characteristics than the Group. Competition may also result in significant price competition, 

particularly during market downturns. All of these factors could have a material adverse effect on 

the Group's business, operations, results of operations and/ or financial condition. 

The Group is exposed to environmental risks related to land. 

In the course of its business, the Group acquires land for development of residential housing 

projects and environmental risks related to land are an inherent part of the business. Environmental 

problems related to land may entail additional costs and/ or liability for the Group that could have 

a material adverse effect on its business, operations, financial condition, results of operations, cash 

flow and/ or prospects. 
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The Group is exposed to the risks of not being able to pay future dividends or service its debt. 

The Group's ability to pay dividends to shareholders and service any indebtedness is dependent upon 

the Company receiving sufficient funds from its operating subsidiaries. Funds may be transferred to 

the Company from subsidiaries by way of dividends, intra-group loans and/ or group contributions, 

where possible. In addition to the need for profitability of its operating subsidiaries, there exist, 

under applicable law, general restrictions on distributions of dividend and there may, in the future, 

be imposed (inter alia through law or as restrictions in the Group's loan borrowing arrangements) 

restrictions on a company's ability to pay dividends, or otherwise transfer funds, to parent and/or 

holding companies. Furthermore, any restrictions in financing arrangements may reduce and/ or 

restrict the Group's ability to transfer funds between Group companies. Restrictions, by law or 

regulations or in financing arrangements, can affect the Group's ability to pay dividends to 

shareholders and/or service any indebtedness. See Section 8.2.2“Covenants” for a description of 

covenants in the Group's financial arrangements. Inability to secure debt could have a material 

adverse effect on the Group's financial condition and/or prospect and could in worst case lead to a 

bankruptcy. 

The Group faces risks related to future growth. 

The Group may acquire or contract additional land, companies, enterprises or assets (including 

employees) in the future as a part of its growth strategy. The Group may experience difficulties in 

developing and/or integrating these additional assets, businesses and/or employees into the Group's 

existing operations. The Group's future growth will depend upon a number of factors, both within 

and outside of the Group's control. It may not be successful in expanding its operations, and any 

expansion may not be profitable, or may result in losses for the Group. This could ultimately have a 

material adverse effect on the Group's operations, business, financial condition, results of 

operation, cash flow and/or prospects. 

If the Group's operations continue to expand, the Group may need to increase the number of 

employees and enhance the scope of operational and financial systems to handle the increased 

complexity of the Group's operations. The Group cannot give any assurance that it will be able to 

attract and retain qualified management and employees for this purpose or that the Group's current 

operational and financial systems and controls will be adequate as the Group grows. This could 

ultimately have a material adverse effect on the Group's operations, business, financial condition, 

results of operations, cash flow and/or prospects. 

Changes in planning regulations and existing exemption practices by authorities may 

significantly affect the operations of the Group, and changes in infrastructure could 

materially impact on the demand for the Group's residential units. 

Changes in planning regulations by relevant authorities, and changes in existing exemption practices 

from current planning regulations by relevant authorities, which could prevent the Group from 

utilizing its properties as contemplated and/or reduce the Group's ability to acquire suitable 

properties development, may have a material adverse effect on the financial condition and 

operations of the Group, including the demand for the residential units developed by the Group. 

Furthermore, existing planning regulations may limit the possibility to further develop the Group's 

properties. Any of the foregoing risks could, if they materialize, have a material adverse effect on 

the Group's business, operations, financial condition, results of operations, cash flow and/or 

prospects. 

Furthermore, the level of utilization allowed will affect the profitability of a project. It is not 

possible to assure that the Group will obtain permits for utilization at the assumed levels. In 

addition, the planning authorities have direction to set conditions for the Group's permits, including 
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the right to require the Group to make costly investments or the right to set conditions based on 

environmental and other considerations, which may have a material adverse effect on a residential 

project's profitability and the value of the Group's properties and hence on the Group's business, 

operations, financial position, results of operation, cash flow and/ or prospects. 

Governmental laws and regulations could hinder or delay the Group's operations, increase the 

Group's operating costs and reduce demand for the Group's products and/or restrict the 

Group's ability to operate. 

The Group's operations are significantly affected by governmental laws and regulations. The 

industry in which the Group operates is affected by changing laws and regulations to the residential 

housing business in general. The laws and regulations affecting the Group's business and products 

include, among others, laws and regulations relating to: 

(a) construction of residential properties; 

(b) sale of residential properties; 

(c) protection of the environment; 

(d) quality, health and safety; 

(e) various forms of government regulation and economic conditions; and 

(f) taxation. 

The Group and its suppliers are required to commit significant financial and managerial resources to 

comply with these laws and regulations. The Group cannot predict the future costs of complying 

with these laws and regulations, and any new laws or regulations could materially increase the 

Group's expenditures in the future. Existing laws or regulations or adoption of new laws or 

regulations imposing more stringent restrictions on the Group's activities, or any non-compliance 

with these, could have a material adverse effect on the Group by increasing its operating costs, 

reducing the demand for its products and/or restricting its ability to operate. 

The Group faces risks in relation to title and ownership to its properties. 

In order to achieve full title and legal protection for the acquisition of a property, a requirement 

pursuant to the Norwegian Land Registration Act is that the acquisition shall be duly registered in 

the land register. In this context legal protection means that the buyer of the property is protected 

from the seller's or former owner's creditors seizing the property and further against subsequent 

competing legal rights over the property. If an acquisition is not registered in the land register, and 

the seller, or a former owner goes bankrupt or the seller's creditors seize the property etc., the 

buyer's ownership rights to the property may be challenged. 

However, registering the acquisition and thus obtaining legal title is subject to stamp duty of 2.5% 

of the property's market value at the time of the registration. In major property transactions in 

Norway, it is not unusual that the buyer does not register the acquisition. 

For several properties owned by the Group, the Group has not registered legal title to the 

properties in the land register; i.e. the legal title is still mainly held by the former owners of the 

various properties. In order to reduce the risk of seizure as described above, the Group has for 

some, but not all, of the properties tried to secure its economic interests to the properties by 

registration of charges over the properties with a declaration of restriction in right of disposition. 
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From a legal point of view there may be uncertainties connected to such security arrangements, and 

the arrangements do not imply that the Group (through the relevant Group company), as the real 

owner of the properties, has obtained full legal protection for the acquisition. The Norwegian 

Supreme Court passed a decision in 2008, which was relevant to, and to some extent confirmed, this 

possible risk. In the event that this risk materializes, it could have a material adverse effect on the 

Group's business, operations, financial condition, results of operations, cash flow and/ or prospects. 

In connection with the above, it should be noted that the Group at any time is free to carry out the 

registration with the land register if the relevant conditions are met, which, in turn, would trigger 

stamp duty of 2.5% of the property's market value at the time of the registration. 

2.2 Financial Risks  

The Group is dependent on its current financing arrangements, renewal of these and/or 

obtaining new financing agreements to fund its operations and future investments. 

The Group is dependent on current financing agreements, renewal of these and/or obtaining new 

financing agreements to fund its operations, additional acquisitions and capital expenditures. The 

Group cannot assure that it will be able to obtain any additional financing or retain or renew 

current financing upon expiry on terms that are acceptable, or at all. An increase in the Group's 

level of debt financing and/or adverse change in the terms of its current financing agreements, may 

increase financing costs and reduce the Group's profitability, and agreements related to debt 

financing may contain terms and conditions that require the Group to maintain debt service 

coverage ratios and leverage ratios, require the Group to use its assets, including its cash balances, 

as collateral for the Group's loans, and/or which restrict the Group's ability to pay dividends or 

distribute funds to its shareholders. The Group's financial agreements also contain cross default 

provisions, which may increase effects of any breach with the terms of such arrangements. 

If the Group becomes unable to comply with the restrictions and financial covenants in its 

agreements related to debt financing or to service its debt when due, there could be a default 

under the terms of these agreements, which could result in acceleration of repayment of funds that 

have been borrowed and have a material adverse effect on the Group's results of operation, cash 

flow, financial condition and/or prospects and in worst case lead to a bankruptcy. 

The Group is exposed to the lending market for purchasers of residential properties. 

The demand for the residential properties developed by the Group is, inter alia, dependent upon 

potential customer's ability to get financing and banks' willingness to provide financing for the 

purchase of residential real estate. This will among other things depend upon households' interest 

expenses versus total disposable income, the quality of the security provided, prevailing regulations 

and the general lending market. 

Norwegian authorities have introduced a requirement for 15% equity for private persons acquiring 

residential property. This may limit the demand for the Group's properties and make the Group 

unable to obtain profit margins at the same levels as historically experienced, and hence have a 

material adverse effect on the Group's business, operations, results of operations, cash flow, 

financial conditions and/or prospects. 

The Group may require additional capital to execute the Group's growth strategy. 

The Group's business is capital intensive and, to the extent the Group does not generate sufficient 

cash from its operations, the Group may need to raise additional funds through public or private 

debt or equity financing to execute the Group's growth strategy and to fund capital expenditures as 

well as for other corporate purposes such as unexpected costs and liabilities incurred by the Group. 
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Adequate sources of capital funding may not be available when needed or may not be available on 

favorable terms. If the Group raises additional funds by issuing equity securities, this may result in a 

dilution of the holdings of existing shareholders. If funding is insufficient at any time in the future, 

the Group may be unable to fund its maintenance requirements and acquisitions, take advantage of 

business opportunities, respond to competitive pressures or secure its other funding requirements, 

any of which could have a material adverse impact on the Group's business, operations, financial 

condition, results of operation, cash flow and/or prospects. 

The Group is subject to interest rate risks. 

The Group currently has certain indebtedness under existing debt facilities which is subject to 

variable interest rates. Interest rates are influenced by and highly sensitive to many factors, 

including but not limited to governmental, monetary and tax policies, domestic and international 

economic and political conditions, and other factors beyond the Group's control. Changes in interest 

rates could have a material adverse effect on the Group's business, operations, financial condition, 

results of operations, cash flow and/or prospects. 

The Group is subject to the risk of changes in laws and regulations concerning tax and other 

duties. 

Changes in laws and regulations regarding tax and other duties/ charges, including but not limited 

to VAT and the stamp duty on transfer of properties, may involve new and changed parameters 

applicable to the Group and taxation of/charges for the Group at higher levels than as of the date 

of this Prospectus. For example, the municipalities of Norway may impose new or increased 

property value taxes. Changes in tax and charges laws and regulations may among other effects 

reduce the profitability of investing in property, the demand for the Group's properties and hence 

the profitability of the Group. Furthermore, tax implications of transactions and dispositions of the 

Group are to some extent based on judgment of applicable laws and regulations pertaining to taxes 

and duties/charges. It cannot be ruled out that the tax or charges authorities and courts may assess 

the applicability of taxes and charges to the Group differently from the Group itself. An occurrence 

of one or more of the aforementioned factors may have a material adverse effect on the Group's 

business, operations, financial condition, cash flow, results of operations and/or prospects. 

The Group is exposed to credit risks. 

In addition to the credit risks towards suppliers and other contract parties, the Group has economic 

exposure against its customers and renters (for the Group's commercial properties) in its ordinary 

course of business (trade receivables).  

Residential real estate buyers in Norway generally pay 10% of the purchase price when a purchase 

contract is entered into and the remaining 90% upon delivery of the residential unit. Any re-sale of 

property prior to delivery and bankruptcy, insolvency or other inability by the Group's customers to 

pay their invoices when they fall due may materially adversely affect the Group's liquidity capital, 

results of operations, cash flow and/or financial condition. 

2.3 Risks Relating to the Shares  

The price of the Shares may fluctuate significantly. 

The trading price of the Shares could fluctuate significantly in response to a number of factors 

beyond the Company's control, including quarterly variations in operating results, adverse business 

developments, changes in financial estimates and investment recommendations or ratings by 

securities analysts, significant contracts, acquisitions or strategic relationships, publicity about the 
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Company, its products and services or its competitors, lawsuits against the Company, unforeseen 

liabilities, changes to the regulatory environment in which it operates or general market conditions. 

In recent years, the stock market has experienced extreme price and volume fluctuations. This 

volatility has had a significant impact on the market price of securities issued by many companies. 

Those changes may occur without regard to the operating performance of these companies. The 

price of the Shares may therefore fluctuate based upon factors that have little or nothing to do with 

the Company, and these fluctuations may materially affect the price of its Shares. 

The Company’s major shareholders own a significant percentage of Shares and are able to 

exercise significant influence over matters subject to shareholder approval. 

Following the issuance of the Private Placement Shares on 20 May 2019, Simen Thorsen, Runar 

Vatne, Tore Aksel Voldberg, UFI AS, Joh Johannson Eiendom AS and Danske Bank A/Swill jointly own 

approximately 86.71% of the Shares, and will be able to exert a certain degree of influence, both 

individually and jointly, over the Company's management and affairs and over matters requiring 

shareholder approval, including the election of the Company’s Board of Directors and approval of 

significant corporate transactions. As significant shareholders, they may also decide to sell large 

blocks of Shares, thereby reducing the market price of the Shares.  The Company cannot make any 

predictions as to the sale or perception on the market price of the Shares.  

This concentration of ownership could also have the effect of delaying or preventing a change in 

control or otherwise discouraging a potential acquirer from attempting to obtain control of the 

Company, which in turn could have a material adverse effect on the market value of the Shares. 

Future issuances of shares or other securities in the Company may dilute the holdings of 

shareholders and could materially affect the price of the Shares. 

It is possible that the Company may decide to offer additional shares or other securities in order to 

finance new capital-intensive investments in the future in connection with unanticipated liabilities 

or expenses, or for any other purposes. Any such additional offering could reduce the proportionate 

ownership and voting interests of holders of Shares as well as the earnings per Share and the net 

asset value per Share of the Company, and any offering by the Company could have a material 

adverse effect on the market price of the Shares.  

Under Norwegian law, unless otherwise resolved or authorized at the Company's General Meeting of 

shareholders, existing shareholders in the Company have pre-emptive rights proportionate to the 

aggregate amount of the Shares they hold with respect to offer shares and other equity investments 

issued by the Company for cash consideration. However, shareholders who are not able or that 

choose not to exercise such pre-emptive rights will experience dilution of their shareholding.  

The exercise of pre-emptive rights by certain shareholders not residing in Norway (including but not 

limited to those in the U.S., Australia, Canada, Hong Kong, Switzerland or Japan) may be restricted 

by applicable law, practice or other considerations, and such shareholders may not be entitled to 

exercise such rights, unless the rights and Shares are registered or qualified for sale under the 

relevant legislation or regulatory framework. In particular, there can be no assurance that the 

Company will be able to establish an exemption from registration under the U.S. Securities Act, and 

the Company is under no obligation to file a registration statement with respect to any such pre-

emptive rights or its Shares or to endeavor to have a registration statement declared effective 

under the U.S. Securities Act. Shareholders in jurisdictions outside Norway who are not able or not 

permitted to exercise their pre-emptive rights in the event of a future equity or other offering may 

suffer dilution of their shareholdings. 
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Furthermore, the General Meeting of the Company may in the future pass resolutions to deviate 

from the pre-emptive rights of its shareholders. 

The issue of additional securities in the Company in connection with future acquisitions, any Share 

incentive or option plan or otherwise, may have a negative impact on the price of the Shares and 

dilute all other shareholdings. 

The Company may seek to issue additional Shares or other equity instruments to fund future 

acquisitions and other growth opportunities or in connection with share incentives and option plans. 

To the extent that the Company issues Shares in connection with acquisitions against contribution 

in-kind, the existing shareholders (at that time) in the Company will be diluted. Exercise of options 

or other securities that hold a right to require issuance of one or more Shares may also cause a 

dilution of existing shareholders. 

The Company's ability to pay dividends is dependent on the availability of distributable 

reserves and the Company may be unable or unwilling to pay any dividends in the future. 

Norwegian law provides that any declaration of dividends must be adopted by the shareholders at a 

general meeting. Dividends may only be declared to the extent that the Company has distributable 

funds and the Company's Board of Directors finds such a declaration to be prudent in consideration 

of the size, nature, scope and risks associated with the Company's operations and the need to 

strengthen its liquidity and financial position. As the Company's ability to pay dividends is 

dependent on the availability of distributable reserves, the Company is, among other things, 

dependent upon receipt of dividends and other distributions of value from its subsidiaries. As a 

general rule, the general meeting may not declare higher dividends than the Board of Directors has 

proposed or approved. If, for any reason, the general meeting does not declare dividends in 

accordance with the above, a shareholder will, as a general rule, have no claim in respect of such 

non-payment, and the Company will, as a general rule, have no obligation to pay any dividend in 

respect of the relevant period. 

The transfer of the Shares is subject to restrictions under the securities laws of the United 

States and other jurisdictions. 

The Shares have not been registered under the U.S. Securities Act or any U.S. state securities laws 

or any other jurisdiction outside of Norway and are not expected to be registered in the future. As 

such, the Shares may not be offered or sold except pursuant to an exemption from the registration 

requirements of the U.S. Securities Act and applicable securities laws.  

Shareholders outside Norway are subject to exchange risk. 

The Shares listed are priced in NOK, and any future payments of dividends on the Shares listed on 

the Oslo Stock Exchange will be paid in NOK. Accordingly, any investor outside Norway is subject to 

adverse movements in NOK against their local currency as the foreign currency equivalent of any 

dividends paid on the Shares listed on the Oslo Stock Exchange or price received in connection with 

sale of such Shares could be materially adversely affected. 

Holders of Shares that are registered in a nominee account may not be able to exercise voting 

rights as readily as shareholders whose Shares are registered in their own names with the VPS. 

Beneficial owners of Shares that are registered in a nominee account (e.g., through brokers, dealers 

or other third parties) may not be able to vote such Shares unless their ownership is re-registered in 

their names with the VPS prior to the Company's general meetings. The Company cannot guarantee 

that such beneficial owners of Shares will receive the notice of a general meeting in time to instruct 
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their nominees to either effect a re-registration of their Shares or otherwise vote their Shares in the 

manner desired by such beneficial owners. 

The ability of shareholders of the Company to make claims against the Company in their 

capacity as such following registration of the share capital increase in the Norwegian Registry 

of Business Enterprises (“Registry of Business Enterprises”) is severely limited under 

Norwegian law. 

Once a capital increase relating to any Shares (including offer shares) has been registered in the 

Registry of Business Enterprises, purchasers of those Shares have severely limited rights against the 

Company under Norwegian law. All persons who submit applications or orders for offer shares will 

be deemed to have acknowledged that the ability of shareholders of the Company to make claims 

against the Company in their capacity as such following registration of the share capital increase in 

the Registry of Business Enterprises is severely limited under Norwegian law. 

2.4 Other risks 

The ability to bring an action against the Company may be limited under Norwegian law. 

The Company is a public limited liability company incorporated under the laws of Norway. The 

rights of holders of Shares are governed by Norwegian law and by the Articles of Association of the 

Company. These rights differ from the rights of shareholders in other jurisdictions, e.g. typical U.S. 

corporations. In particular, Norwegian law limits the circumstances under which shareholders of 

Norwegian companies may bring derivative actions. Under Norwegian law, any action brought by the 

Company in respect of wrongful acts committed against the Company takes priority over actions 

brought by shareholders in respect of such acts. In addition, it may be difficult to prevail in a claim 

against the Company under, or to enforce liabilities predicated upon, foreign securities laws. For 

these reasons investors may encounter difficulties in serving summons and other documents relating 

to court proceedings to any of the entities within the Group and its management. For the same 

reason it may be more difficult and more costly for investors to obtain judgments against, and 

enforce judgments issued against, the entities within the Group and its directors and management. 

Investors may have difficulty enforcing any judgment obtained in the United States against 

the Company or its directors or officers in Norway. 

The Company is incorporated under the laws of Norway and all of its current directors and executive 

officers reside outside the United States. Furthermore, most of the Company's assets and most of 

the assets of the Company’s directors and executive officers are located outside the United States. 

As a result, investors may be unable to effect service of process on the Company or its directors and 

executive officers or enforce judgments obtained in the United States courts against the Company 

or such persons in the United States, including judgments predicated upon the civil liability 

provisions of the federal securities laws of the United States. The United States and Norway do 

currently not have a treaty providing for reciprocal recognition and enforcement of judgments 

(other than arbitral awards) in civil and commercial matters. 

The Group may be subject to litigation that could have an adverse effect on the Group. 

The inherent risks in the Group's business expose the Group to litigation, including personal injury 

litigation, environmental litigation, contractual litigation with customers and suppliers, tax or 

securities litigation, and lawsuits including the possible arrest of the Group's houses and/or 

properties and/or other assets. The Group is currently not involved in any litigation or other 

dispute, but there can be no assurance that the Group will not be involved in, litigations and other 

disputes from time to time. Any future litigation or dispute may have a material adverse effect on 

the Group's business, operations, financial position, results of operations, cash flow and/or 
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prospects, because of potential negative outcomes, the costs associated with prosecuting or 

defending such lawsuits or claims, and the diversion of management's attention to these matters 
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3. RESPONSIBILITY STATEMENT 

The Board of Directors of Solon Eiendom ASA accepts responsibility for the information contained in 

this Prospectus. The members of the Board of Directors confirm that, having taken all reasonable 

care to ensure that such is the case, the information contained in this Prospectus is, to the best of 

their knowledge, in accordance with the facts and contains no omissions likely to affect its import. 

 

Oslo, 19 June 2019 

The Board of Directors of Solon Eiendom ASA 

 

 

Simen Thorsen (Chairman) 

Tore Aksel Voldberg 

Bente Bøhler 

Runar Vatne 

Heidi Sørensen Austbø 

Katarina Finneng 

Øystein A. Landvik 

 

 

 

 

 

 

 

 
 
 
  



 

 31 (135) 

 

4. GENERAL INFORMATION 

This Section provides general information on the presentation of financial and other information, 

as well as the use of forward-looking statements, in this Prospectus. You should read this 

information carefully before continuing. 

4.1 Cautionary Note Regarding Forward-Looking Statements 

This Prospectus includes forward-looking statements that reflect the Company’s current views with 

respect to future events and financial and operational performance; including, but not limited to, 

statements relating to the risks specific to the Company's business, future earnings, the ability to 

distribute dividends, the solution to contractual disagreements with counterparties, the 

implementation of strategic initiatives as well as other statements relating to the Company's future 

business development and economic performance. These Forward-looking Statements can be 

identified by the use of forward-looking terminology; including the terms “assumes”, “projects”, 

“forecasts”, “estimates”, “expects”, “anticipates”, “believes”, “plans”, “intends”, “may”, 

“might”, “will”, “would”, “can”, “could”, “should” or, in each case, their negative or other 

variations or comparable terminology. These Forward-looking Statements are not historical facts. 

They appear in a number of places throughout this Prospectus; Section 6 “Business Overview”, 

Section 7 “Industry Overview” and Section 14 “Dividend and Dividend Policy” and include 

statements regarding the Company's intentions, beliefs or current expectations concerning, among 

other things, goals, objectives, financial condition and results of operations, liquidity, outlook and 

prospects, growth, strategies, impact of regulatory initiatives, capital resources and capital 

expenditure and dividend targets, and the industry trends and developments in the markets in 

which the Group operates.  

Prospective investors in the Shares are cautioned that forward-looking statements are not 

guarantees of future performance and that the Company's actual financial position, operating 

results and liquidity, and the development of the industry in which the Company operates may 

differ materially from those contained in or suggested by the forward-looking statements contained 

in this Prospectus. The Company cannot guarantee that the intentions, beliefs or current 

expectations that these forward-looking statements are based will occur. 

By their nature, forward-looking statements involve and are subject to known and unknown risks, 

uncertainties and assumptions as they relate to events and depend on circumstances that may or 

may not occur in the future. Because of these known and unknown risks, uncertainties and 

assumptions, the outcome may differ materially from those set out in the forward-looking 

statements. Should one or more of these risks and uncertainties materialize, or should any 

underlying assumption prove to be incorrect, the Company's business, actual financial condition, 

cash flows or results of operations could differ materially from that described herein as anticipated, 

believed, estimated or expected. 

The information contained in this Prospectus, including the information set out under Section 2 

“Risk Factors”, identifies additional factors that could affect the Company's financial position, 

operating results, liquidity and performance. Prospective investors in the Shares are urged to read 

all sections of this Prospectus and, in particular, Section 2 “Risk Factors” for a more complete 

discussion of the factors that could affect the Company's future performance and the industry in 

which the Company operates when considering an investment in the Shares. 

Except as required according to Section 7-15 of the Norwegian Securities Trading Act, the Company 

undertakes no obligation to publicly update or publicly revise any forward-looking statement, 
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whether as a result of new information, future events or otherwise. All subsequent written and oral 

forward-looking statements attributable to the Company or to persons acting on the behalf of the 

Company are expressly qualified in their entirety by the cautionary statements referred to above 

and contained elsewhere in this Prospectus. 

4.2 Presentation of Industry Data and Other Information 

Sources of Industry and Market Data 

To the extent not otherwise indicated, the information contained in this Prospectus on the market 

environment, market developments, growth rates, market trends, market positions, industry trends, 

competition in the industry in which the Company operates and similar information are estimates 

based on data compiled by professional organisations, consultants and analysts; in addition to 

market data from other external and publicly available sources as well as the Company's knowledge 

of the markets.  

While the Company has compiled, extracted and reproduced such market and other industry data 

from external sources, the Company has not independently verified the correctness of such data. 

Thus, the Company takes no responsibility for the correctness of such data. The Company cautions 

prospective investors not to place undue reliance on the above mentioned data. 

Although the industry and market data is inherently imprecise, the Company confirms that where 

information has been sourced from a third party, such information has been accurately reproduced 

and that as far as the Company is aware and is able to ascertain from information published by that 

third party, no facts have been omitted that would render the reproduced information inaccurate or 

misleading. Where information sourced from third parties has been presented, the source of such 

information has been identified.  

In addition, although the Company believes its internal estimates to be reasonable, such estimates 

have not been verified by any independent sources and the Company cannot assure prospective 

investors as to their accuracy or that a third party using different methods to assemble, analyse or 

compute market data would obtain the same results. The Company does not intend to or assume 

any obligations to update industry or market data set forth in this Prospectus. Finally, behaviour, 

preferences and trends in the marketplace tend to change. As a result, prospective investors should 

be aware that data in this Prospectus and estimates based on those data may not be reliable 

indicators of future results. 

Other Information 

In this Prospectus, all references to “NOK” are to the lawful currency of Norway, all references to 

“EUR” are to the lawful currency of the EU and all references to “U.S. dollar”, “US$”, “USD”, or 

“$” are to the lawful currency of the United States of America.  

In this Prospectus all references to “EU” are to the European Union and its Member States as of the 

date of this Prospectus; all references to “EEA” are to the European Economic Area and its member 

states as of the date of this Prospectus; and all references to “US”, “U.S.” or “United States” are to 

the United States of America. 

Certain figures included in this Prospectus have been subject to rounding adjustments. Accordingly, 

figures shown for the same category presented in different tables may vary slightly. 
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Financial Information 

The cash flow statement for 2017 has been changes in the annual report for 2018 (comparative 

figures). The change consists of reclassification between investment activities and financing 

activities. The change is made according to IFRS review conducted by the Company’s auditor.  
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5. THE PRIVATE PLACEMENT 

The discussion about use of proceeds below only addresses the intentions of the Company as of the 

date of this Prospectus; and no assurance can be made that the proceeds actually will be applied to 

all or any of the purposes identified herein. 

5.1 Raising of new equity -  Overview of the Private Placement 

On 20 May 2019, the Company announced the Private Placement of 9,114,361 new Shares with gross 

proceeds of NOK 346,345,718. The Private Placement Shares were subscribed for at a subscription 

price of NOK 38 per Share, which was set with reference to the market price of the Shares as traded 

on Oslo Børs on 16 May 2019.  

The Private Placement was divided into two tranches, whereas Tranche 1 consisted of 6,076,241 

new Shares and Tranche 2 consisted of 3,038,120 new Shares. Following the completion of the 

Private Placement, the Company’s share capital increased from NOK 60,762,412 by NOK 9,114,361 

to NOK 69,876,733, comprising 69,876,773 shares with a nominal value of NOK 1.00 per share.  

The Private Placement Shares issued in Tranche 1 were delivered to the VPS account of the 

investors who participated in Tranche 1 on 23 May 2019 and became registered on the Company’s 

ISIN NO0003106700 with the VPS in book-entry form and tradable on the Oslo Stock Exchange on the 

same date. The Private Placement Shares issued in Tranche 2 were delivered to the VPS account of 

the investors who participated in Tranche 2 under a separate ISIN, and will be registered in the 

Company’s ordinary ISIN with the VPS in book-entry form and will be tradable on the Oslo Stock 

Exchange upon approval of this Prospectus. The Private Placement Shares carry full shareholder 

rights and rank in parity with all Shares in the Company. Each Private Placement Share has a 

nominal value of NOK 1.00 and carries one vote per Share.  

5.2 Reasons for the Private Placement 

The Private Placement was carried out to bring in new high quality investors in the Company and 

facilitate the opportunity to raise capital more efficiently and without the discount typically seen in 

rights issues. The Private Placement will provide the Company with additional financial resources 

and allow it to pursue new opportunities.  

5.3 Use of Proceeds and Expenses  

The gross proceeds from the Private Placement are approximately NOK 346 million. The Company 

estimates that the total expenses in connection with the Private Placement will amount to 

approximately NOK 14.9 million. Hence, the net cash proceeds from the Private Placement are 

estimated to amount to approximately NOK 331.5 million. 

The Company intends to use the net proceeds from the Private Placement to fund further 

acquisitions of property and to strengthen the Company’s balance sheet. 

5.4 Resolutions pertaining to the Private Placement 

The share capital increase pertaining to Tranche 1 of the Private Placement was resolved by the 

Board of Directors in accordance with the authorisation granted to the Board of Directors at the 

Company's Ordinary General Meeting held on 7 May 2019. The Board of Directors passed the 

following resolution on 20 May 2019 to increase its share capital through Tranche 1 of the Private 

Placement: 

«The Company’s share capital shall be increased pursuant to the Public Limited Liability Companies 

Act section 10-14,  on the following conditions: 
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1. The Company’s share capital is increased by NOK 6,076,241 through the issuance of 
6,076,241 new shares. 
 

2. The nominal value of each share is NOK 1. 
 

3. The subscription price is NOK 38 per share. 
 

4. The shareholders’ preferential right is set aside. The new shares shall be subscribed for by 
investors based an allocation list attached to these minutes in appendix 1. Based on 
authorisation from the investors, Arctic Securities AS shall subscribe for the shares on 
behalf of such investors in accordance with the allocation list on a separate application 
form by 28 May 2019.  
 

5. The subscription amount shall be settled in cash and paid to the Company’s separate bank 
account by no later than 28 May 2019. 
 

6. The new shares will carry shareholder rights, including the right to dividends, as from the 
registration of the share capital increase in the Norwegian Registry of Business Enterprises. 

 
7. The estimated costs for share capital increase are NOK 1,000,000. 

 
8. The  Articles of Association § 4 shall be amended as follows:  

 

«The Company’s share capital is NOK 66,838,653 divided on 66,838,653 shares, each with a 

nominal value of NOK 1. The Company’s shares shall be registered in the central securities 

register.» 

The share capital increase pertaining to Tranche 2 of the Private Placement was resolved by the 

Company’s shareholders at the extraordinary general meeting held on 13 June 2019 (the “EGM”). 

The EGM passed the following resolution to increase the Company’s share capital through Tranche 2 

of the Private Placement: 

«The Company’s share capital shall be increased pursuant to the Public Limited Liability Companies 

Act section 10-1, on the following conditions: 

1. The Company’s share capital is increased by NOK 3,038,120 through the issuance of 
3,038,120 new shares. 
 

2. The nominal value of each share is NOK 1. 
 

3. The subscription price is NOK 38 per share. 
 

4. The shareholders’ preferential right is set aside. The new shares shall be subscribed for by 
investors based an allocation list attached to these minutes in appendix 1. Based on 
authorisation from the investors, Arctic Securities AS shall subscribe for the shares on 
behalf of such investors in accordance with the allocation list on a separate application 
form by 30 June 2019.  
 

5. The subscription amount shall be settled in cash and paid to the Company’s separate bank 
account by no later than 30 June 2019. 

 
6. The new shares will carry shareholder rights, including the right to dividends, as from the 

registration of the share capital increase in the Norwegian Registry of Business Enterprises. 
 

7. The estimated costs for the capital increase are NOK 1,000,000. 
 

8. The Articles of Association § 4 shall be amended as follows:  
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«The Company’s share capital is NOK 69,876,773 divided on 69,876,773 shares, each with a 
nominal value of NOK 1. The Company’s shares shall be registered in the central securities 
register.» 

 

In connection with the Private Placement, the pre-emptive rights of the Company’s existing 

shareholders’ were deviated from, cf. section 10-5 of the Norwegian Public Limited Liability 

Companies Act. The Board of Directors considered this to be in the best interests of the Company 

and its shareholders since it allows the Company to bring in new high quality investors as 

shareholders in the Company and to raise capital more efficiently and with lower transaction costs 

than in a rights offering. Furthermore, the subscription price in the Private Placement was set at a 

premium to the prevailing market price in the Company’s Shares at the time of the launch of the 

Private Placement on 20 May 2019. 

5.5 Participation of Members of the Management and Major Shareholders in the Private 

Placement 

The Company’s CEO, Stig L. Bech, was allocated 26,000 Shares in the Private Placement, at a 

subscription price of NOK 38.00 per Share. Following completion of the Private Placement, Mr. Bech 

owns 26,000 shares in the Company, corresponding to approximately 0.04% of the Company’s 

current share capital.  

Vatne Property AS, a company controlled by director Runar Vatne, was allocated 1,000,000 Shares 

in the Private Placement, at a subscription price of NOK 38.00 per Share. Following completion of 

the Private Placement, Mr. Vatne and associated companies owns 14,130,025 Shares in the 

Company, corresponding to approximately 20.22% of the Company’s current share capital.  

UFI AS, a company owned 33.34% by director Øystein A. Landvik was allocated 200,000 Shares in the 

Private Placement, at a subscription price of NOK 38.00 per Share. Following completion of the 

Private Placement, UFI AS owns 242,150 Shares in the Company, in addition to having a TRS 

agreement with an underlying exposure against 6,743,502 Shares, corresponding to a total exposure 

against approximately 9.65% of the Company’s current share capital. 

Joh Johannson Eiendom AS was allocated 4,000,000 Shares in the Private Placement, at a 

subscription price of NOK 38.00 per Share. Following completion of the Private Placement, Joh 

Johannson Eiendom AS owns 4,000,000 Shares in the Company, corresponding to approximately 

5.72% of the Company’s current share capital.  

5.6 Dilution 

The table below shows the percentage split of the Company's share capital following the Private 

Placement; split by pre-Private Placement share capital and share capital issued in the Private 

Placement: 

Pre-Private Placement share capital ..............................................................................  86.96% 

Private Placement share capital ...................................................................................  13.04% 

__________  

 

The Private Placement resulted in a dilution of the then existing shareholders of the Company of 

approximately 15 %.  

5.7 Interests of Natural Legal Persons Involved in the Private Placement 

The Managers or their affiliates have provided from time to time, and may provide in the future, 

investment and commercial banking services to the Company and its affiliates in the ordinary course 
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of business, for which they may have received and may continue to receive customary fees and 

commissions. The Managers, their employees and any affiliates may currently own Shares in the 

Company. The Managers do not intend to disclose the extent of any such investments or 

transactions otherwise than in accordance with any legal or regulatory obligation to do so. 

The Managers each receive a fixed fee in connection with the Private Placement. 

Beyond the abovementioned, the Company is not aware of any interest of natural and legal persons 

involved in the Private Placement. 
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6. BUSINESS OVERVIEW 

This Section provides an overview of the business of the Group as of the date of this Prospectus. 

The following discussion contains Forward-looking Statements that reflect the Company's plans and 

estimates; see Section 4.1 “General Information—Cautionary Note Regarding Forward-Looking 

Statements”. You should read this Section in conjunction with the other parts of this Prospectus, in 

particular Section 2 “Risk Factors”. 

6.1 Introduction  

The principal activities of the Group are to develop, market and sell residential real estate. The 

Company focuses on developing residential real estate projects in the greater Oslo region. The full 

property portfolio potential of the Company, including projects under development and the land 

bank combined, amounts to up to 5,025 residential units, depending on the outcome of ongoing and 

future zoning processes. As of the date hereof, the Group has a total of 23 employees. 

6.2 Company History 

In November 2016, the Company entered into a share purchase agreement to acquire all shares in 

Solon Eiendom AS. As a consequence of this, the Company changed its name to “Solon Eiendom 

ASA” on 14 December 2016 and, on the same date, also adjusted its objectives in the Articles of 

Association to include the Company's residential real estate development business. 

Solon Eiendom AS was established in 2006 by founder Simen Thorsen and investor Tore Aksel 

Voldberg.  

6.3  Important Milestones in the Company's History 

    

Year Milestone 

1985 Bionor AS founded 

1993 Nutri Pharma AS founded 

1999 First use of Vacc-4x in humans 

2000 Initial public offering and listing of Nutri Pharma ASA on Oslo Børs 

2010 Acquisition of Bionor Immuno AS by Nutri Pharma ASA in February 2010; name change 
to Bionor Pharma ASA 

2011 Nutrilett® brand sold to a subsidiary of Orkla ASA 

2013 Launch of "Shock & Kill" therapeutic strategy 

2015 Romidepsin supply agreement with Celgene Corporation for planned BIOSKILL clinical 
trial 

2015 Successful completion of the treatment phase of the REDUC clinical trial 

2016 Successful shift of strategy for the Company to residential real estate development 
(Solon residential) through the acquisition of all shares in Solon Eiendom AS 

2017 The nutraceutical operations are discontinued. As communicated in stock exchange 
announcement 12 June 2017, the Company decided to wind down the activities in the 
biopharmaceutical division in Q2 2017. The book value of the intangible assets of NOK 
120 million where expensed in addition to a restructuring provision of NOK 5 million 
in Q2 2017. In Q3 2017 the Company signed an agreement to sell all shares in Bionor 
Pharma AS to an external third party. 

2018 Solon Eiendom announced two new segments, Solon Development (Solon Utvikling) 
and Solon Leisure (Solon Fritid) 
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6.4 Group Structure 

Solon Eiendom ASA is mainly a holding company, and is the parent company in the Group. 

The Group consists of Solon Eiendom ASA and subsidiaries. The substantial number of legal entities 

is due to each real estate project being established as a special purpose legal entity. Such 

structures are common in the real estate industry. Please find below a condensed chart of the 

Group structure: 

 

The table below contains a list of the Company's subsidiaries. 

Fig.6.4.1: Significant Subsidiaries 

Company name  Country of incorporation 

and address 

 Percentage of shares and 

votes held by the Company 

Solon Fritid AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% 

Solon Næring AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% 

Solon Eiendom AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100 % 

Solon Realkapital AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 49 % 

Asker Boligutvikling AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% (indirectly through Solon 

Eiendom AS) 

Askeveien Boligutvikling AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% (indirectly through Solon 

Eiendom AS) 

Berg Boligutvikling AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 90.1 % (indirectly through 

Ciderhus Eiendom AS) 

Bygdøy Boligutvikling AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100 % (indirectly through Solon 

Eiendom AS) 

Bygdøy Boligutvikling DA  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 50 % (indirectly through Bygdøy 

Boligutvikling AS) 

Ciderhus Eiendom AS  Norway / Olav Vs gate 5,  90.1 % (indirectly through Solon 

Solon Eiendom ASA 

Solon Næring AS 

100 % 

Solon Eiendom 
AS 

100 % 

Ciderhus 
Eiendom AS 

90,1 % 

Solon Eiendom 
SPVs 

50-100 % 

Solon 
Realkapital 

49 % 

Solon Fritid 

100 % 
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0161 Oslo, Norway Eiendom AS) 

CTV 11 Utvikling AS  Norway / Olav Vs gate 2, 

0161 Oslo, Norway 

 100% (indirectly through CTV 9 

AS) 

CTV 9 AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 50% (indirectly through 

Lambertseter Boligutvikling AS) 

Drøbak Eiendomsutvikling AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 70% (indirectly through Solon 

Eiendom AS) 

Drøbak Hageby AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% (indirectly through Solon 

Eiendom AS) 

Fjellhamar Bruk Eiendom AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% (indirectly through Solon 

Næring AS) 

Fjellhamar 

Eiendomsutvikling AS 

 Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% (indirectly through Solon 

Næring AS)  

Freidigveien 3 AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 90.1 % (indirectly through 

Ciderhus Eiendom AS) 

Holtet Boligutvikling AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% (indirectly through Solon 

Eiendom AS) 

Jegerveien Boligutvikling AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100 % (indirectly through Solon 

Eiendom AS) 

Jessheim Eiendomsutvikling 

AS 

 Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% (indirectly through Solon 

Eiendom AS) 

Kjenslifeltet AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% (indirectly through Solon 

Eiendom AS) 

KL Oslo AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% (indirectly through Solon 

Eiendom AS)  

Kolbotn Boligutvikling AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% (indirectly through Solon 

Eiendom AS) 

Kolbotn Infrastruktur AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% (indirectly through Solon 

Eiendom AS) 

Kolbotn Sentrum 

Boligutvikling AS 

 Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% (indirectly through Solon 

Eiendom AS) 

Kragsvei 4 AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 90.1% (indirectly through 

Ciderhus Eiendom AS)  

Krokstien 1 AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 90.1 % (indirectly through 

Ciderhus Eiendom AS) 

Lambertseter Boligutvikling 

AS 

 Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100 % (indirectly through Solon 

Eiendom AS) 

Langhus Boligutvikling AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% (indirectly through Solon 

Eiendom AS) 

Lettvintveien 50 AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 90.1% (indirectly through 

Ciderhus Eiendom AS) 

Lier Boligutvikling AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100 % (indirectly through Solon 

Eiendom AS) 

Ljabrudbakken 2 AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 90.1% (indirectly through 

Ciderhus Eiendom AS) 

Maridalsveien Boligutvikling 

AS 

 Norway / Kongsveien 91, 

1177 Oslo, Norway 

 100 % (indirectly through Solon 

Eiendom AS) 

Nesøya Boligutvikling AS  Norway / Kongsveien 91, 

1177 Oslo, Norway 

 70% (indirectly through Solon 

Eiendom AS) 

Nittedal Boligutvikling AS  Norway / Olav Vs gate 5,  100% (indirectly through Solon 
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0161 Oslo, Norway Eiendom AS) 

Nordstrand Bolig & 

Næringsutvikling AS 

 Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 70% (indirectly through Solon 

Eiendom AS) 

Nutri Pharma AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% (indirectly through Solon 

Eiendom AS) 

Nygårdsveien 9-11 AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% (indirectly through Solon 

Eiendom AS) 

Ormerudveien Boligutvikling 

AS 

 Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% (indirectly through Solon 

Eiendom AS) 

PHV 20 AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 90.1% (indirectly through 

Ciderhus Eiendom AS) 

Radarveien 87 AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 90.1% (indirectly through 

Ciderhus Eiendom AS) 

Sandaker Boligutvikling AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% (indirectly through Solon 

Eiendom AS) 

Sinsen Boligutvikling AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% (indirectly through Solon 

Eiendom AS) 

Ski Bolig & Næringsutvikling 

AS 

 Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% (indirectly through Solon 

Eiendom AS) 

Ski Infrastruktur AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% (indirectly through Solon 

Eiendom AS) 

Skogholtveien 30 AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 90.1% (indirectly through 

Ciderhus Eiendom AS) 

Skogholtveien 5 AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 90.1% (indirectly through  

Ciderhus Eiendom AS) 

Skogsnarveien Boligutvikling 

AS 

 Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% (indirectly through Solon 

Eiendom AS)  

Skøyen Boligutvikling AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 50 % (indirectly through Solon 

Eiendom AS) 

Skøyenåsveien 31 AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 50 % (indirectly through Solon 

Eiendom AS) 

Skådalsveien 28 AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 90.1% (indirectly through 

Ciderhus Eiendom AS) 

Sofiemyr Næring AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 75% (indirectly through Solon 

Næring AS) 

Solare AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 50% (indirectly through Solon 

Eiendom AS) 

Steinveien 12-14 AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 50 % (indirectly through Solon 

Eiendom AS) 

Storebukta Boligutvikling AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% (indirectly through Solon 

Eiendom AS) 

Støttumveien 7 AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% (indirectly through Vestby 

Boligutvikling II AS) 

Søndre Tåsen Gård AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% (indirectly through Tåsen 

Boligutvikling AS) 

Sønsterudveien 30 AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% (indirectly through Solon 

Eiendom AS)) 

Tanum Boligutvikling AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% (indirectly through Solon 

Eiendom AS)  

THV Boligutvikling AS  Norway / Olav Vs gate 5,  100% (indirectly through Solon 
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0161 Oslo, Norway Eiendom AS) 

Tveterjordet AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 90.1% (indirectly through 

Ciderhus Eiendom AS) 

Tåsen Boligutvikling AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% (indirectly through Solon 

Eiendom AS) 

Ullevål Boligutvikling AS  Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 70 % (indirectly through Solon 

Eiendom AS) 

Ulsrud Boligutvikling AS 
 Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% (indirectly through Solon 

Eiendom AS) 

Veslebukta Boligutvikling AS 
 Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% (indirectly through Solon 

Eiendom AS) 

Vestby Boligutvikling AS 
 Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% (indirectly through Solon 

Eiendom AS) 

Vestby Boligutvikling II AS 
 Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 75% (indirectly through Solon 

Eiendom AS) 

Voksenkollen Boligutvikling 

AS 

 Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 70% (indirectly through Solon 

Eiendom AS) 

Voksenkollen Felt A AS 
 Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% (indirectly through Solon 

Eiendom AS) 

Voksenkollen Infrastruktur 

AS 

 Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 44% (indirectly through 

Voksenkollen Felt A AS) 

Ås Boligutvikling AS 
 Norway / Olav Vs gate 5, 

0161 Oslo, Norway 

 100% (indirectly through Solon 

Eiendom AS) 

     

 

 

6.5 Business concept 

Solon Eiendom is a residential real estate developer with 23 full time employees working within the 

residential real estate development business area. The Group has no in-house construction arm. The 

Company's operations consist of wholly owned residential development projects, but also a few 

partly owned residential development projects organised in joint ventures. Solon focuses its 

development on the most central areas of the Oslo Region, located within a one hour drive from the 

city centre. The Oslo Region is the largest urban area in Norway, spanning a population of about 

1.35 million, of which about 0.65 million reside in the city of Oslo. The geographical focus is an 

essential aspect of the Company's strategy, which relies on strong local knowledge and a hands-on 

approach.  

The Company has a working relationship with 4-5 architect firms in Oslo. These firms work on 

request by the Company. 

As the Group does not perform the construction of its real estate projects, but rather employs the 

most competitive residential contractor for each project, the responsibility for defects, flaws and 

delays are transferred to the contractor(s). If there are defects, flaws and delays, the contractor 

will be liable toward the consumer for daily fines (Norwegian: dagmulkt). The Group will only be 

liable for defects, flaws and delays if the reason for such defect, flaw or delay is due to 

circumstances under Solon Eiendom’s control. 

The Company has no other activities in supporting business units other than being a fully focused 

residential estate developer. The Company's operations consist of wholly owned residential  



 

 43 (135) 

development projects, but also a few partly owned residential development projects in joint  

ventures.  

Solon Eiendom’s real estate development activities are illustrated in the figure below. 

 

Fig. 6.5.1: Overview — Real Estate Development 

 

6.6 Dependency on Agreements, Zoning Regulations, Zoning Resolutions and Building 

Permits 

The Group depends on external construction companies and service providers in connection with the 

development and construction of new projects. The Group is hence largely dependent upon a  

well-functioning construction market both in terms of the number of players, construction capacity, 

price competiveness and quality of delivery. Further, the Group is dependent on obtaining debt 

financing for its projects. Finally, the Group is dependent on zoning regulations and resolutions and 

building permits being passed in its favour.  

However, the Group is not dependent on one single construction company, service provider or debt 

financing provider for operating its business as these services are offered in a competitive market 

and there are several players that offer the same services. 

In addition, the Group is not dependent on obtaining favourable zoning regulations and resolutions 

nor building permits for one specific plot as the Group holds plots in a variety of  

locations which may be developed instead. 

6.7 Competitors1  

The Company's main competitors within the market for newly developed residential units are  

Neptune Properties AS, Stor-Oslo Eiendom AS and Profier AS. The three mentioned companies are all 

major developers of residential real estate within the Oslo region, with Neptune Properties AS and 

Stor-Oslo Eiendom AS having a more specific focus on developments in the Oslo region while Profier 

AS also develops real estate projects in the rest of Norway. 

                                                 

1 The information set out in this Section is based on the Company's knowledge of the residential real estate market. 
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The Company experiences limited competition from the competitors mentioned above when  

purchasing plots as Solon Eiendom intends to develop housing within a different niche2 than the 

competitors mentioned above. There is a competitive element when purchasing plots on the open 

market, but this is common for all real estate developers. 

6.8 Factors Affecting the Group's Residential Real Estate Development Business 

For an overview of significant factors affecting the Group's results of operations and financial 

performance, please refer to Section 0 “Significant Factors Affecting the Company’s Results of 

Operations and Financial Performance”. Further, the Group's residential real estate business is 

materially affected by applicable laws and regulations, including but not limited to (i) building 

technology regulations; (ii) equity requirements for individuals wishing to obtain housing loans; and 

(iii) laws and regulations for zoning and building applications/ permits and the political handling of 

the same. These factors affect the operations of Group's residential real estate development  

business, but do not necessarily affect the financial performance of the Group, as the Group will 

seek to limit the effect of changes in these factors through changes in sales prices. 

6.9 Goals and Strategy 

Solon Eiendom’s goal is to be the preferred and most profitable residential real estate developer in 

Norway. Its offering is to deliver quality products at prime locations in Norway and it targets to 

deliver 700 units to customers each year. Solon Eiendom has defined a three stage strategy plan, as 

outlined in the table below: 

 

Fig. 6.9.1: Strategy plan 

 

1. Deliver high 

quality projects 

at prime 

location 

 

 

 
Exclusive outdoor and common areas together with extraordinary marketing 
 

 

 

 

 

Deliver quality projects that achieve a premium pricing 

 Tailor offering to match a pre-defined group of buyers 
 Unique feel and high standard 
 Iconic architectures 

 

Focus on prime locations with a defined need 

 Prime locations within an area with a relatively high purchasing power 
 Avoid areas with high supply and price driven competition 

 

                                                 

2 The niche refererred to is development projects with a total of 40 – 150 residential units. There are competitors within this 

niche, but the Company considers that the competition within this niche is lower than in smaller and larger development 

projects as development projects of 40 – 150 residential units are often too large for smaller real estate developers and too 

small for larger real estate developers (such as OBOS, Skanska, NCC and Selvaag Bolig). 
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Maximize sales prices 

 Prices set so that the project is not fully sold immediately after sales 
launch – target gradual sales towards delivery 

 The pricing strategy also incentivise project leaders to stay fully committed 
until delivery  

 

Extraordinary marketing 

 High quality sales prospects and websites  
 Display center/show room (decorated as a real apartment) 

 

Work with highly reputable and innovative partners 

 Established relations with architects, contractors, consultants etc. 
 

 

2.Continue to 

grow portfolio 

of projects 

with high 

profitability 

potential 

 

 

 

Focus acquisitions on projects in the higher range of the targeted 
development potential  

 Solon specialize in development of quality projects in the value-added 
segment 

 40 to 150 units is defined as the «sweet spot» offering 
 In addition to increasing the number of projects, the company will focus on 

larger projects within the defined interval, where the additional workload 
is limited relative to the corresponding profit potential 
 

 

Continue targeted search for new land areas and utilize strong network 

 Solon continuously screen the market for suitable plots to add to its land 
bank and holds weekly meetings to discuss potential targets and action 
points 

 The company has a strong network of real estate brokers and land owners, 
which provides a strong flow of relevant prospects 

 

Capitalize on strong brand name and company network and consider 

entering new joint ventures with reputable real estate developers 

(commercial and/or residential) 

 

 

3. Maintain 

lean 

organisation 

and hands-on 

approach while 

facilitating 

growth 

Add two to three project engineers to facilitate growth 

 The company is capable of delivering 700 units per annum with today`s 
organisation 

 Easily scalable business model: Adding one project leader corresponds to a 
capacity increase of 1 to 2 large scale projects under development (up to 
150 units) 

 The Company is looking to add two or three more engineers as well as one 
project leader to the current team for a higher activity level going 
forward. Several potential candidates have been assessed, and two 
engineers and one project leader have already signed.  

Deliver high margins on project pipeline through best-in-class project 
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management 

 Having all projects located within a on hours' drive from  its office allows 
Solon to closely monitor its projects  

 Tender for competitive bids 

 

Continue to be hands-on and negotiate attractive turnkey (fixed price) 
construction contracts with contractors 

 Hands-on throughout the entire construction phase 
 Participate in PD-meetings (weekly), construction meetings and site 

meetings (every fortnight) 

 

6.10 Solon Eiendom Value Chain 

Solon Eiendom’s primary focus and main source of revenue going forward is residential  

development. The Company acquires and develops new residential land plots, and controls the 

entire value chain from acquisition of the land plots to the sale and delivery of the residential units.  

Solon Eiendom does not have an in-house construction unit, but employs the most competitive  

residential contractor for each project. This provides Solon Eiendom with a large degree of  

flexibility in choosing the best construction supplier for each individual project. Furthermore it  

enables a small and lean organisation and low cost base and flexibility in terms of changes in market 

demand. In addition, the use of third party construction suppliers, as opposed to an in-house  

construction unit, reduces the amount of capital tied up during the construction phase. 

The Group’s operations and financial performance are significantly affected by governmental laws 

and regulations, such as the zoning legislation and governmental resolutions in zoning matters. 

Changes in the zoning legislation and governmental resolutions not being passed in favour of Solon 

Eiendom may affect the overall business of the Company and development of a specific project. 

Further, the Group’s operations and financial performance may be affected by changes in taxation, 

for example through higher taxation of residential real estate, and the economic factors described 

in Section 7 “Industry Overview”. 

Solon Eiendom's value chain is illustrated below. 

 

Fig. 6.10.1: Solon Eiendom Value Chain 

                                 

       
               Construction                                           

Acquisition Zoning Sales start Construction start Delivery 
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 Fixed price 
contracts with 
reputable and 
solid counterpart 
 

 Construction costs 
financed with 
construction loans 
 

 Target 100% sale 

at delivery 

 Target 60% pre-
sale before start-
up (irrevocable 
purchase 

contracts) 

 Plan and prepare 

for construction 

 Acquire (i) zoned 
land or (ii) 
unzoned land that 
is allocated for 
residential 
development  
 

 Lever acquired 
land to improve 

ROE 

 Continuous 
analysis of market 
trends and 
identification of 
customer 
preferences 
 

 Screen market for 
land 

12 – 24 months 3 – 9 months 6 – 12 months 12 – 36 months Continuous 
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6.11 Zoning and Property Development 

A residential real estate development project can be divided into different phases. Typically,  

comprehensive development projects are initiated by the purchase of land with or without an in 

place local plan. Some of the processes are often run in parallel. As an example, the project  

development phase is normally initiated when the zoning process starts. Before construction starts, 

the site, in addition to a local zoning, normally needs an approved development plan and a  

framework permit.  

As described in Section 2 “Risk Factors”, the Group is exposed to environmental risks related to land 

(pollution). In order to minimize such environmental risks, the Group will always make  

assessment of the soil conditions at the land it has acquired or intends to acquire prior to  

construction start. Such assessments are made with a view to discover potential environmental risks 

on the relevant plot, including pollution related to the historical use of the plot.  

Knowhow and experience from the zoning processes is important to limit the accrued time before 

the projects are ready for pre-sale. Solon Eiendom targets minimum 60 % pre-sale prior to  

construction start. The Company secures 10 %3 of sales value when the sale is booked and the  

remaining 90% of sales value when the property is delivered. The construction period normally lasts 

18 months, depending on the complexity and size of the project. Large development projects may 

be divided into several construction phases, resulting in a development period of several years. 

The zoning process for Solon Eiendom’s projects is illustrated below. 

  

                                                 

3 Funds become at Solon Eiendom’s disposal when the property is delivered. 
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Fig. 6.11.1: Illustration of the Process for a Norwegian Development Project 

1) Municipal 

sector plan 

2) Local zoning 

plan 

3) 

Development 

plan 

4) General 

framework 

permit 

5) 

Commissioning 

permit 

6) 

Construction 

 6-9 MONTHS 4-6 MONTHS 3-4 MONTHS 1 MONTH 12-24 MONTHS 

Generally a 

property 

must be part 

of a 

municipal 

sector plan 

The property 

must, as a main 

rule, be part of 

a local zoning 

plan prior to an 

application for 

building 

permits. A 

zoning plan is a 

more detailed 

plan for a more 

limited area 

within the 

jurisdiction of 

the municipal 

sector plan. 

In some cases 

a development 

plan for the 

property has 

to be prepared 

Regulates 

technical 

aspects and 

verifies that 

conditions for 

development 

are fulfilled 

 

Last check – 

may be 

obtained 

together with 

framework 

permit 

 

Political 

process 

handled by 

municipal 

council and 

in some 

cases central 

Government 

Regulates 

volumes and 

implies a right 

to build/ 

develop the 

properties  on 

certain 

conditions (e.g. 

technical and 

social 

infrastructure) 

May be 

avoided if 

local plan 

includes 

illustrations 

and sufficient 

details 

Administrative 

process – 

handled by the 

respective 

municipal 

agencies for 

planning and 

building 

services 

Administrative 

process – 

handled by 

agency for 

planning and 

building services 

 

 Political 

process – 

decided on by 

municipal 

council (the 

process may 

however be 

initiated by a 

private party) 

Regulates 

placing of 

buildings and 

"visual 

expression" 

 

   

  Political 

process – 

handled by 

committee 

   

The process described in the figure above is an indicative illustration, based on general  

expectations and circumstances. The respective steps 1 to 6 may all, given the specific  

circumstances, take both shorter and/or longer time than indicated. The time needed for  

completing a zoning process and until the project has been completely developed, will depend on 

the zoning status of the plot when it is purchased and may take up to 6 – 7 years if the zoning 
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process for the plot includes both municipal sector plan, local zoning plan and development plan.4 

The general processing time will also vary from municipality to municipality. The steps to which 

there is generally related the highest degree of risk and number of uncertain elements, both with 

regard to processing time and outcome, are the steps 1 and 2 (and step 3 where this is applicable). 

This is because these processes are due to political considerations and decisions. A property owner 

may suggest and contribute to municipal consideration of such plans, and in many ways influence 

both the processing time and outcome, but does not have a legal claim for a given final outcome.  

As for properties which have been earmarked for a certain utilization purpose in a municipal sector 

plan, e.g. for residential development, the municipalities shall follow up and contribute to the  

realisation of such plans by way of consideration of either their own or private zoning plan 

initiatives. In these processes, the most conspicuous uncertain elements relate to the specific level 

of the utilization (how many houses per area) within the applicable purpose of the municipal sector 

plan.  

When a property is earmarked and planned in a detailed zoning plan stating the level of utilization 

etc., the owner has, in principle, a general legal claim to develop his property within the scope of 

the zoning plan. Any development is still however, subject to specific municipal permits, and 

several of the provisions in the zoning plan may be both restrictive (and may imply a need for 

municipal dispensations in order to realise commercial strategies) and also be more or less judicious 

and subject to interpretation.  

As for the steps 5 and 6, applications for framework and initiation permits, the main uncertainty 

with regard to realisation of projects is related to whether the planning/building agencies will  

approve the planned technical aspects of the projects. These considerations relates to a quite  

complexed legal framework related to construction of the buildings, fire safety, energy efficiency 

etc. The specific building permits are also subject to the agencies' approval of private-legal provisos 

such as necessary easements on neighbouring properties, e.g. related to right to access, parking 

etc. In general however, these outcomes of these processes are more foreseeable, and to a larger 

extent within the applicant (property owners') scope of control than what is the planning processes.    

6.12 Financing and Cash Flow-Profile of a Typical Solon Eiendom Development Project 

Solon Eiendom currently has 27 residential real estate development projects under development, of 

which 8 are in the construction phase while the remaining 19 projects are undergoing zoning.  

While continuing to develop its current real estate portfolio, the Company will in parallel search for 

new attractive land plots. Over time, the Company will have several projects in all phases of the 

development process and there will at most times be projects in the final phase that will generate 

income for the Company.  

The Company is financing their purchase of land with approximately 65-80 % debt and  

approximately 20-35 % equity. Payment of land is generally in cash on delivery, although the  

payment in some cases is subject to the outcome of zoning. Upon acquisition of the land, the  

Company funds all development costs with equity until sales start. Upon reaching 60 % pre-sales, 

the land debt and accrued development expenses are converted into a construction loan, which also 

finances all construction expenses. Interest charges are capitalised along the way, and the loans 

with capitalised interest expenses are redeemed upon completion of the project. The equity cash 

                                                 

4 Please note that the period of up to 6-7 years stated above is only indicative and based on the knowledge of Solon Eiendom 

based on zoning processes including both municipal sector plan, local zoning plan and development plan. The general 

processing time for zoning will vary from municipality to municipality.   



 

 50 (135) 

flow equals the sales proceeds, i.e. the difference between the sales price and the total cost. A 

pre-tax profit margin of 15 % or higher is targeted by the Company for all new projects.  

The cash flow profile of a typical residential real estate development project can be summarized as 

shown in the figure below: 

Fig. 6.12.1: Financing and Cash Flow-Profile of a Typical Solon Eiendom Development Project 

1) Develop 

market 

concept and 

products 

2) Acquire 

and refine 

land for 

development 

3) Project 

design 

4) 

Marketing 

and sale 

5) 

Construction 

6) Delivery and 

service 
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- Project 
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paid 
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    -  Monthly 

payment based 

on completion 

- Construction loan 

repaid 

     + Owner get equity 

contribution and 

project gross margin 

 FINANCING   FINANCING  

 20-30% equity 

and 70-80% 

debt 

  Land debt 

financing 

converted to 

construction 

loan given 60% 

pre-sale 

 

 Combined 

land and 

building loans 

entered to 

secure 

predictability 

with regards 

to financing 

  Construction 

100% debt 

financed 

 

 

6.13 Description of the Main Cash in- and Outflow During 2018 

During the fiscal year 2018, cash flow used in operating activities was NOK 622 million. The main 

reason for the cash outflow is that the Company increased inventory in 2018, related to acquisitions 

of landbank and construction in progress. 

Cash flow from financing is mainly repayment and proceeds from borrowing. MNOK 545 was re-

payments from borrowings, and MNOK 1 284 proceeds from borrowing. 

In addition to this, MNOK 65 was paid in dividend and there was several capital increases adding up 

to MNOK 160 in cash flow. 
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6.14 Description of the Main Cash in- and Outflow During first Quarter 2019  

During the first 3 months of 2019, cash flow used in operating activities was NOK 384 million. The 

main reason for the cash outflow is that the Company increased inventory in first quarter 2018, 

related to acquisitions of landbank and construction in progress. 

During Q1 2019 the Company had MNOK 93 in cash outflow related to purchase of businesses. Total 

cash outflow related to investment activities amounted to MNOK 610.  

Cash flow from financing amounted to MNOK 811. MNOK 352 was repayments from borrowings, and 

MNOK 928 proceeds from borrowings. In addition to this, there was a capital increases adding up to 

MNOK 42 in cash flow. 

6.15 Cash Reserves 

On 31 March 2019 the Company had MNOK 395 in cash and a credit facility of MNOK 200 that has not 

been used during the period. There have been no material changes to the Company’s cash reserves 

since 31 March 2019. 

6.16 Value Drivers 

Being a residential development company, the main value drivers for Solon Eiendom are the sale of 

residential units and the development margin, i.e. the difference between the sales price and the 

total cost. Solon Eiendom has identified the following key value drivers: 

Sale of residential units: Demand for the residential units in the long term is dependent on  

demographic factors (e.g. population growth, age distribution and the number of persons per 

household), moving patterns and development in wealth. Whilst the two latter affects obsolescence 

of residential units, demographic factors determines the required growth in supply in order to keep 

up with population growth. In the short term, demand is dependent on the economic cycle (e.g. 

development in unemployment, wages, housing prices, etc.) and development in interest rates, 

which are linked to the living expenses. 

Residential sales prices: Prices depend on the balance between residential housing demand and 

supply. The quantity of supply is determined by the market participants' expected profitability, 

capacity constraints and availability of projects and land.  

Total costs: The cost of input factors such as land, labour, use of residential contractors, as well as 

financing costs, tend to fluctuate over time.   

Time: Completion of projects determines the timing of the cash flow. The planning process,  

reaching a minimum required level of presales (due to risk mitigation or financing requirement), 

negotiating construction contracts and the actual construction are all factors which have major 

impact on the timing of the cash flow.  

Management: The complex nature of development projects puts increased importance on having an 

experienced and dedicated management team. A good management will be able to initiate, monitor 

and complete profitable projects with acceptable risks, by ensuring quality, timely execution and 

cost control. 

Brand recognition and perception: Residential units are not a commodity, i.e. the consumer value 

reliability and a proven ability to deliver quality. 
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6.17 Historical Units Sold and Delivered 

The Group has over the last couple of years initiated an increasing number of construction starts as 

the housing demand has been improving. With a broad portfolio of land intended for residential 

development, the Company is well positioned for the coming years and targets annual construction 

starts and deliveries of approximately 200-250 units from 2019 onwards (subject to zoning). 

In 2018, the Company sold 310 units with a total sales value of MNOK 2,015, an average of MNOK 6.5 

per unit. Sales increased from the previous year due to a larger stock of units for sale. The Company 

has continued to acquire a substantial number of new plots in order to strengthen the land bank and 

achieve the targeted number of construction starts and deliveries going forward. 

As of Q1 2019, 65 units are sold with a total sales value of MNOK 315. The Company continues to 

acquire a substantial number of new plots in order to strengthen the land bank and achieve the 

targeted number of construction starts and deliveries going forward.  

The table below shows Solon Eiendom’s historical residential units sold and delivered. 

Fig. 6.17.1: Solon Eiendom Units Sold and Delivered 

 2013 2014 2015 2016 2017 2018 Q1 

2018 

Q1 

2019 

No. of residental units sold 62 169 125 140 160 310 123 65 

No. of housing delivered 70 60 109 110 125 144 84 18 

         

Adjusted for Solon ownership         

 

6.18 The Real Estate Development Projects 

Solon Eiendom’s portfolio of residential real estate development projects consists of 8 projects  

under construction and a land bank of 19 projects at the end of Q1 2019. The Company’s portfolio 

of projects under construction has a total development potential of 445 residential units. 

The estimated sales price is NOK 3,000 million (100% basis, assuming 100% sales), of which the 

Company holds a weighted average ownership of 90% (based on sales price). The current total sales 

ratio for projects for sale is 76% (626 units).   

The table below provides an overview of Solon Eiendom’s projects under development. 

Fig. 6.18.1: Projects Under Construction  

Project name Ownership Units Units sold 

Est. sales 

price5 

Est. 

completion 

(NOKm) (Q1 2019) 

Jegerveien 100% 25 100% 279 75% 

Krags Vei 90% 8 75% 113 37% 

Lier Hageby, trinn 1 100% 20 100% 85 52% 

Lier Hageby, trinn 2 100% 38 61% 186 5% 

Skaret 100% 61 89% 359 89% 

Ski 100% 184 73% 1066 19% 

Storebukta 100% 80 83% 606 28% 

                                                 

5 Estimated sales price is based on actual sales and the listing price for the unsold units. 
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Utsikten – Nesodden 50% 24 100% 188 37% 

Villa Ask 100% 15 100% 119 97% 

Sum   455   3,000   

 

The Company has a commitment to complete the abovementioned development projects. The  

remaining construction costs for development projects in progress as of 31 March 2019 amounted to 

approximately NOK 1,215,000 thousand. These remaining costs will be fully financed through 

construction loans.  

6.19 Land Bank 

Solon Eiendom has a land bank in the Oslo region of 19 plots and holds options to acquire one 

additional plots. The Company estimates the full development potential of its land bank to be up to 

5,025 units on a 100 % basis (subject to zoning and including options).  

Solon Eiendom has enough land plots to deliver 200-300 units a year for the next 10 years, and see 

many good opportunities for acquiring land in and around Oslo that fits with Solon Eiendom’s 

strategy. 

Fig. 6.19.1: Land bank (acquired) 

Project name Acqui-

red 

Owner-

ship 

BRA-S 

(18) 

Units Valuation or 

acquisition price 

(NOK thousand) 

Outstanding 

payment as of 

the date of this 

Prospectus 

(NOK thousand) 

Ski BB2 and BB3 2011 100% 24,650 325 164,000 - 

Maridalsveien 2012 100% 5,000 75 33,250 - 

Sønsterudveien 2012 100% 3,890     51       24,598            -    

Lier BB3 and BB4 2015 100% 15,349 82 49,787 - 

Tåsen + Søndre 

Tåsen 2016 100% 15,000  120     154,609  35,875 

Ulsrud 2016 100% 4,800  29      68,140  -    

Drøbak Hageby 2016 100% 22,774   164     106,925  2,500  

PHV 20 AS 2016 90% 667 6 11,275 - 

Radarveien 2016 90% 1,006 8 25,000 -    

CTV 11 2017 50% 7,040    101      42,465  -    

CTV 9 2017 50% 6,825   97  56,594  -    

Veslebukta 2017 100% 7,690   67  135,406 - 

Ekebergveien 118-

120 2017 100% 4,000  65        78,926       -    

Skådalsveien 28 2017 90%     506      3        14,453        -    

Kjonebråten 2018 100% 8,912 86 89,120 74,434 

Flateby 2018 100% 24,000 215 35,000 - 

Skogsnarveien 2018 100% 9,025 67 110,000 35,000 

Vestby II 2018 75% 62,500 343 249,000 60,000 

Vestby S9 2018 75% 2,014 32 16,605 16,605 

Vestby 2018 100% 13,740 146 105,575 105,575 

Ås 2018 100% 55,521 398 330,000 170,000 

Icopal, Fjellhamar 2019 100% 90,000 1,500 946,000 346,000 

Fløisbonn 2019 75% 52,000 584 480,000 - 

Fløisbonn II 2019 75% 17,423 134 163,500 163,500 
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Staversletta, Tanum 2019 100% 10,014 63 95,000 - 

Hemsedal 2019 64% 11,838 152 68,500 68,500 

Hafjell 2019 100% 26,516 312 87,000 - 

Total   294,909 2,570 1,900,728 734,989 

Project name 
  

BRA-S Units Comment 

Harbitzalleen 
  

9,200 120 Solon holds the option to acquire the plot 

Total 
  

9,200 120 
 

6.20 Shareholder Strategy 

Solon Eiendom offers exposure towards residential development projects the Oslo region. The  

Company has a strategy to work towards liquidity in its shares. Solon Eiendom seeks to keep the 

public and the investment community updated with timely and relevant information about the 

Company's performance, financials, activities and special events in order to ensure that the pricing 

of the Company reflects the underlying values and future profit expectations to the greatest extent 

possible. 

Solon Eiendom has a target to deliver an attractive shareholder return. The dividend payment will 

be set on the basis of a balance between the annual net income, adjusted for non-cash generating 

items, expansion opportunities and the balance sheet position. 

6.21 Trend Information 

The Company has not experienced any trends, uncertainties, demands, commitments or events that 

are reasonably likely to have a material effect on the Company's prospects for the current financial 

year. 

6.22 Dependence of Research and Development, Patents and Licences 

In the opinion of the Group, its business is not materially dependent on any research and  

development, or particular patents or licenses. 

6.23 Material Contracts Outside of its Ordinary Course of Business 

The Company has not entered into any material contracts outside of its ordinary course of business 

for the last two years prior to the date of this Prospectus. 

6.24 No Significant Change 

Other than the Private Placement, there has been no significant change in the Group’s financial and 

trading position since 31 March 2019. 

6.25 Disclosure Regarding Leased Property 

The Company leases office premises in Olav V’s gate 5, 0161 Oslo, Norway. Solon leases a total of 

874.9 square meters at an annual rent of NOK 5.5 million. However, approximately 50% of the  

premises are subleased by Solon, implying that the total annual rent payable by Solon directly is 

NOK 2.5 million. The lease term for these premises expires in 2025. 

6.26 Legal and Arbitration Proceedings 

As of the date of this Prospectus, the Company is not aware of any governmental, legal or  

arbitration proceedings during the course of the preceding twelve months, including any such  

proceedings which are pending or threatened, of such importance that they have had in the recent 

past, or may have, a significant effect on the Company or the Group’s financial position or  

profitability. 



 

 55 (135) 

6.27 Investments 

6.27.1 Historical Investments for the Company  

Investments by the Company are linked to the landbank. For the period covering the historical 

financial information, being from 1 January 2016 to 31 March 2019, and up until the date of this 

Prospectus, the Group has had several residential real estate projects under development. For 

further information on the Group’s ongoing residential real estate developments and financing of 

these, please refer to Sections 6.18 “The Real Estate Development Projects” and 6.12 “Financing 

and Cash Flow-Profile of a Typical Solon Eiendom Development Project”.  

Fig. 6.27.1.1: Solon Eiendom Investments in Landbank (MNOK) 

 

2016 2017 2018 Q1 2018 Q1 2019 

From 31 

March 2019 

until the 

date of this 

Prospectus 

Investments in 

landbank 456 578 817 89 1 007 

 

573 

 

6.27.2 Ongoing investments 

For an overview of the Group’s ongoing real estate development investments, please refer to  

Section 6.18“The Real Estate Development Projects”. The Company has a commitment to complete 

the development projects set out in Section 6.18“The Real Estate Development Projects”, and 

remaining costs will be fully financed through construction loans. 

6.27.3 Future commitments 

The Group has purchased land for future developments (see Section 6.19“Land Bank”) under which 

there are outstanding payments of approximately NOK 1,077 million (as of the date of this 

Prospectus). These outstanding payments will become due when the plots are successfully zoned 

and thus become available for development. The Group will finance the outstanding payments 

through a combination of equity and debt, as further described in Section 6.12“Financing and Cash 

Flow-Profile of a Typical Solon Eiendom Development Project”. In addition, there are certain non-

material costs in connection with project development and zoning, which are financed by the 

Company’s available cash on behalf of the relevant single purpose plot-owning company and repaid 

to the Company upon start of the construction works. The Company believes that the values of the 

plots when zoned are significantly higher than the outstanding payments indicated above. 
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7. INDUSTRY OVERVIEW  

This Section discusses the industry and markets in which the Group operates. Certain of the 

information in this Section relating to market environment, market developments, growth rates, 

market trends, industry trends, competition and similar information are estimates based on data 

compiled by professional organisations, consultants and analysts; in addition to market data from 

other external and publicly available sources, and the Company’s knowledge of the markets, see 

Section 4.2 “General Information—Presentation of Market Data and Other Information—Sources of 

Industry and Market Data”. The following discussion contains Forward-looking Statements, see 

Section 4.1 “General Information—Cautionary Note Regarding Forward-Looking Statements”. Any 

forecast information and other Forward-looking Statements in this Section are not guarantees of 

future outcomes and these future outcomes could differ materially from current expectations. 

Numerous factors could cause or contribute to such differences, see Section 2 “Risk Factors” for 

further details.   

The Norwegian and Oslo residential housing market is tightly linked to the general national and 

global economic activity and macroeconomic variables such as unemployment, interest rate levels, 

wage growth and consumer confidence. In addition, demand for residential real estate is highly 

influenced by population structure and growth, migration patterns and lifestyle changes. The  

following section therefore presents an overview of the main drivers, as described above, of the 

residential housing market including statistical data and analysis. 

7.1 Solon Eiendom's main geographical footprint and customer group 

The Oslo Region6 is the largest urban area in 

Norway, spanning a population of approx. 1.35 

million of which 0.68 million reside in the centre.  

As illustrated in the map to the left, Solon focuses 

its development projects in the most central 

areas of the Oslo Region, located within a one 

hour drive from the city centre (all projects 

within 45 km from the center of Oslo). More 

specifically, their strategy going forward is to buy 

land and develop projects in prime locations 

within areas with high purchasing power in Oslo. 

The typical Solon Eiendom customer is characterized as an individual or family with income and net 

wealth above both the national and Oslo-average. The customer is probably higher educated and 

have most likely already been a house owner for several years. As such, Solon Eiendom is focusing 

their business in the “value-added segment”. The segment consists of customers with a willingness 

to pay a premium for higher quality at prime locations in Oslo. 

According to Statistics Norway (“SSB”), Oslo has the strongest "value-add" market in Norway, with 

the population in Oslo having the highest average gross wealth (56% above national levels in 2015) 

and among the highest gross income (13% above national levels in 2018) in Norway.7 The 

employment level in Oslo is 69.3%, where registered unemployment in the Oslo region is at one of 

its lowest point since 2009. 

                                                 

6 The Oslo Region is by SSB defined as the municipalities that has its town hall located within 100 kilometers from the city 

hall of Oslo, spanning an area that covers 6% of Norway. 
7 SSB, «Inntekts- og formuesstatistikk for husholdninger», 2015. 
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7.2 The global economy 

The International Monetary Fund (IMF) expects global economic growth, measured in terms of GDP 

growth for 2019 and 2020 to be 3.3 per cent and 3.6 per cent, respectively. However, the latest 

projection (April 2019) of 3.3 per cent for 2019, is 0.4 percentage points lower than forecasted back 

in October 2018. One of the reasons is that expansion has become less balanced and that GDP 

growth may have peaked in some major economies. 

After the recent years’ broad upswing, GDP growth among Norway’s trading partners has now 

slowed. Growth slowed through 2018 on the back of tighter financial conditions and growing 

uncertainty about economic and political developments, according to Norges Bank Monetary Policy 

Report . Norway’s trading-partners are anticipated to have a GDP growth of 1.92% in 2019 (revised 

down 0.3 percentage points since 4th edition 2018), before gradually abating in the years ahead, to 

2.17% in 2022. Global policy rates are on the rise and are expected to increase further in the coming 

years.  

Oil prices increased significantly throughout 2018, reaching levels of around USD 85 per barrel in 

early October. Since then however, the oil price decreased significantly, trading around a level of 

approximately USD 60 per barrel early January. As of the date of this Prospectus, the oli price has 

again risen to USD 62 per barrel. In its latest Monetary Policy report, Norges Bank expected the 

brent oil price to move in line with future prices, declining to approximately USD 60 per barrel in 

2022. Growth in the Euro-area has showed positive signs in recent years, where growth in 2017 was 

the highest in ten years. In addition, employment has continued to increase and is now well above 

pre-crisis levels. The ECB has announced that it will reduce asset purchases from 2018 Q4, and end 

the asset purchase programme if inflation moves in line with expectations. The ECB has indicated 

that its key policy rates will be kept on hold until after summer 2019. Norges Bank expects the US 

economy to benefit from an expansionary fiscal policy where GDP is anticipated to grow by 2.2% and 

1.8% in 2019 and 2020 respectively. The strong economic activity in emerging economies appears to 

be continuing into 2019 where GBP growth in China and emerging economies excluding China is 

projected to at an annual rate of6.3% and 3.7% respectively.  

A summary of IMFs global GDP and Norges Bank Monetary Policy Report outlook is presented in the 

table below. 

Table 7.2. Global GDP growth 2010-2021E (constant prices, percent change). 

 

2010 2011 2012 2013 2014 2015 2016 2017 2018E 2019E 2020E 2021E 2022E 

Mainland 

Norway 
1.91 1.90 3.73 2.31 2.24 1.41 0.96 1.98 1.399 2.009 1.864 1.759 1.705 

G7 Group 2.80 1.61 1.42 1.46 1.93 2.14 1.48 2.17 2.06 1.65 1.51 1.47 1.40 

Euro area 2.08 1.64 -0.86 -0.24 1.42 2.05 1.89 2.38 1.83 1.28 1.55 1.48 1.44 

Emerging 

market 
7.40 6.39 5.35 5.10 4.72 4.30 4.39 4.79 4.55 4.35 4.84 4.86 4.84 
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World 5.39 4.28 3.51 3.49 3.58 3.45 3.27 3.79 3.60 3.33 3.61 3.63 3.61 

Source: IMF, World Economic Outlook Database October 2018 and Norges Bank, Monetary Policy Report with financial 

stability assessment 1/19, 21 March 2019. 

7.3 The Norwegian economy 

Norway is a country traditionally known for being one of the strongest economies in the world, 

measured by gross domestic product (GDP) per capita. Norway has access to significant natural  

resources, including crude oil, natural gas, water, fish, seafood, forests and minerals. In the 1970s, 

Norway began development of its petroleum sector, which has contributed to an open economy, 

high standard of living and low unemployment. Norway is ranked8 as the 29th largest economy in the 

world when measured by annual GDP in Billions USD in 2017, however as high as 4th when measured 

by capita.  

The main historical and projected macroeconomic indicators for Norway, as estimated by SSB, 

follow below. 

Table 7.3 Main macroeconomic indicators Norway 2009-2021E (percent change) 

 

2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019E 2020E 2021e 2022E 

Consumption in households 

etc. 
0 3.8 2.3 3.5 2.8 2.1 2.6 1.3 2.2 2 2.2 2.3 2.3 2.3 

General government 

consumption 
4.1 2.2 1 1.6 1 2.7 2.4 2.1 2.5 1.5 1.8 1.8 1.6 1.6 

Gross fixed investment -6.8 -6.4 7.5 7.6 6.3 -0.3 -4 5.2 3.6 0.9 4.7 1.2 1 1.1 

Gross domestic product -1.7 0.7 1 2.7 1 2 2 1.2 2 1.4 2 3.1 2.2 1.8 

Mainland Norway -1.7 1.9 1.9 3.7 2.3 2.2 1.4 1.1 2 2.2 2.4 2.3 2 1.9 

Unemployment rate (level)4 3.3 3.8 3.4 3.3 3.8 3.6 4.5 4.7 4.2 3.8 3.7 3.7 3.7 3.6 

Wages per standard man-

year 
4.2 3.7 4.2 4 3.9 3.1 2.8 1.8 2.3 2.8 3.3 3.5 3.6 3.6 

Consumer price index (CPI) 2.2 2.4 1.3 0.6 2.1 2.1 2.1 3.6 1.8 2.7 2.3 1.7 1.9 2.1 

CPI-ATE 2.6 1.3 1 1.3 1.5 2.5 2.7 3.1 1.4 1.6 2.3 1.9 2.1 2.2 

                                                 

8 International Monetary Fund World Economic Outlook, April 2019. 

http://www.imf.org/external/pubs/ft/weo/2017/02/weodata/weorept.aspx?pr.x=77&pr.y=12&sy=2018&ey=2022&scsm=1&ssd=1&sort=country&ds=.&br=1&c=512%2C946%2C914%2C137%2C612%2C546%2C614%2C962%2C311%2C674%2C213%2C676%2C911%2C548%2C193%2C556%2C122%2C678%2C912%2C181%2C313%2C867%2C419%2C682%2C513%2C684%2C316%2C273%2C913%2C868%2C124%2C921%2C339%2C948%2C638%2C943%2C514%2C686%2C218%2C688%2C963%2C518%2C616%2C728%2C223%2C836%2C516%2C558%2C918%2C138%2C748%2C196%2C618%2C278%2C624%2C692%2C522%2C694%2C622%2C142%2C156%2C449%2C626%2C564%2C628%2C565%2C228%2C283%2C924%2C853%2C233%2C288%2C632%2C293%2C636%2C566%2C634%2C964%2C238%2C182%2C662%2C359%2C960%2C453%2C423%2C968%2C935%2C922%2C128%2C714%2C611%2C862%2C321%2C135%2C243%2C716%2C248%2C456%2C469%2C722%2C253%2C942%2C642%2C718%2C643%2C724%2C939%2C576%2C644%2C936%2C819%2C961%2C172%2C813%2C132%2C726%2C646%2C199%2C648%2C733%2C915%2C184%2C134%2C524%2C652%2C361%2C174%2C362%2C328%2C364%2C258%2C732%2C656%2C366%2C654%2C734%2C336%2C144%2C263%2C146%2C268%2C463%2C532%2C528%2C944%2C923%2C176%2C738%2C534%2C578%2C536%2C537%2C429%2C742%2C433%2C866%2C178%2C369%2C436%2C744%2C136%2C186%2C343%2C925%2C158%2C869%2C439%2C746%2C916%2C926%2C664%2C466%2C826%2C112%2C542%2C111%2C967%2C298%2C443%2C927%2C917%2C846%2C544%2C299%2C941%2C582%2C446%2C474%2C666%2C754%2C668%2C698%2C672&s=NGDPD%2CPPPGDP&grp=0&a=
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Household real income 3.2 2.3 4.1 4.4 3.9 2.9 5.5 -1.7 1.4 2.4 2.1 2.7 2.6 2.2 

Crude oil price NOK (level) 392 485 622 650 639 627 431 379 452 583 571 564 551 538 

Source: SSB, “Economic trends for Norway and abroad” published 7 March 2019. 

Norway accounts for ca. 2% of global oil supply and provides approximately 25% of EUs gas  

consumption. Hence, the Norwegian economy is highly exposed to changes in oil and gas prices. As 

such, the fall in oil prices that started in the autumn of 2014, impacted the Norwegian economy 

significantly. The resulting drop in oil related investments on the Norwegian continental shelf has 

declined by over 30% in recent years. Since then, costs in the sector have been drastically reduced 

and the anticipated stabilization of the oil price is expected to ensure predictability and visibility 

for the sector in the years ahead.  

According to SSB the fall in petroleum investments had gradually levelled off, and higher 

investments are expected. The investments into the oil sector are expected to be one of the main 

drivers of economic growth in Norway in the coming years, and the main contributor to growth in 

petroleum investments is the development of Johan Sverdrup Phase 2.  

The low oil price, modest Norwegian economic growth and historically low Norwegian policy rate 

have depreciated the exchange rate of the Norwegian krone the last four years. This has stimulated 

the export sector positively since the average industry cost-level relative to other countries has 

turned competitive. The Norwegian krone is according to Norges Bank expected to appreciate  

somewhat in the years ahead. In March 2018, the inflation target was cut from 2.5% to 2%, which 

increases the central bank’s flexibility to hike rates at lower inflation and led to a significant  

appreciation of the krone.  

According to Norges Bank9, annual growth in mainland GDP was 2.5% in 2018 and is projected to rise 

by 2.7% in 2019. The main drivers behind the growth is expected to be increasing investments and 

activity in the petroleum sector, a growing population, a relatively stable labour market and 

strengthening consumption. In 2019, exports, oil investment and business investment will make a 

substantial contribution to growth in the mainland economy. However, declining global growth, 

higher interest rates and gradual appreciation of the krone will dampen growth at the same time as 

the current uncertainty surrounding the oil price could affect oil-related investments significantly. 

7.3.1 Unemployment 

Certain macroeconomic variables are closely related to the population's wealth and future earnings 

prospects, and hence impact people's willingness to invest in the residential real estate market. 

Unemployment affects housing demand negatively, as people's willingness to invest in housing is 

reduced if their future prospects are unclear or economy is constrained.  

Further, unemployed individuals or individuals with uncertain earnings prospects are less likely to 

be granted a loan, which for most individuals is required to finance a major part of their housing 

purchase. Moreover, demand for housing is impacted by work related mobility, which is dampened 

by higher unemployment and vice versa. 

                                                 

9 Norges Bank, Monetary Policy Report with financial stability assessment 1/19 21 March 2019.  
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The Norwegian unemployment level for the historical period 2009 to 2017 and forecast for the 

period 2018 to 2021 is provided in the below graph. 

Graph 7.3.1 Norwegian unemployment level 2009-2022E 

 
Source: SSB, "Economic trends for Norway and abroad" published 7 March 2019. 

The unemployment levels in Norway during the economic boom period of 2006-2007 were the lowest 

since 2000, but started to increase from 2008 in pace with the financial crisis. In 2015, the 

unemployment level was at 4.5%, up from 3.6% in 2014. The reason for the uptick in unemployment 

was linked to the fall in oil prices, which affected the activity levels in many Norwegian sectors 

negatively. SSB forecasts an unemployment rate of 3.7% in 2019, which is expected to decrease 

steadily going forward.   

7.4 Population and demographic development in Norway 

7.4.1 Population growth 

Population size and age structure, gender and civil status, the number of families with and without 

children and whether people are living alone or not, are all factors impacting the residential  

housing demand.  A growing population will, everything else being equal, increase the demand for 

housing and vice versa. 

The Norwegian population constituted 5.34 million inhabitants by the end of the first quarter of 

201910, representing a growth of 0.6% compared to the same quarter in 2018. The Norwegian 

population exceeded 5 million inhabitants in March 2012 and is according to SSB expected to surpass 

6 million inhabitants by 2039. Population growth in Norway has increased significantly over the past 

decade with a substantial uptick in net immigration. There are currently approx. 0.94 million first 

or second generation immigrants in Norway which accounts for around 17.3% to the total 

population. Most represented countries are labour immigrants from Poland, Sweden and Lithuania. 

The trend for labour immigrants is to settle in and around the major cities in Norway. 

The graph below illustrates the historical and projected population growth in Norway under three 

different scenarios for net immigration (base case, high and low case, respectively) 

 

                                                 

10 SSB, “Population and population changes”, published 20 May 2019.  
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Graph 7.4.1a. Population growth in Norway 2008-2021E 

 
Source: SSB, “Population projections”, published 26 June 2018. 

Since the enlargement of the European Union in 2004, the population growth in Norway has  

increased significantly with several years of record-high growth rate. The historical average  

population growth in Norway has been around 0.6%. However, over the last couple of years, it has 

been above 1%. While Norway's population grew with 20,000 to 30,000 persons per year in the  

period 1990-2004, the corresponding average for the years from 2012 to 2017 were 59,000. All 

counties experienced a positive growth in population with Oslo and Akershus having the strongest 

average growth, totalling 19,620 in the period.  

According to SSB in June 2018, there were 2.41 million households in Norway, which is 32,300 more 

than in January 2017.  As seen from the graph below, the average household size in Norway wad 

2.17 persons per household in 2017, compared to 3.27 persons per household in 1960. According to 

SSB the share of one-person households has doubled since the 1970s with 38 per cent of households 

consisting of people living alone. This means that almost every fifth person is living alone, 

compared to 4% in 1960 and only 2% in 1920. This development has increased the demand for more 

residential units in Norway over the last decades. 

 

Graph 7.4.1b. Numbers of persons per private household 1960-2018E 

 
Source: SSB, «Families and households», published 21 June 2019. 
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7.4.2 Demographic development 

Norwegians move from the periphery towards more central regions. Migration flows run across the 

country, however the trend is that more people are moving to the Oslo region and the other major 

city regions than in the opposite direction. Centralisation leads to a stronger housing demand in the 

metropolitan areas. In January 2017 more than 81% of the population lived in urban settlements, an 

increase of 53,200 residents or 1.3% since 2016 (0.7% growth on a national level). The five largest 

cities in Norway (Oslo, Bergen, Stavanger & Sandnes, Trondheim and Drammen) had a total 

population of approx. 1.7 million, which corresponds to 1/3 of the total population.  

Urbanization is strongly adding to population growth in the main cities in Norway.  Migration flows 

between regions show that people are moving into the larger cities/regions, with Oslo experiencing 

strong growth. As of January 2019, Oslo had a population of approx. 0.68 million which a growth of 

1.1% during 2018.  

7.5 Residential housing demand in Norway 

On a national level, the estimated demand for housing has significantly outnumbered construction 

in recent years. From an international perspective, the growth in Norwegian households appears 

relatively low considering the somewhat high population growth. Norway has had a population 

growth above 12% while the housing stock only has increased by approximately 8%, as illustrated 

below.  

Graph 7.5b. Population growth and housing stock growth over the past 10 years (Bubble size 

indicates size of economy (GDP)) 

Source: Euroconstruct, “Country Report “, 82nd edition published 24 November 2016 and Eurostat, 

“Population on 1 January by age and sex”, last updated 15.11.2016. 

7.6 Residential housing demand in Oslo 

Solon Eiendom focuses its development on the central parts of the Oslo region. With only a few 

exceptions, all of Solon Eiendom's projects, both ongoing and concluded, are located in Oslo or 

Akershus, within a one hour drive from the city centre. 

The residential market in Oslo and Akershus has significantly outgrown other regions in terms of 

both construction starts and population growth. Over the last 9 to 10 year period. Oslo and Akershus 

have together accounted for approximately 40% of Norway’s population growth and 35% of all 

construction starts.  
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Oslo and Akershus has for a long period of time experienced an undersupply of residential housing, 

derived as the difference between (i) demand, which is depicted as population growth divided by 

the average number of residents per household (from last year) in the region and (ii) supply, which 

is derived as the change in habited and vacant units. The undersupply has accelerated since 2007 

due to high and persistent population growth in urban areas and a somewhat moderate rate of 

construction starts. Hence, further growth in the housing supply is needed for the market to reach 

equilibrium, given the undersupply over the last years. The housing demand and supply for Oslo and 

Akershus is summarised in Graph 7.6a below. 

Graph 7.6a. Housing supply and estimated housing demand11 in Oslo  

 
Source: SSB, «Families and households», 21 June 2018 | SSB, “Building statistics”, 20 May 2019. 

In 2018, the supply of housing in Oslo grew by 4,241 units, partially offset by a population growth, 

which increased demand for housing by 3,070 units. The housing market in Oslo showed signs of a 

recovery following a brief slow-down in 2017, driven by a continued population growth and the 

easing of mortgage lending requirements. Going forward the market in Oslo is expected to remain 

cyclical, but fairly well-balanced in the upcoming years. 

7.6.1 Households purchasing power 

Households' disposable income and increasing welfare impacts the ability to borrow money and 

hence affects the demand for residential real estate. Increasing wages make housing more 

affordable and leads to optimism and positive sentiment in the market for residential real estate. In 

addition, increased welfare causes people to evaluate buying a larger or an extra house, which adds 

to growing demand. Norway is characterized by substantial purchasing power and relatively high 

standard. It is one of the OECD countries with the highest GDP per capita and Norwegian households 

have benefited more than the rest of Scandinavia from the low interest climate due to i) severely 

higher home ownership (approximately 83%) and ii) lower share of fixed interest rate. 

There are several economic incentives for Norwegian to own their own homes. 22% of mortgage loan 

interest payments are tax-deductible and transfer stamp duty for new houses are considerably 

lower than for second hand homes. On the other hand, Oslo municipality introduced a residential 

property tax in 2016 and further taxation has become a frequently debated topic among politicians. 

New lending requirements were introduced early in 2017 and also contributed to dampen the 

increase in prices (see chapter 8.9.1). 

                                                 

11 Housing demand is derived as population growth divided by the average number of residents per household (t-1) in the 

region and supply is derived as the change in habited and vacant units. 
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The key policy interest rate is currently at historical low levels. Norway’s central bank signaled it 

will move faster in raising interest rates as a change in the inflation target (cut from 2.5% to 2%). 

Underlying inflation is currently well below target, but rising capacity utilization is expected to 

push up price and wage inflation further out. 

The last years interest rate cuts and the current historical low interest rates has pushed up  

households' real disposable income and counteract the effects of higher consumer prices caused by 

the weak krone. Reduced borrowing rates are pushing up the housing demand and consequently the 

house-building activity, and are stimulating business investments. Lower interest rates are a direct 

stimulus on households' consumption, but also work indirectly through higher house prices. As a 

consequence of solid growth, the key policy rate was raised by 0.25 percentage point to 1.00% at 

the monetary policy meeting in March 2019 and is by Norway’s central bank forecasted to gradually 

increase to around 2% at the end of 2021. 

Graph 7.6.1b. CPI and yearly wage growth 2009-2022E 

 
Source: SSB, "Economic trends for Norway and abroad" published 7 March 2019. 

As illustrated in the graph above, wages grew by more than 4% in Norway in 2009, but growth 

slowed down to 3.1% in 2014 and further bottomed in 2016 with an annual growth of 1.8%. After 

slowing over several years, wage growth rose in 2017 and 2018 by 2.3% and 2.8% respectively. Lower 

unemployment probably contributed to the rise. With annual CPI inflation of 2.7%, real wage growth 

was 0.1% in 2018. SSB expects the CPI growth to be 2.3% for 2019, close to the inflation target. In 

2019, wage growth is expected to increase further to 3.3%. The long-term CPI growth is expected to 

be around 2.0%, somewhat higher than the new inflation target. When considering a longer 

historical time-horizon there has been a large gap in the development of nominal and real price 

development. The price nominal increase during 1985 to 2017 has been approx. 6.4x. Adjusted for 

CPI the increase for the same period has been ca. 2.9x and adjusted for disposable income it has 

been ca. 1.6x. Hence, the increase in purchasing power has been reliant on the nominal growth 

Norway has experienced in housing prices over the last decades. 

7.7 Residential housing transaction market in Norway 

The Norwegian residential housing transaction market is characterised by falling year-over-year 

(“YoY”) volumes and significant regional differences in terms of price development.  
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For transaction volumes, statistics from Eiendom Norge, show a growth in the number of second 

hand units sold in Norway in 2017 compared to 2016. By the end of October 2018, the total 

transaction volume for second hand homes, measured in terms of sold units on a rolling twelve 

months basis, stood at about 90,032. The transaction volume in 2017 is high in a historical context, 

about 11% above the average level since 2005. The transaction statistics for  

Norway are summarised in graph 7.7a below. 

 

Graph 7.7a: Transactions used homes in Norway, 12 month rolling and YoY change Jan. 2004 – 

Apr. 20109 

 

 

 

Source: Eiendom Norge, “Eiendom Norges boligprisstatistikk”, updated April 2019. 

With regards to pricing, the development was particularly strong in 2015 and 2016, with a 9% growth 

in average prices per square meter12 from 2014 to 2015 and 8% YoY growth by the end of Q3 2016 

(September) for Norway as a whole.  

The development in prices is subject to significant regional difference. The strongest price growth is 

seen in Oslo and Akershus where prices grew by 13% YoY in 2015 and 16% by Q3 2016, respectively. 

According to SSB, the annual price growth in Oslo is the strongest since 2006/2007. 

  

                                                 

12 Average yearly prices derived as the average of the monthly statistics. 
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Table 7.7b Residential housing price development for Norway and the largest cities 2004-201713 

 
 

2003 2004 2005 2006 2007 2008 2009 

Norway 

Avg. Price (NOK / sqm) 16,161 17,465 19,181 21,035 24,618 25,178 23,540 

Index 100 108 119 130 152 156 146 

Growth YoY (%) 

 

8% 10% 10% 17% 2% -7% 

Oslo 

Avg. Price (NOK / sqm) 24,758 27,030 29,878 32,853 39,191 38,147 34,938 

Index 100 103 114 127 147 152 137 

Growth YoY (%) 

 

3% 11% 11% 16% 4% -10% 

Bergen 

Avg. Price (NOK / sqm) 17,740 20,892 24,353 26,703 31,727 30,618 27,060 

Index 100 112 121 134 162 170 156 

Growth YoY (%) 

 

12% 8% 11% 21% 5% -8% 

Stavanger 

Avg. Price (NOK / sqm) 15,057 16,950 18,614 21,413 27,899 30,392 28,877 

Index 100 101 109 116 128 135 128 

Growth YoY (%) 

 

1% 8% 6% 11% 5% -5% 

Trondheim 

Avg. Price (NOK / sqm) 18,309 20,697 23,279 25,606 29,163 28,312 26,206 

Index 100 107 118 129 146 156 149 

Growth YoY (%)  7 % 11 % 9 % 13 % 7 % -5 % 

 

 
2010 2011 2012 2013 2014 2015 2016 2017 2018 

Norway 

26,353 28,485 30,611 33,079 32,748 35,463 37,363 41,950 39,498 

163 176 189 205 203 219 231 260 254 

12% 8% 7% 8% -1% 8% 5% 12% -2% 

Oslo 

39,553 43,440 47,129 52,412 49,659 56,643 62,548 78,182 66,907 

154 169 183 196 193 209 223 265 261 

12% 10% 8% 7% -2% 9% 6% 19% -1% 

Bergen 

31,140 34,558 37,226 39,526 40,395 44,633 45,463 46,795 41,094 

167 180 195 210 213 231 245 262 270 

7% 8% 8% 8% 1% 8% 6% 7% 3% 

Stavanger  

32,419 36,648 39,523 43,137 41,991 42,185 39,255 38,180 35,535 

139 146 155 169 171 180 193 206 214 

9% 5% 6% 9% 1% 6% 7% 7% 4% 

Trondheim 

29,832 32,785 36,095 40,226 40,524 42,749 44,340 47,431 42,874 

164 170 178 185 193 204 222 237 254 

10% 4% 4% 4% 4% 6% 9% 7% 7% 

Source: Eiendom Norge, “Eiendom Norges boligprisstatistikk”, updated 31 March 2018. 

7.8 Residential housing transaction market in the Oslo Region 

Out of Solon’s 8 projects for sale, 3 are located within the city of Oslo, 4 are located in Akershus, 

while the last project is located in Lier, approximately 30 min drive from Oslo city centre. 

Furthermore, Solon has 4 upcoming projects, whereof 3 are located in Akershus and the last in Oslo.  

The transaction volume for secondhand homes in Oslo and Akershus combined stood at about 29,000 

units on a twelve-month rolling basis by the end of Q3 2016, down 4.8% YoY, but 6.2% higher than 

                                                 

13 January YoY numbers  
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the historical average of about 27,300 for the period dating back to 2005. The statistics are 

summarised in graph 7.8a below. 

 

Graph 7.8a: Transactions used homes in Oslo, 12 months rolling and year-over-year change Jan. 

2004 – Apr. 2019 

 

Source: Eiendom Norge, “Eiendom Norges boligprisstatistikk”, updated April 2019. 

The city of Oslo consists of 15 districts, and the highest growth in housing prices since 2003 are 

found in the district Sagene residential housing prices, measured in terms of the price per square 

meter.  

Table 7.8c: Residential housing price development for Oslo 2003 - 201914 

District   2003 2004 2005 2006 2007 2008 2009 2010 

Oslo: Alna 
Index 100 108 117 129 152 150 141 155 

YoY%   8.3 % 7.6 % 10.8 % 18.1 % -1.9 % -5.8 % 9.9 % 

Oslo: Bjerke 
Index 100 112 119 131 156 154 144 159 

YoY%   11.5 % 6.8 % 10.3 % 18.7 % -1.0 % -6.9 % 10.9 % 

Oslo: Frogner 
Index 100 112 125 138 162 155 145 163 

YoY%   12.1 % 11.1 % 10.7 % 17.3 % -4.3 % -6.2 % 12.2 % 

Oslo: Gamle Oslo 
Index 100 112 121 135 162 151 140 154 

YoY%   11.8 % 8.2 % 11.6 % 19.7 % -6.3 % -7.7 % 9.9 % 

Oslo: Grorud 
Index 100 109 119 130 156 150 145 156 

YoY%   9.5 % 8.7 % 9.6 % 19.7 % -4.1 % -3.4 % 8.1 % 

Oslo: Grünerløkka 
Index 100 112 124 139 164 155 143 160 

YoY%   12.1 % 10.6 % 11.8 % 18.5 % -5.8 % -7.2 % 11.2 % 

Oslo: Nordre Aker 
Index 100 113 122 137 163 158 148 166 

YoY%   12.7 % 8.3 % 12.4 % 18.6 % -3.1 % -6.3 % 12.3 % 

                                                 

14 Q1 YoY numbers 
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Oslo: Nordstrand 
Index 100 112 120 134 158 156 147 164 

YoY%   12.1 % 7.2 % 11.7 % 17.4 % -0.9 % -6.1 % 11.7 % 

Oslo: Sagene 
Index 100 114 126 141 165 158 147 165 

YoY%   13.6 % 11.2 % 11.4 % 17.0 % -4.3 % -6.7 % 12.1 % 

Oslo: St.Hanshaugen 
Index 100 113 124 138 163 157 147 162 

YoY%   13.2 % 9.8 % 11.0 % 18.5 % -4.3 % -6.3 % 10.6 % 

Oslo: Stovner 
Index 100 110 118 128 153 151 143 152 

YoY%   9.9 % 7.0 % 9.3 % 19.0 % -1.4 % -5.0 % 6.5 % 

Oslo: Søndre Nordstrand 
Index 100 106 110 122 143 144 141 151 

YoY%   6.3 % 3.2 % 11.2 % 16.9 % 0.8 % -1.9 % 6.9 % 

Oslo: Ullern 
Index 100 113 120 133 155 153 146 162 

YoY%   12.9 % 6.6 % 10.4 % 16.5 % -1.3 % -4.4 % 10.7 % 

Oslo: Vestre Aker 
Index 100 111 121 133 155 156 148 161 

YoY%   11.4 % 8.6 % 10.2 % 15.9 % 1.2 % -5.2 % 8.4 % 

Oslo: Østensjø 
Index 100 110 120 131 154 150 142 160 

YoY%   9.5 % 9.4 % 9.8 % 17.0 % -2.6 % -5.2 % 12.9 % 

 

District   2011 2012 2013 2014 2015 2016 2017 2018 2019 

Oslo: Alna 
Index 169 186 204 198 223 252 307 281 288 

YoY% 9.0 % 10.3 % 9.9 % -3.0 % 12.5 % 13.0 % 21.7 % -8.5 % 2.6 % 

Oslo: Bjerke 
Index 175 190 208 200 230 255 316 289 303 

YoY% 9.8 % 8.5 % 9.7 % -4.0 % 15.1 % 10.8 % 23.8 % -8.3 % 4.7 % 

Oslo: Frogner 
Index 180 196 215 203 232 253 312 287 303 

YoY% 10.7 % 8.8 % 9.6 % -5.6 % 14.3 % 8.8 % 23.5 % -8.0 % 5.7 % 

Oslo: Gamle Oslo 
Index 168 184 204 195 226 254 317 290 307 

YoY% 9.3 % 9.4 % 11.0 % -4.2 % 15.5 % 12.3 % 25.0 % -8.6 % 6.0 % 

Oslo: Grorud 
Index 170 185 205 198 224 252 312 278 290 

YoY% 8.8 % 9.0 % 10.5 % -3.1 % 13.1 % 12.1 % 23.8 % -10.8 % 4.1 % 

Oslo: Grünerløkka 
Index 175 191 212 202 236 264 329 297 316 

YoY% 9.5 % 9.3 % 11.1 % -4.8 % 16.8 % 11.8 % 24.8 % -9.6 % 6.2 % 

Oslo: Nordre Aker 
Index 186 203 221 213 238 260 316 298 316 

YoY% 12.2 % 9.2 % 8.6 % -3.5 % 11.4 % 9.6 % 21.5 % -5.9 % 6.1 % 

Oslo: Nordstrand 
Index 185 201 216 211 238 261 316 297 306 

YoY% 12.9 % 8.8 % 7.2 % -2.5 % 13.2 % 9.6 % 21.2 % -6.2 % 3.0 % 

Oslo: Sagene 
Index 181 201 225 212 247 273 337 306 326 

YoY% 10.0 % 10.8 % 11.7 % -5.7 % 16.5 % 10.7 % 23.4 % -9.1 % 6.6 % 

Oslo: St.Hanshaugen 
Index 180 195 214 205 233 256 319 293 309 

YoY% 10.8 % 8.7 % 9.5 % -4.3 % 13.8 % 10.0 % 24.5 % -8.2 % 5.5 % 

Oslo: Stovner 
Index 166 178 192 189 210 231 278 260 265 

YoY% 8.7 % 7.4 % 8.0 % -1.9 % 11.3 % 9.9 % 20.7 % -6.6 % 2.0 % 

Oslo: Søndre Nordstrand 
Index 165 180 194 192 211 234 281 262 264 

YoY% 9.8 % 8.9 % 7.8 % -1.1 % 9.8 % 10.7 % 20.2 % -6.6 % 0.5 % 

Oslo: Ullern 
Index 185 198 210 203 225 244 296 279 298 

YoY% 14.2 % 7.3 % 6.3 % -3.4 % 10.5 % 8.6 % 21.2 % -5.6 % 6.6 % 

Oslo: Vestre Aker Index 181 198 209 200 222 239 288 273 290 
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YoY% 12.9 % 9.4 % 5.6 % -4.6 % 11.0 % 7.8 % 20.4 % -5.2 % 6.4 % 

Oslo: Østensjø 
Index 177 193 212 204 232 257 319 286 303 

YoY% 10.6 % 8.8 % 10.0 % -4.0 % 13.9 % 10.8 % 23.8 % -10.3 % 6.0 % 

 

 

Source: Eiendom Norge, “Eiendom Norges boligprisstatistikk”, updated 31 March 2019. 

Viken ex. Oslo consist of 21 districts in our data set and the highest growth in housing prices since 

2003 are found in the district Drammen, measured in terms of the price per square meter. The 

highest residential housing prices are found on the western municipalities Bærum and Asker.  

The price statistics for Viken ex. Oslo are summarised in Table 7.8e below. 

Table 7.8e: Residential housing price development for Viken ex. Oslo 

 

 
District 
 

  2003 2004 2005 2006 2007 2008 2009 2010 

Asker 
Index 100 106 115 127 147 152 140 156 

YoY%   5.5 % 9.4 % 9.6 % 16.5 % 2.9 % -7.5 % 11.1 % 

Askim 
Index 100 109 115 125 137 145 140 153 

YoY%   8.7 % 6.0 % 8.7 % 9.7 % 5.4 % -3.1 % 8.7 % 

Bærum 
Index 100 106 116 128 152 154 140 156 

YoY%   6.4 % 9.4 % 9.8 % 19.3 % 1.3 % -9.6 % 11.6 % 

Drammen 
Index 100 106 115 121 136 145 141 154 

YoY%   6.3 % 8.0 % 5.2 % 12.9 % 6.8 % -2.9 % 8.9 % 

Eidsvoll 
Index 100 105 111 118 134 139 132 146 

YoY%   4.7 % 6.4 % 5.7 % 13.9 % 3.9 % -4.9 % 10.0 % 

Fredrikstad 
Index 100 102 115 120 135 143 136 145 

YoY%   2.4 % 11.9 % 4.5 % 12.8 % 6.0 % -5.2 % 6.7 % 

Frogn 
Index 100 108 113 124 144 148 143 156 

YoY%   8.1 % 4.3 % 10.3 % 15.5 % 3.2 % -3.5 % 9.1 % 

Halden 
Index 100 103 107 115 130 133 130 138 

YoY%   3.4 % 3.8 % 7.0 % 13.3 % 2.5 % -2.7 % 5.8 % 

Kongsberg 
Index 100 105 107 120 149 157 155 169 

YoY%   5.0 % 2.2 % 12.0 % 23.8 % 5.3 % -1.1 % 9.3 % 

Lier 
Index 100 106 112 120 136 145 137 149 

YoY%   6.4 % 5.4 % 7.3 % 12.7 % 6.6 % -5.5 % 8.9 % 

Lørenskog og Skedsmo 
Index 100 107 115 123 146 154 142 156 

YoY%   7.4 % 6.8 % 7.2 % 18.6 % 5.6 % -8.0 % 10.0 % 

Moss 
Index 100 107 117 125 139 146 141 152 

YoY%   6.8 % 9.4 % 6.6 % 11.7 % 4.9 % -3.2 % 7.6 % 

Nesodden 
Index 100 107 112 123 151 154 144 162 

YoY%   6.8 % 5.2 % 9.3 % 23.1 % 2.2 % -6.7 % 12.3 % 

Nittedal Index 100 107 116 124 149 152 142 158 
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YoY%   7.0 % 8.4 % 6.9 % 20.3 % 1.6 % -6.3 % 11.2 % 

Nordre Follo 
Index 100 109 118 129 156 157 147 161 

YoY%   9.0 % 7.8 % 9.3 % 21.7 % 0.4 % -6.2 % 9.3 % 

Ringerike 
Index 100 105 115 125 140 149 145 159 

YoY%   5.4 % 8.8 % 8.8 % 12.2 % 6.2 % -2.8 % 9.9 % 

Rælingen 
Index 100 107 114 125 147 158 145 159 

YoY%   7.3 % 5.9 % 10.2 % 17.3 % 7.5 % -8.2 % 9.5 % 

Sarpsborg 
Index 100 105 115 126 140 150 145 155 

YoY%   4.8 % 9.5 % 9.6 % 11.3 % 7.4 % -3.3 % 6.4 % 

Ullensaker 
Index 100 105 114 124 144 150 140 154 

YoY%   5.4 % 8.5 % 8.6 % 16.1 % 3.7 % -6.6 % 10.4 % 

Vestby 
Index 100 108 114 123 143 146 140 155 

YoY%   8.0 % 5.8 % 7.2 % 16.4 % 2.6 % -4.1 % 10.6 % 

Ås 
Index 100 105 115 124 149 152 140 154 

YoY%   4.7 % 9.5 % 8.5 % 19.9 % 1.8 % -7.7 % 10.1 % 

 

District   2011 2012 2013 2014 2015 2016 2017 2018 2019 

Asker 
Index 174 183 195 193 208 228 266 262 276 

YoY% 11.5 % 5.2 % 6.8 % -1.2 % 8.1 % 9.3 % 17.0 % -1.6 % 5.4 % 

Askim 
Index 159 167 175 183 199 211 240 256 268 

YoY% 4.2 % 5.3 % 4.5 % 4.4 % 8.9 % 6.1 % 13.6 % 6.9 % 4.5 % 

Bærum 
Index 174 188 199 197 212 229 272 268 280 

YoY% 11.9 % 7.8 % 5.9 % -1.2 % 8.0 % 8.0 % 18.8 % -1.6 % 4.4 % 

Drammen 
Index 167 191 211 214 228 247 283 291 298 

YoY% 8.9 % 14.3 % 10.4 % 1.0 % 6.8 % 8.3 % 14.8 % 2.7 % 2.4 % 

Eidsvoll 
Index 156 168 179 180 202 222 258 252 265 

YoY% 7.3 % 7.2 % 6.6 % 1.1 % 11.7 % 10.1 % 16.1 % -2.1 % 5.3 % 

Fredrikstad 
Index 154 163 173 175 188 199 224 235 247 

YoY% 6.3 % 5.6 % 6.3 % 1.1 % 7.9 % 5.7 % 12.4 % 4.7 % 5.4 % 

Frogn 
Index 171 175 183 187 203 215 253 259 266 

YoY% 9.6 % 2.6 % 4.5 % 2.1 % 8.6 % 5.9 % 17.4 % 2.4 % 2.6 % 

Halden 
Index 148 155 167 170 185 194 218 227 243 

YoY% 7.6 % 5.0 % 7.5 % 2.1 % 8.4 % 5.2 % 12.1 % 4.2 % 6.9 % 

Kongsberg 
Index 178 190 205 203 211 214 215 216 226 

YoY% 4.9 % 6.7 % 8.4 % -1.1 % 3.9 % 1.4 % 0.4 % 0.4 % 4.8 % 

Lier 
Index 163 177 192 197 209 224 252 263 272 

YoY% 9.6 % 8.5 % 8.4 % 2.7 % 6.2 % 7.1 % 12.4 % 4.7 % 3.3 % 

Lørenskog og Skedsmo 
Index 168 183 197 199 218 236 277 267 274 

YoY% 8.0 % 8.4 % 8.1 % 0.8 % 9.4 % 8.3 % 17.3 % -3.4 % 2.4 % 

Moss 
Index 159 167 180 183 196 208 236 250 260 

YoY% 4.5 % 4.9 % 8.0 % 1.9 % 6.9 % 6.4 % 13.3 % 5.7 % 4.2 % 

Nesodden 
Index 175 184 196 193 216 227 252 252 261 

YoY% 8.4 % 5.2 % 6.4 % -1.6 % 12.0 % 5.1 % 10.9 % 0.1 % 3.5 % 

Nittedal 
Index 171 184 197 197 214 232 272 260 266 

YoY% 8.2 % 7.8 % 7.0 % 0.0 % 8.6 % 8.2 % 17.5 % -4.6 % 2.5 % 
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Nordre Follo 
Index 176 188 202 201 215 235 274 271 276 

YoY% 9.4 % 6.8 % 7.3 % -0.2 % 7.1 % 9.0 % 16.7 % -1.1 % 1.8 % 

Ringerike 
Index 162 173 182 181 200 215 254 272 277 

YoY% 2.2 % 6.4 % 5.1 % -0.3 % 10.7 % 7.5 % 18.0 % 6.8 % 2.0 % 

Rælingen 
Index 173 187 205 203 227 247 287 283 286 

YoY% 8.7 % 8.4 % 9.7 % -1.1 % 11.8 % 8.9 % 16.1 % -1.2 % 1.0 % 

Sarpsborg 
Index 161 171 183 190 203 220 243 246 263 

YoY% 3.9 % 6.6 % 6.6 % 3.9 % 6.8 % 8.3 % 10.8 % 1.1 % 6.7 % 

Ullensaker 
Index 166 182 201 199 218 234 275 263 274 

YoY% 7.8 % 9.2 % 10.4 % -0.7 % 9.4 % 7.5 % 17.4 % -4.4 % 4.2 % 

Vestby 
Index 166 174 192 194 208 220 258 260 268 

YoY% 6.7 % 4.9 % 10.3 % 1.4 % 7.0 % 6.0 % 16.9 % 0.8 % 3.2 % 

Ås 
Index 166 179 189 190 207 223 277 274 281 

YoY% 7.3 % 8.0 % 5.5 % 0.7 % 8.9 % 7.8 % 24.3 % -1.0 % 2.3 % 

Source: Eiendom Norge, “Eiendom Norges boligprisstatistikk”, updated 31 March 2019. 

7.9 Recent nationwide and Oslo-specific regulations with relevance for Solon Eiendom 

As seen from the previous chapter the real estate price development, generally in Norway and 

specifically in Oslo, has been historically high during the last years. Policy makers have imposed 

requirements to pre-sale rates before construction and equity requirements and irrevocable sales 

contracts which ensure sustainability. At the current levels there is a possibility that the prices 

could be negativity affected if e.g. the interest rate levels increases or if one experiences a rapid 

growing supply side. In order to stagnate and normalize the price development the Norwegian 

authorities has over the recent period introduced a set of nationwide countermeasures. Some of the 

countermeasures are also unique for Oslo. 

This chapter summarizes the recently introduced regulations which are expected to have an effect 

on the Oslo real estate market which Solon Eiendom operates in. 

7.9.1 Nationwide regulations 

Current mortgage regulations 

The 14th of December 2016 the Norwegian Finance Minister presented new mortgage regulations 

which took effect on 30th of June 2018. These regulations affected the market significantly during 

2017, and contributed to a price drop of 10% from April to December. In June 2018, the Norwegian 

Ministry of Finance decided to keep these regulations unchanged up until 2020. Below we provide a 

summary of the imposed regulations: 

Loan-to-value ratio (LTV): The current national regulation constituting a cap of 85% on LTV for  

residential mortgage loans remains intact. New house owners are therefore still required to provide 

15% equity when buying new real estate. 

Interest coverage:  In addition to the existing requirement that lenders should be able to tackle a 

5% interest rate increase from the current level, new customer loans going forward shall also not 

exceed 5 times the personal gross income.  

Home equity credit lines (Norwegian: Rammelån): The maximum LTV-ratio for home equity loans is 

also subject to amendment. Previously, the credit line was allowed at 70% LTV. Currently this has 

been reduced to 60%. Private investors have been known for using their personal home equity credit 
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line when financing investments in new development projects. As such the current requirement may 

make it more difficult for private investors to get financing. 

Amortization requirement: The current regulation states that all loans with a LTV above 70% is  

subject to paying amortization. The current regulation has lowered the threshold to 60%. 

7.9.2 Oslo-specific regulations and trends 

Current mortgage regulations 

In addition to the nationwide regulations described above the Norwegian Ministry Finance has  

introduced unique requirements for Oslo. 

Lender approvals: Currently banks are in some cases allowed to provide loans to customers which do 

not meet all regulated requirements. Previously, a maximum threshold this can be done up-to a 

level of 10% of the total customer base (measured in volume of the lenders approved loans), which 

was the nationwide limit. After the current requirements were imposed, Oslo has a separate quota 

of 8%. Banks exposed in the Oslo region will therefore to some degree experience reduced flexibility 

and new loan customers will in overall be facing more restricted capital. 

Secondary homes: Secondary homes (defined as your housing number two, three, etc.) in Oslo was 

required to be minimum 15% equity financed. Going forward the equity requirement will be raised 

to 40% in order to dampen investor activity. Prior to 2017, investments in secondary homes in the 

Oslo region had resulted in high returns for many investors. The low 15% equity requirement made it 

relatively easy for private persons to finance their secondary home by utilizing equity credit lines on 

existing homes. The 40% equity requirement for secondary homes constituted a significant increase 

and is expected to drive investors out of the market.  

Private investors is still, for several Oslo real estate developers, an important “customer group” 

since they contribute in achieving the 60% pre-sale threshold used to activate building loans and to 

launch new development projects. Hence, the equity requirement for secondary homes could lead 

private real estate investors to drop out of the market and thus negatively impact the sales rate of 

new development projects going forward. 

Property tax 

Several Norwegian municipalities have property tax. Oslo residents have historically not been 

subject to property taxation. This changed in 2017 and all privately held real estate with a value 

above four million NOK was subjected to a taxation of 2 ‰ on the incremental value. From 2018 the 

taxation rate increased to of 3 ‰. 

7.9.3 Expected impact on Solon Eiendom 

As Solon Eiendom operates in the upper price segment in Oslo, the regulations have not impacted 

their development projects substantially. Management expects the investor speculation to be driven 

into more affordable real estate projects given the 40% equity requirement in Oslo today. The Solon  

Eiendom typical customer is characterized as above 55 years old and has most likely already been in 

the real estate market for several years by owing their own home. As a consequence their  

customers in average have a solid personal economy. Thus, the Solon Eiendom customer-base  

appears to be less affected by the current regulations than the average Oslo resident. 
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8.  CAPITAL RESOURCES AND INDEBTEDNESS 

8.1 Funding Structure and Restrictions on the Use of Capital 

As of 31 March 2019, the Group was funded by NOK 800,656 thousand in equity and had NOK 2,543 

million in debt. The Group had, as of the same date, NOK 464,107 thousand in non-interest-bearing 

liabilities (NOK 37,084 thousand non-current and NOK 427,023 thousand current). In addition, the 

Group held NOK 395,176 thousand in cash. 

The adequacy of available funds will depend on many factors, including the further growth of the 

business, capital expenditures, market development, competition and potential acquisitions.  

Accordingly, the Company may require additional funds and seek to raise such funds through issuing 

new equity and/or debt. Nonetheless, the Company is of the opinion that its working capital is  

sufficient for the Group's present requirements and strategy in no less than a twelve months  

perspective as from the date of this Prospectus, cf. Section 8.3 “Working Capital Statement”. 

In general, there are no restrictions preventing the Company from transferring funds from the  

Company’s subsidiaries, except for those financial covenants as set out in the Company’s loan 

agreements (see Section 8.2 “Borrowings”) and except for smaller amounts of cash which are tied 

up in tax deduction accounts, deposit accounts and a suspended interest payment account in the 

name of Jegerveien Boligutvikling AS. However, it is customary that the relevant company must 

obtain consent from its lender to be able to make dividend payments to its parent company as long 

at the relevant construction loan is not repaid. Each project is separately financed. When the 

apartments are delivered, the construction loan will be repaid. Subsequently, the rest of the cash in 

the Group may be paid out to the Company as dividend and repayment of invested capital. 

The Group has term loans and construction loans that include covenants which restrict the use of 

capital. These loans and the covenants are further described in Section 8.2 “Borrowings” below. 

Solon Eiendom has only one fixed rate loan, and there are no significant reserves or transactions in 

foreign currency. Except for the fixed rate loan mentioned above, the Group has no hedging  

instruments. 

The Company believes that funds from operations and funds available under its loan facilities will 

be sufficient to support the Company’s growth strategy and investment commitments. A description 

of the Group’s cash- out and inflow are described in figure 6.12.1 (see Section 6.12 “Financing and 

Cash Flow-Profile of a Typical Solon Eiendom Development Project”), Section 11.4 “Summary of 

Selected Consolidated Cash Flow Statement”. 

Please see the table below for certain consolidated key ratios of the Group for the period covering 

the historical financial information: 

 
Q1 2019 

(Unaudited) 
Q1 2018 

(Unaudited)    

 
2018 2017 2016 

Solidity (1) 19 % 30 % 22 % 24 % 28 % 

Debt to equity ratio (2) 318 % 177 % 266 % 239 % 197 % 

Working capital ratio (3) 320 % 479 % 280 % 280 % 256 % 

      1) Equity/total assets 2)Total interest bearing debt/total equity 3) Current assets/current liabilites 
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8.2 Borrowings 

8.2.1 Overview of Debt Financing of the Group   

As of the date of this Prospectus, the Group has the following loan agreements: 

Company Owner-

ship 

Loan Type Original Amount Amount as per 

30 March 2019  

Final 

Maturity 

date 

Bank Base 

rate 

Margin 

Langhus Boligutvikling 

AS (Solon Eiendom) 100% Land Loan 31 000 000 31 000 000 31.10.2019 DNB 

3m 

nibor 2,10% 

Lier Boligutvikling AS 

100% Land Loan* 62 542 653 62 542 653 31.12.2021 Nordea 

3m 

nibor 2,35% 

Lier Boligutvikling AS 

100% Land Loan 130 183 000 -8 880 000 10.4.2021 Nordea 

3m 

nibor 1,60% 

Lier Boligutvikling AS 

100% 

Under 

construction 65 110 000 27 595 692 12.8.2020 Nordea 

3m 

nibor 1,60% 

Maridalsveien 

Boligutvikling AS 100% Land Loan* 22 312 309 22 312 309 31.12.2021 Nordea 

3m 

nibor 2,35% 

Ormerudveien 

Boligutvikling AS 100% 

Under 

construction 259 000 000 205 688 050 31.07.2019 Nordea 

3m 

nibor 1,70% 

PHV 20 AS 90% Land Loan 8 250 000 8 250 000 30.09.2019 

SPB I 

Oslo 

3m 

nibor 2,75% 

Radarveien 87 AS 90% Land Loan 18 000 000 18 000 000 1.1.2020 

SPB I 

Oslo 

3m 

nibor 2,75% 

Ski Bolig & 

Næringsutvikling AS 100% 

Under 

construction 680 000 000 187 773 428 31.05.2021 DNB 

3m 

nibor 2.00% 

Ski Bolig & 

Næringsutvikling AS 100% Land loan 84 000 000 84 000 000 31.05.2021 DNB 

3m 

nibor 2.50% 

Skogsnarveien 

Boligutvikling AS 100% Land Loan 75 000 000 75 000 000 15.01.2022 BN Bank 

3m 

nibor 2.85% 

Skådalsveien 28 AS 90% Land Loan 10 575 000 10 575 000 21.06.2019 

SPB I 

oslo 

3m 

nibor 2,65% 

Sofiemyr Næring AS 75% 

Investment 

property 95 600 000 0 01.04.2022 Pareto 

3m 

nibor 4,50% 

Sofiemyr Næring AS 75% 

Investment 

property 262 900 000 0 01.04.2022 

Danske 

Bank 

3m 

nibor 1,85% 

Solon Eiendom AS 100% Other 309 010 274 650 26.2.2024 

Ford 

Credit - 2,69% 

Solon Eiendom AS 100% 

Credit 

Facility 150 000 000 0 31.05.2021 DNB 

3m 

nibor 2.50% 

Solon Eiendom AS 100% 

Credit 

Facility 50 000 000 0 

Annual 

renewal DNB 

3m 

nibor 2.50% 

Solon Eiendom AS 

(Sønsterud) 100% Land loan 1 611 692 1 611 692 31.12.2021 Nordea 

3m 

nibor 2.35% 

Steinveien 12-14 AS  50% 

Under 

construction 124 800 000 32 808 202 30.06.2020 Nordea 

3m 

nibor 1.50% 

Storebukta 

Boligutvikling AS 100% 

Under 

construction 456 388 421 157 837 457 30.09.2020 Nordea 

3m 

nibor 1.45% 

Sønsterudveien 30 AS 100% Land Loan* 7 680 846 7 680 846 31.12.2021 Nordea 

3m 

nibor 2.35% 

THV Boligutvikling AS 100% Under 199 000 000 135 182 493 31.7.2019 Nordea 3m 1.70% 
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Company Owner-

ship 

Loan Type Original Amount Amount as per 

30 March 2019  

Final 

Maturity 

date 

Bank Base 

rate 

Margin 

construction nibor 

Tåsen Boligutvikling 

AS 100% Land Loan 24 500 000 24 500 000 1.7.2020 DNB 

3m 

nibor 2.40% 

Tåsen Boligutvikling 

AS (Solon Eiendom) 100% Land Loan 17 500 000 17 500 000 30.09.2019 DNB 

3m 

nibor 2.10% 

Tåsen Boligutvikling 

AS (Solon Eiendom) 100% Land Loan 13 650 000 13 650 000 30.09.2019 DNB 

3m 

nibor 2.10% 

Tåsen Boligutvikling 

AS (Solon Eiendom) 100% Land Loan 4 760 000 4 760 000 30.09.2019 DNB 

3m 

nibor 2.10% 

Tåsen Boligutvikling 

AS (Solon Eiendom) 100% Land Loan 6 000 000 6 000 000 30.09.2019 DNB 

3m 

nibor 2.10% 

Tåsen Boligutvikling 

AS (Solon Eiendom) 100% Land loan 35 000 000 35 000 000 30.09.2019 DNB 

3m 

nibor 2.10% 

Ulsrud Boligutvikling 

AS 100% Land Loan 14 500 000 14 500 000 20.9.2019 DNB 

3m 

nibor 2.50% 

Veslebukta 

Boligutvikling AS 100% Land loan 144 800 000 67 892 000 01.09.2020 Nordea 

3m 

nibor 2.35% 

Vestby Boligutvikling II 

AS 100% Land loan 140 000 000 140 000 000 01.09.2021 Nordea 

3m 

nibor 2.15% 

Ås Boligutvikling II AS 100% Land loan 120 000 000 120 000 000 31.3.2022 DNB 

3m 

nibor 2,50% 

Totalt     4 840 572 931 2 543 430 074         

 

The table below shows the maturity on the Group's debt as of 15 March 2019. In general the 

maturity on construction loans is between 12 to 24 months. The land bank is usually financed for 

two years and after that refinanced if necessary. 

Loan 2019 2020 2021 2022 2023- 

Other  1 680   274 

Land Loan  141 235  257 392  344 707  45 000 

Under 

Construction  423 823  375 425 178 893 380 000  

Sum  565 058  834 497  523 600  575 000 45 274 

 
As of 31 March 2019, the Company’s interest cost for the existing loan agreements is NOK 20 
million per quarter. 

8.2.2 Covenants 

Under its current loan agreements, the Group has agreed on the following material covenants with 

its lenders: 

Credit facility 

provider(bank)  

Restrictive covenants   

DNB a) Liquidity buffer i.e. bank deposits/free liquidity, of NOK 50,000,000 at any 

time on a consolidated basis  

b) Minimum percentage of production sold of 67,5% 
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Nordea  a) Equity to be at minimum NOK 400,000,000 on a consolidated basis ex. 

minority interest at December 31. 

b) Prepare a report, undersigned by the chairman of the board of Solon Eiendom 

ASA, stating that the minimum equity requirement is fulfilled in connection 

with submission of the annual audited accounts  

ALL Be informed about any disbursements of dividend, changes in ownership, sale of 

business areas and share capital reductions. 

 

8.3 Working Capital Statement 

As of the date of this Prospectus, the Company is of the opinion that the Group’s working capital is 

sufficient for its present requirements and for at least the next twelve months from the date of this 

Prospectus. 
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9. CAPITALISATION AND INDEBTEDNESS 

The information presented below should be read in conjunction with the other parts of this 

Prospectus, in particular Section 10 “Selected Financial Information”, Section 11 “Operating and 

Financial Review”, and the Company's financial statements and the notes related thereto, which are 

incorporated by reference to this Prospectus, see Section 18 “Incorporation by Reference; 

Documents on Display”. 

This Section provides information about the Group’s unaudited consolidated capitalisation and 

unaudited net financial indebtedness on an actual basis as at 31 March 2019 and, in the “As  

adjusted at the date of the Prospectus” column, the Group’s unaudited consolidated capitalisation 

and net financial indebtedness as at the date of the Prospectus, on an adjusted basis to show the 

estimated effects of the following items only to the Group's capitalisation and net financial  

indebtedness:  

 The private placement of 9,114,361 Shares at a subscription price of NOK 38 with gross 

proceeds of approximately NOK 346 million (for further information, please see Section 5 

“The Private Placement”). 

As a result of the Private Placement above, the Company’s share capital was increased to NOK 

69,876,773 consisting of 69,876,773 Shares, each with a par value of NOK 1.00.   

Other than as set forth above, there has been no material change to the Group’s unaudited 

consolidated capitalisation and unaudited net financial indebtedness since 31 March 2019. 

9.1 Capitalisation and Indebtedness 

In NOK thousand 

As of 31 March 

2019 

(unaudited) 

Adjustments 

for the Private 

Placement (1) 

(unaudited) 

As adjusted 

at the date 

of the 

Prospectus 

(unaudited) 

    

Indebtedness      

Total current debt:      

Guaranteed and secured(2)  273,039   273,039 

Guaranteed but unsecured(2)  624,168   624,168 

Secured but unguaranteed      

Unguaranteed and unsecured(3) 192,385  192,385 

      

Total non-current debt:     

Guaranteed and secured(2) 1,041,914   1,041,914 

Guaranteed but unsecured(2)  838,236   838,236 

Secured but unguaranteed       

Unguaranteed and unsecured(3) 393,497   393,497 

Total indebtedness   3,363,238  3,363,238 

     

Shareholders’ equity    

Share capital  60,762 9,114 69,877 

Other equity  739,894 337,231 1,077,125 

Total shareholders’ equity  800,656 346,345 1,147,002 

Total capitalisation  4,163,894 346,345 4,510,239 
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 (1) Adjustment is attributed to the issuance of 9,114,361 shares (comprising the Private Placement Shares) at NOK 38 per 

share, which generated gross proceeds of approximately NOK 346.3 million and net proceeds of approximately NOK 331.5 

million after costs of approximately NOK 14.9 million.  

(2) Guaranteed and secured debt, both current and non-current, is related to plan- and building loans and is secured by land, 

buildings and shares in property owning entities and/or is guaranteed by way of a parent company guarantee. Please see 

table 8.2 for further information on the Group borrowings.  

(3) Trade payables and trade credit to suppliers and creditors are considered to be unguaranteed/unsecured.  

9.2 Net Financial Indebtedness 

In NOK thousand 

As of 31 March 

2019 

(unaudited) 

Adjustments 

for the Private 

Placement 

(unaudited)(1) 

As adjusted 

at the date 

of the 

Prospectus 

(unaudited) 

     

(A) Cash 395,176 331,491 726,667 

(B) Cash and cash equivalents    

(C) Trading securities    

(D) Liquidity (A)+(B)+(C) 395,176 331,491 726,667 

(E) Current financial receivables    

(F) Current bank debt 797,242  797,242 

(G) Current portion of non-current debt    

(H) Other current financial debt 292,350  292,350 

 (I) Current financial debt (F)+(G)+(H) 1,089,591  1,089,591 

 J) Net current financial indebtedness (I)-

(E)-(D) 694,415  362,924 

(K) Non-current bank loans 1,746,128  1,746,128 

(L) Bonds issued    

(M) Other non-current loans 527,518  527,518 

(N) Non-current financial indebtedness 

(K)+(L)+(M) 2,273,646  2,273,646 

(O) Net financial indebtedness (J)+(N) 2,968,061  2,636,570 

 
   

(1) Adjustment is attributed to the issuance of 9,114,361 shares (comprising the Private Placement Shares) at NOK 38 per 

share, which generated gross proceeds of approximately NOK 346.3 million and net proceeds of approximately NOK 331.5 

million after costs of approximately NOK 14.9 million. 

Contingent and Indirect Indebtedness 

As at 31 March 2019 and as at the date of the Prospectus, the Group has NOK 1,077,989 in  

outstanding payments. These outstanding payments will become due when the plots are successfully 

zoned and thus become available for development.  
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10. SELECTED FINANCIAL INFORMATION 

10.1 General Information 

On 15 December 2016, Bionor Pharma ASA acquired 100% of the outstanding shares in Solon Eiendom 

AS, whereby Solon Eiendom AS became a subsidiary of Bionor Pharma ASA (the “Solon Acquisition”). 

At the same time Bionor Pharma ASA changed name to Solon Eiendom ASA. The Solon Acquisition 

was treated as a “reverse acquisition” for accounting purposes under IFRS. The consolidated  

financial statements of Solon Eiendom ASA are a continuation of the financial statements of the 

legal subsidiary/accounting acquirer. 

In connection with the Solon Acquisition, the shareholders of Solon Eiendom AS gained a majority 

shareholding in Bionor Pharma ASA (subsequently changed name to Solon Eiendom ASA) and gained 

control of the board of directors. In addition, the senior management team of the combined entity 

consisted of the management team of Solon Eiendom AS prior to the Solon Acquisition.  

Simultaneously with the completion of the Solon Acquisition, Bionor Pharma ASA changed its name 

to Solon Eiendom ASA (with Solon Eiendom AS as a wholly owned subsidiary). 

The Company has performed an evaluation of the Solon Acquisition and has determined that, with 

reference to relevant accounting considerations, this transaction constitutes a “reverse acquisition” 

for accounting purposes under IFRS. As such, in accordance with IFRS 3, Solon Eiendom AS is the 

acquirer for accounting purposes (“Accounting Acquirer”) and Solon Eiendom ASA is the acquiree for 

accounting purposes (“Accounting Acquiree”). Annual reports of Solon Eiendom ASA have been 

prepared under IFRS as if Solon Eiendom AS (the Accounting Acquirer) had acquired Solon Eiendom 

ASA (the former Bionor Pharma ASA) (the Accounting Acquiree) and comparative financial 

information will be retrospectively adjusted to reflect the continuation of the Accounting Acquirer's 

financial statements. As such the results of Bionor Pharma for 2016 have been included in the 

consolidation income statement from 15 December 2016 to 31 December 2016. 

The following summary of consolidated financial data has been derived from the Group’s audited 

consolidated financial statements as of and for the fiscal years ended 31 December 2018, 2017 and 

2016 prepared in accordance with IFRS and from the unaudited consolidated interim financial 

statements for the three month period ended 31 March 2019 and 2018, which are incorporated by 

reference to this Prospectus, see Section 18 “Incorporation by Reference; Documents on Display”.  

This Section should be read together with Section 11“Operating and Financial Review”. 
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10.2 Selected Income Statement Information 

The table below sets out a summary of the Group's audited consolidated income statement  

information for the years ended 31 December 2018, 2017 and 2016 and the Group’s unaudited  

consolidated income statement information for the three ended 31 March 2019 and 2018. 

Amounts in NOK thousand 
Q1 2019 

(Unaudited) 

Q1 2018 

(Unaudited) 

2018 

(audited) 

2017 

(audited) 

2016 

(audited) 

  
   

 
  

Revenue 448 446 488 849 924 053 883 036 691 497 

Gain from sale of subsidiary                    -  

Total income 448 446  488 849 924 053 883 036 691 497 

  
   

 
  

Cost of goods sold 381 160 353 105 647 706 704 902 558 670 

Employee benefit expense 23905 14 407 49 310 44 951 12 738 

Depreciation and amortisation 

expense 
1 277 1 017 4 092 1 675 629 

Other operating expense 6 548 4 601 24 073 17 771 29 158 

Other (gains) & losses - -  478 3 156 

Total operating expenses 412 890 373 130 725 181 769 777 604 350 

  
   

 
  

Realized loss investment 

property 
-  - - 7 300 12 463 

  
   

 
  

Operating profit 35 556 115 718 198 872 105 959 74 684 

  
   

 
  

Financial income 51 67 2 480 5 932 1 730 

Financial expense (13 062) (4 780) (23 724) (16 760) (38 076) 

Net financial items (13 011)  (4 713) (21 244) (10 828) (36 346) 

           

Profit/(loss) before tax 22 545 111 005 177 628 95 131 38 338 

  
   

 
  

Income tax expense (4 960) (25 338) (43 759) (21 053) (9 935) 

  
   

 
  

Profit/(loss) for the period 17 585  85 667 133 868 74 078 28 403 

  
   

 
  

Discontinued operations 
 

   
 

  

Loss after tax for the period from 

discontinued operations 
-    - (136 459) (1220)  

Profit/(loss) for the period 17 585 85 667 133 868 (62 381) 27 183  

  
   

 
  

Other comprehensive income - -   -  -  

Total comprehensive income for 

the period 
17 585     85 667  133 868 (62 381)    27 183  

  
   

 
  

Profit for the period is 

attributable to:  
  

 

 
  

- Owners of the parent (9 145) 85 803 136 624 (66 722) 22 327 

- Non-controlling interests 26 730 (136) (2 756) 4 341 4 856 

Profit/loss per share  divided on 

shareholders  
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Earnings (loss) per share (NOK) 

basic: 
0,152        1,605  2,460 (1 380) 0,702  

Earnings (loss) per share (NOK) 

diluted: 
0,152        1,605  2,457 (1 380) 0,656  

Profit/loss per share for 

continued operations 
  

 
  

Earnings (loss) per share (NOK) 

basic: 
0,152 1,605 2,460 1,442 0,702 

Earnings (loss) per share (NOK) 

diluted: 
0,152 1,605 2,457 1,442 0,656 

 

10.3 Selected Balance Sheet Information 

The table below sets out a summary of the Group's unaudited balance sheet information as of 31 

March 2019 and 2018 and the Group's audited balance sheet information as of 31 December 2018, 

2017 and 2016. 

Amounts in NOK thousand  Q1 2019 

(Unaudited) 

Q1 2018 

(Unaudited) 

2018 

(audited) 

2017 

(audited) 

2016 

(audited) 

Non -current assets - - - - -  

Intangible assets -   -  - -  120 263 

Deferred tax assets 1 847              788  1 847 788  55 

Investment properties 609 485 -  -  200 000 

Property, plant and 

equipment 
8 151 2 605 

3 584 
3 253 3 844 

Right-of-use assets 25 442 - 
 

  

Investments in associated 

companies and joint ventures 
1 587 48 

117 
-  2 006 

Other non-current receivables 31 284  5 404 
2 076 

4 803 21 259 

Total non-current assets 677 796 8 844 7 625 8 844 347 426 

   
 

 
  

Current assets 
  

 
 

  

Inventories 3 058 624 1 584 963 2 736 778 1 697 420 1 168 425 

Trade and other receivables 32 298 124 766             4 949 81 136 78 874 

Cash and cash equivalents  395 176 278 270 578 216 350 765 238 642 

Total current assets 3 486 098 1 987 999 3 319 943 2 129 320 1 485 941 

   
 

 
  

Total assets 4 163 894  1 996 844 3 327 568 2 138 164 1 833 367 

   
 

 
  

Equity and liabilities 
  

 
 

  

Share capital 60 762 53 454 59 349 53 454 905 234 

Other (accrued) Equity 714 952 543 725 683 172 456 427 (408 186) 

Equity attributable to the 

owners of the Company 
775 714 597 179 

742 521 
509 882 497 047 

Non-controlling interests 24 942 3 958 (1 788) 4 093 14 031 

Total equity 800 656  601 136 740 733 513 975 511 079 
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Deferred tax 82 135 21 204 76 616 34 693 36 106 

Prepayments from customers 134 022 37 575  139 876 83 336 38 932 

Interest bearing liabilities to 

financial institutions 
1 746 128 897 083 1 098 876 744 579 637 475 

Lease liabilities 18 360 - 
 

  

Other long term interest 

bearing debt 
293 001 25 244  87 882 1 769 28 250 

Total non-current liabilities  2 273 646 981 106 1 403 250 864 376 740 763 

   
 

 
  

Interest bearing liabilities to 

financial institutions 
797 242 164 036 868 177 484 430 368 294 

Trade payables 119 322 88 124 152 283 114 021 83 998 

Tax payable 22 872 33 649 22 872 33 649 28 238 

Public duties payable 6 167 3 927 3 865 10 219 9 837 

Derivatives - 
 

 - 2 012 

Prepayments from customers 99 965 86 561 106 502 66 751 71 314 

Current lease liabilities 6 941 -    

Other  short-term liabilities 37 084 38 305 29 885 50 744 17 834 

Total current liabilities 1 089 591 414 602 1 183 584 759 813 581 526 

  
  

 
  

Total liabilities 3 363 238 1 395 707 2 586 834 1 624 190 1 322 289 

   
 

  
Total equity and liabilities 4 163 894 1 996 844 3 327 568 2 138 165 1 833 367 

      

10.4 Selected Changes in Equity Information  

The table below sets out a summary of the Group's audited changes in equity information for the 

years ended 31 December 2018, 2017 and 2016 and the Group’s unaudited changes in equity  

information for the three months ended 31 March 2019 and 2018. 

 

Q1 2019 

 (unaudited) 

 Attributable to owners of the Group: 

Amounts in NOK thousand Share 

capital 

Other 

equity 

Share-

based 

payments 

Retained 

earnings 

Total Non-

controlling 

interests 

Total 

equity 

Balance at 1 January 

2019 59 349 1 450 550 782 (768 159) 742 522  (1 788) 740 733 

Profit or the period - - - (9 145)  (9 145) 26 730 17 585 

Other comprehensive 

income - - - - - - - 

Total Comprehensive 

income for the period - - - (9 145)  (9 145) 26 730 17 585 

  

Share issue (subsequent 

offering) 1 413 40 979 

- 

- 42 392 - 42 392 

Transaction costs - (442) - - (442) - (442) 

Share based payments - - 387 - - - 387 

Dividends - - - - - - - 

Equity transactions for 

the period  1 413 40 538 387 - 42 337 - 42 337 
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Balance at 31 March 

2019 (unaudited) 60 762 1 491 088 1 169 (777 304) 775 714 24 942 800 656 

  

 

Q1 2018 

 (unaudited) 

 Attributable to owners of the Group: 

Amounts in NOK thousand Share 

capital 

Share 

premium 

Other 

equity 

Retained 

earnings 

Total Non-

controlling 

interests 

Total 

equity 

Balance at 1 January  

2018 53 454 1 361 211 -  (904 783) 509 882 4 093 513 975 

Profit or the period - - - 85 803 85 803 (136) 85 667 

Other comprehensive 

income - - 

- 

- - - - 

Total Comprehensive 

income for the period - - 

- 

85 803 85 803 (136) 85 667 

  

Subsequent Offering - - - - - - - 

Transaction costs - - - - - - - 

Capital reduction -  - - - - - - 

Share-based payments - - 1 495 - 1 495 - 1 495 

Dividends - - - - - - - 

Equity transactions for 

the period  53 454 1 361 211 1 495 (818 980) 597 179 3 957 601 136 

  

Balance at 31 March 

2018 (unaudited) 53 454 1 361 211 1 495 (818 980) 597 179 3 957 601 136 

 2018 (Audited) 

Amounts in NOK thousand Share 

capital 

Share 

premium 

Other 

equity  

Retained 

earnings 

Total Non-

controlling 

interests 

Total 

equity 

Balance at January 1, 2018 53 454 1 361 211 - (904 783) 509 882 4 093 513 975 

Profit or the period - - - 136 624 136 624 (2 756) 133 868 

Other comprehensive 

income - - - - - - - 

Total Comprehensive 

income for the period - - - 136 624 136 624 (2 756) 133 868 

  

Share issue (subsequent 

offering) 396 9 149 - - 9 545 - 9 545 

Share issue 5 499 146 772 - - 152 271 - 152 271 

Transaction costs issue of 

share capital - (2 036) - - (2 036) - (2 036) 

Capital reduction - - - - - - - 

Share-based remuneration - - 782 - - - - 

Dividend - (64 546) - - (64 546) (3 125) (67 671) 

Equity transactions for the 

period 5 895 89 339 782 - (64 546) (3 125) 92 891 
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Balance at December 31, 

2018 59 349 1 450 550 782 

(768 159) 

742 522 (1 788) 740 733 

  

  

 

 

2017 (Audited) 

Amounts in NOK thousand Share capital Share 

premium 

Retained 

earnings 

Total Non-

controlling 

interests 

Total equity 

Balance at January 1, 2017 905 234 370 442 (778 628) 497 048 14 031 511 079 

Profit or the period -  -  (66 722) (66 722) 4 341 (62 381) 

Other comprehensive 

income -  -  -  -  -  -  

Total Comprehensive 

income for the period -  -  (66 722) (66 722) 4 341 (62 381) 

 

Share issue (subsequent 

offering) 66 667 33 333 -  100 000 -  100 000 

Share issue 4 859 89 898 -  94 757 -  94 757 

Transaction costs issue of 

share capital -  (5 768) -  (5 768) -  (5 768) 

Capital reduction (923 306) 923 306 -  -  -  -  

Transactions with non-

controlling interests* -  -  (59 433) (59 433) (567) (60 000) 

Dividend -  (50 000) -  (50 000) (13 712) (63 712) 

Equity transactions for the 

period (851 780) 990 769 (59 433) 79 556 (14 279) 65 277 

  

Balance at December 31, 

2017 53 454 1 361 211 (904 783) 509 882 4 093 513 975 

*Purchase of the remaining 30% shares in Ski Næring & Boligutvikling AS. No new valuation of the net 

assets in the company because it already is considered to be a subsidiary in the Group 

 

 

 

2016 (Audited) Attributable to owners of the Company: 

Amounts in NOK thousand Share capital Share 

premium 

Retained 

earnings 

Total Non-

controlling 

interests 

Total 

equity 

Balance at January 1, 2016 100  -  177 513  177 613  9 175  186 787  

Profit for the period -  -  22 327  22 327  4 856  27 183  

Other comprehensive 

income -  -  -  -  -  -  

Total Comprehensive 

income for the period -  -  22 327  22 327  4 856  27 183  

  

Dividend -  -  (50 000) (50 000) -  (50 000) 
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Business combination 

reverse acquisition 805 134  333 333  (928 467) 210 000  -  210 000  

Private placements 100 000  50 000  -  150 000  -  150 000  

Transaction costs issue of 

share capital -  (12 892) -  (12 892) -  (12 892) 

Equity transactions for the 

period 905 134  370 442  (978 467) 297 109  -  297 109  

  

Balance at December 31, 

2016 905 234  370 442  (778 628) 497 048  14 031  511 078  
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10.5 Selected Cash Flow Information 

The table below sets out a summary of the Group's audited condensed consolidated cash flow  

information for the years ended 31 December 2018, 2017 and 2016 and the Group's unaudited  

condensed consolidated cash flow information for the three months ended 31 March 2019 and 2018. 

Amounts in NOK thousand  

 

Q1 2019 

(Unaudited) 

 

 

Q1 2018 

(Unaudited) 

 

 

2018 

(audited) 

 

 

2017 

(audited) 

 

 

2016 

(audited) 

Cash flow from operating activities    
 

  

Profit before tax 22 545 111 005 177 628 95 131 37 118 

Paid taxes - -  (15 128) (15 870) (130) 

Depreciation and amortisation 1 277 1 017 4 092 1 675 629 

Profit (-)/loss (+) sale of shares - -                  - (2 947) 1 656 

Unrealized gain (-)/loss (+) on derivatives - - - -  1 049 

Unrealized gain (-)/loss (+) on investment 

property 
-  -  - 7 365  12 463 

Change in inventory  (321 847) 112 457 (1 039 358) (528 995) (91 084) 

Change in receivable (39 741) (44 231) 172 478 33 408 84 671 

Change in trade payables (32 955) (25 897) 38 263 30 351 26 665 

Change in other accruals (32 495) (34 997) (5 207) (35 229) (57 145) 

Interest paid 19 354 11 766  44 746 28 836      32 938  

Net cash flow from operations 

(continued operations) 
(383 862)  131 120 (622 486) (386 274) 48 830 

Net cash flow from  operations 

(discontinued operations) 
- - - (16 196) - 

Net Cash flow from operations (383 862) 131 120 (622 486) (402 470)  

 
   

 
  

Cash flow from investments    
 

  

Purchase of fixed assets (922) (400)                  (3 639) (1 084) (15 113) 

Proceeds from sale of shares - -                  130      78 162  12 545 

Purchase of business (net) -                 -  -  60 157 

Transactions with non-controlling 

insterests* 
- - - - -  

Purchase of shares (609 485) -  - (33 681) (16 262) 

Repayment loans to third parties - -                -  - 
 

          152  

Loans to third parties - - - -  (12 207) 

Net cash flow from investments   (610 407) (400) (3 509) 43 397 29 271  

      

Cash flow from financing    
 

  

Transactions with non-controlling 

interests 
   18 062  

Repayments from third parties  (601) 2 727 (60 000) 18 062 

Repayments borrowings (352 016) (391 677) (545 446) (563 028) (564 381) 

Proceeds borrowings 928 273 200 829 1 283 550 979 720 515 686 

Interest paid (19 354) (11 766)  (44 746) (28 836) -  

Proceeds borrowings, non- interest-

bearing debts  
212 376  65 254   

Capital increase 42 392  -  161 816   194 757  150 000 
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Transaction cost capital increase (442)                 -  (2 036) (5 767) (12 892) 

Dividends to minority interests -                 -  3 125 (13 712) -  

Dividends to owners - -  (64 546) (50 000) (50 000) 

Net cash flow from financing  
  

811 229 
 (203 215) 853 448 471 196 38 413 

      

      

Net Change in Cash and Cash 

Equivalents 
(183 040) (72 495) 227 453 112 123 116 514 

Cash and cash equivalents at the 

beginning of the period 
578 216 350 765 350 765 238 642 122 128 

Cash and cash equivalents at the end of  

period 
395 176 278 270 578 216 350 765 238 642 
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11. OPERATING AND FINANCIAL REVIEW 

This operating and financial review should be read together with Section 11 “Selected Financial 

Information” and the financial statements which are incorporated by reference to this Prospectus, 

see Section 18 “Incorporation by Reference; Documents on Display”. The following discussion 

contains Forward-looking statements that reflect the Company’s plans and estimates. Factors that 

could cause or contribute to differences to these Forward-looking Statements include those 

discussed in Section 2 “Risk Factors”, see also Section 4.1 “General Information—Cautionary Note 

Regarding Forward-Looking Statements”. 

11.1 Summary of Consolidated Income Statement 

The tables in Section 10.2 “Selected Income Statement Information” sets out data from the Group's 

unaudited consolidated interim statement of income for the three month period ended 31 March 

2019 and 2018, and its audited consolidated statement of income for the years ended 31  

December 2018, 2017 and 2016. Please also find below certain explanatory notes and comments to 

financial data.  

11.1.1 Revenues 

The Company’s revenues consist primarily of sale of residential real estate. The revenues are 

recognized based on delivered units.  

The revenue for the first quarter 2019 was NOK 448,446 thousand and NOK 448,849 thousand for the 

same period in 2018. The decrease was mainly due to 18 delivered units YTD 2019 while it was 84 

delivered units in the same period in 2018. The increase in average revenue per unit went from NOK 

6 million to NOK 25 million. The reason for the increase was that the project “Bygdøynes” at Bygdøy 

was delivered in the first quarter of 2019.  

The Company’s revenues increased by NOK 41,016 thousand, or 5% from NOK thousand for the year 

ended 31 December 2017 to NOK 924,053 thousand for the year ended 31 December 2018. The 

increase was mainly due to an increase in the number of units from 125 units in 2017 to 144 in 2018. 

The Company’s revenues increased by NOK 191,539 thousand, or 27.8% from NOK 691,497 thousand 

for the year ended 31 December 2016 to NOK 883,036 thousand for the year ended 31 December 

2017. The increase was mainly due to an increase in the number of units from 113 units in 2016 to 

125 in 2017 and an increase in average revenue per unit. 

Of the total revenue, rental income from properties awaiting construction start-up and sublease of 

office space amounted to NOK 26,237 thousand per 31 December 2018, compared to NOK 29,596 

thousand per 31 December 2017 and NOK 32,536 thousand in 2016.   

11.1.2 Cost of Goods Sold 

The costs of goods sold for the first quarter ending 31 March 2019 was NOK 381,160 thousand and 

NOK 353,105 thousand for the same period in 2018.  

Costs of goods sold consist of project expenses/ building costs and costs of sold properties. The 

costs are recognised based on the level of delivered units. The costs of goods sold decreased by NOK 

57,196 thousand, or 8% from NOK 704,902 thousand for the year ended 31 December 2017 to NOK 

647,706 thousand for the year ended 31 December 2018, and from NOK 558,670 thousand for the 

year ended 31 December 2016.  
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11.1.3 Employee Benefit Expense 

Personnel expenses for the three month period ending 31 March 2019 was NOK 23,905 thousand and 

NOK 14,407 thousand for the same period in 2018.  Employee benefit expense increased by NOK 

4,359 thousand, or 10% from NOK 44,951 thousand for the year ended 31 December 2017 to NOK 

49,310 thousand for the year ended 31 December 2018. The increase in employee benefit expense 

from 2017 to 2018 is mainly due to an increase in bonus accruals and increase in the number of 

employees compared to 2017.  

The Company pays bonuses to its project leaders upon completion of development projects. Thus, 

the level of bonus payments (and total personnel expenses) will vary. In years with completion of 

many development projects, the bonus payment will be higher in years with completion of fewer 

development projects.  

The personnel expenses increased by NOK 32,213 thousand, or 72% from NOK 12,738 thousand for 

the year ended 31 December 2016 to NOK 44,951 thousand for the year ended 31 December 2017. 

The increase in employee benefit expense from 2016 to 2017 is mainly due to an increase in bonus 

accruals and increase in the number of employees compared to 2016.  

11.1.4 Other operating expenses  

Other operating expenses for the three month period ending 31 March 2019 was NOK 6,548 thousand 

and NOK 4,601 thousand for the same period in 2018. The increase was mainly due to an increase in 

the activity in the Company.  

Other operating expenses increased with NOK 6,302 thousand, or 35% from NOK 17,771  

thousand the year ended 31 December 2017 to NOK 24,073 thousand for the year ended 31 

December 2018. The main reason for this increase was higher cost related to leased buildings. 

For the year ended 31 December 2017 other operating expenses decreased with NOK 11,387 

thousand, or 39% from NOK 29,158 thousand for the year ended 31 December 2016 to NOK 17,771 

thousand for the corresponding period in 2017. The main reason for this decrease was transaction 

costs and a loss on receivables in 2016. 

11.1.5 Financial Income 

For the three month period ended 31 March 2019 the financial income was NOK 51 thousand and 

NOK 67thousand for the same period in 2018.  

Financial income decreased by NOK 3,452 thousand, or 58 % from NOK 5,932 thousand for the year 

ended 31 December 2017 to NOK 2,480 thousand for the year ended 31 December 2018. The 

decrease was mainly a result of realization of shares in to companies owning Råholt and Bekkestua 

in 2017.  

Financial income increased by NOK 4,202 thousand, or 243% from NOK 1,730 thousand for the year 

ended 31 December 2016 to NOK 5,935 thousand for the year ended 31 December 2017. The 

increase was mainly a result of realization of shares in to companies owning Råholt and Bekkestua. 

11.1.6 Financial Expenses 

For the three month period ended 31 March 2019 the financial expense was NOK 13,062 thousand 

and NOK 4,780 thousand for the same period in 2018.  

Almost all interest costs and warranty costs are capitalized as inventory in the subsidiaries of the 

Company. Financial expenses decreased by NOK 6,965 thousand, or 41% from NOK 16,760 thousand 
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for the year ended 31 December 2017 to NOK 23,724 thousand for the year ended 31 December 

2018, mainly due to a decrease in interest bearing liabilities related to unregulated land.  

Financial expenses decreased by NOK 21,316 thousand, or 56.0 % from NOK 38,076 thousand for the 

year ended 31 December 2016 to NOK 16,760 thousand for the year ended 31 December 2017, 

mainly due to a decrease in interest bearing liabilities related to unregulated land.  

11.1.7 Profit before income taxes 

For the three month period ended 31 March 2019, profit before income taxes was NOK 22,545 

thousand and NOK 111,005 thousand for the same period in 2018.  

Profit before income taxes increased by NOK 82,497 thousand, or 87 % from NOK 95,131 thousand 

for the year ended 31 December 2017 to NOK 117,628 thousand for the year ended 31 December 

2018, and from NOK 38,338 thousand for the year ended 31 December 2016. 

11.1.8 Discontinued operations 

During Q2 2017, the board of directors decided to wind down the biopharmaceutical business. This 

decision was based on an evaluation of various alternatives. As a result, the book value of the  

related intangible assets of NOK 120 million, a restructuring provision of NOK 5 million and other 

related operating expenses for the period for a total of NOK 136 million have been expensed and 

included in loss after tax from discontinued operations 2017. 

11.2 Summary of Consolidated Statement of Financial Position 

The tables in Section 10.3 “Selected Balance Sheet Information” are derived from the Company’s 

unaudited consolidated statement of financial position as at 31 March 2019 and 2018 and its audited 

consolidated statement of financial position as of 31 December 2018, 2017 and 2016. Below are 

certain explanatory notes and comments to financial data. 

11.2.1 Investment in Fjordveien 

In 2014, Solon Eiendom AS purchased an office building with the intention to sell this at a later 

time. The property has been consolidated as investment property in 2015 and 2016. However, the 

office building was divested in 2017. 
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11.2.2 Inventories 

The inventory consists of plots and capitalized constructions costs.  

In the three month period ended 31 March 2019 there was a NOK 321,846 thousand increase 

compared to the corresponding balance as of 31 December 2018, mainly due to acquisition of new 

plots and capitalized cost for projects under construction. 

The level of inventory fluctuates closely with the number of projects under construction. 

Inventories increased by NOK 1,039,358 thousand, or 61% from NOK 1,697,420 thousand for the year 

ended 31 December 2017 to NOK 2,736,778 thousand for the year ended 31 December 2018. The 

increase is mainly due to the same reasons as above. 

Inventories increased by NOK 528,995 thousand, or 45,3% from NOK 1,168,425 thousand for the year 

ended 31 December 2016 to NOK 1,697,420 thousand for the year ended 31 December 2017, up from 

NOK 1,077,341 thousand in 2015. The increase is mainly due to changes in land bank and higher 

construction activity.  

11.2.3 Trade and other receivables 

In the three month period ended 31 March 2019 there was a NOK 27,349 thousand increase 

compared to the corresponding balance as of 31 December 2018. The change is due to normal 

fluctuations in trade and other receivables.  

Trade and other receivables decreased by NOK 76,187 thousand, or 94 % from NOK 81,136 thousand 

for the year ended 31 December 2017 to NOK 4,949 thousand for the year ended 31 December 2018. 

Trade and other receivables increased by NOK 2,262 thousand, or 2.9% from NOK 78,874 thousand 

for the year ended 31 December 2016 to NOK 81,136 thousand for the year ended 31 December 

2017.  

11.2.4 Non-current liabilities to credit institutions 

Solon Eiendom has built a significant land bank that is partly debt financed. The fluctuations in bank 

debt is, to a significant extent, due to the cycle of the various projects, as construction loans  

increase in the development phase and are repaid upon completion of the project. 

Non-current liabilities to credit institutions increased by NOK 647,252 thousand, or 59% from NOK 

1,098,876 thousand for the year ended 31 December 2018 to NOK 1,746,128 at 31 March 2019. The 

change is mainly due to purchase of plots. 

Non- current liabilities to credit institutions increased by NOK 354,297 thousand, or 48% from NOK 

744,579 thousand for the year ended 31 December 2017 to NOK 1,098,876 thousand for the year  

ended 31 December 2018.  

Non- current liabilities to credit institutions increased by NOK 107,104 thousand, or 16.8% from NOK 

637,475 thousand for the year ended 31 December 2016 to NOK 744,579 thousand for the year 

ended 31 December 2017.  

The level of liabilities to credit institutions fluctuates closely with the number of projects under 

development. 
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11.2.5 Other non-current liabilities 

Other non-current liabilities are mainly debt to previous and current shareholders in Solon Eiendom. 

Changes in the recorded balance in 2018, 2017 and 2016 are mainly driven by repayments of existing 

loans. 

Other non-current liabilities increased by NOK 205,119 thousand, or 233% from NOK 87,882 thousand 

for the year ended 31 December 2018 to NOK 293,001 thousand for the period ended 31 March 2019. 

The increase is mainly due to outstanding payments on plots. 

Other non-current liabilities increased by NOK 86,113 thousand from NOK 1,769 thousand for the 

year ended 31 December 2017 to NOK 87,882 thousand for the year ended 31 December 2018.  

Other non-current liabilities decrease by NOK 26,481 thousand, or 93.7% from NOK 28,250 thousand 

for the year ended 31 December 2016 to NOK 1,769 thousand for the year ended 31 December 2017.  

11.2.6 Current liabilities to credit institutions 

Liabilities to credit institutions that are due within 12 months after the balance sheet date is 

classifies as current liabilities to credit institutions.  

Current liabilities to credit institutions decreased by NOK 70,935 thousand, or 8% from NOK 868,177 

for the year ended 31 December 2018 to NOK 797,242 thousand for the period ended 31 March 2019.  

Current liabilities to credit institutions increased by NOK 383,747 thousand, or 79% from NOK 

484,430 thousand for the year ended 31 December 2017 to NOK 868,177 thousand for the year 

ended 31 December 2018.  

Current liabilities to credit institutions increased by NOK 116,136 thousand, or 31.5% from NOK 

368,294 thousand for the year ended 31 December 2016 to NOK 484,430 thousand for the year 

ended 31 December 2017.  

11.2.7 Trade payables 

Accounts payable decreased by NOK 32,961 thousand, or 22% from NOK 152,283 thousand for the 

year ended 31 December 2018 to NOK 119,322 thousand for the period ended 31 March 2019.The 

decrease is due to normal fluctuations in trade payables. 

Accounts payable increased by NOK 38,262 thousand, or 34% from NOK 114,021 thousand for the 

year ended 31 December 2017 to NOK 152,283 thousand for the year ended 31 December 2018. The 

increase is mainly due to increase in activity and projects under development. 

Accounts payable increased by NOK 30,023 thousand, or 35.7% from NOK 83,998 thousand for the 

year ended 31 December 2016 to NOK 114,021 thousand for the year ended 31 December 2017. The 

increase is mainly due to increase in activity and projects under development. 

11.2.8 Tax payable 

Tax payable per 31 March 2019 is estimated based on the management assessment of the expected 

effective tax rate and the periods profit before income tax. The Company has income tax payable 

only in projects where they cannot utilize its tax losses carry forwards.  

11.2.9 Public duties payable 

For the period presented the public duties payable relates mainly to VAT, payroll tax and advance 

payment of tax for employees. 
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11.2.10 Other short-term liabilities 

Other current liabilities increased by NOK 7,199 thousand, or 24% from NOK 29,885 thousand for the 

year ended 31 December 2018 to NOK 37,084 thousand for the period ended 31 March 2019. 

Other current liabilities decreased by NOK 20,859 thousand, or 41 % from NOK 50,744 thousand for 

the year ended 31 December 2017 to NOK 29,885 thousand for the year ended 31 December 2018. 

Other current liabilities increased by NOK 32,910 thousand, or 184.5% from NOK 17,834 thousand for 

the year ended 31 December 2016 to NOK 50,744 thousand for the year ended 31 December 2017.  

11.3 Summary of Selected Changes in Consolidated Equity 

The table in Section 10.4 “Selected Changes in Equity Information” sets out selected data from the 

Company’s audited consolidated statement of changes in equity for the years ended 31 December 

2018, 2017 and 2016, as well as the changes in equity for the three months ended 31 March 2019 

and 2018. 

11.4 Summary of Selected Consolidated Cash Flow Statement 

The table in Section 10.5 “Selected Cash Flow Information” sets out selected data from the Group’s 

audited consolidated cash flow statement for the years ended 31 December 2018, 2017 and 2016 as 

well as for the three months ended 31 March 2019 and 2018. 

11.4.1 Net cash from operating activities 

Net cash outflow from operating activities increased by NOK 220,016 thousand, from cash outflow of 

NOK 402,470 thousand in the period ended 31 December 2017 to cash outflow of NOK 622,486 

thousand in the period ended 31 December 2018. This increase was primarily driven by construction 

costs included in inventory offset by changes in receivables 

Net cash outflow from operating activities increased by NOK 435,104 thousand, from cash inflow of 

NOK 48,830 thousand in 2016 to cash outflow of NOK 386,274 thousand in 2017. This increase was 

primarily driven by changes in residential property for sale and change in other receivables. 

11.4.2 Net cash flows (used in)/from investing activities 

Changes in net cash flows from investing activities are mainly due to dividends from associated 

companies, investments in tangible assets and proceeds from sale of other investments. 

11.4.3 Net cash flows (used in)/from financing activities 

Changes in net cash flows from financing activities are mainly due to changes in long term- and 

short term debt, capital increase and dividends to owners and minority interests.   

11.5 Other Operating and Financial Data (Alternative Performance Measures) 

The table below sets out selected alternative performance measures for Solon Eiendom.   

Alternative performance measures, i.e. financial performance measures not within the applicable 

financial reporting framework, are used by Solon Eiendom to provide supplemental information, by 

excluding items that, in Solon Eiendom’s view, does not give an indication of the periodic operating 

results or cash flows of Solon Eiendom. Financial APMs are intended to enhance comparability of the 

results and cash flows from period to period, and it is Solon Eiendom’s experience that these are 

frequently used by analysts, investors and other parties. Management also uses these measures 

internally to drive performance in terms of long-term target setting and as basis for performance 

related pay. These measures are adjusted IFRS measures defined, calculated and used in a 

consistent and transparent manner over the years and across the company where relevant. 
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Operational measures such as, but not limited to, number of units sold, construction starts units 

delivered and units completed are not defined as financial APMs. To provide a better understanding 

of the company's underlying financial performance for the relevant period, Solon Eiendom focuses 

on underlying EBITDA in the discussions on periodic underlying financial and operating results and 

liquidity. Financial APMs should not be considered as a substitute for measures of performance in 

accordance with the IFRS. Disclosures of APMs are subject to established internal control 

procedures. 

Solon Eiendom's financial APMs (unaudited): 

Equity ratio: Total equity divided by total equity and liabilities 

EBITDA segment reporting: segment operating profit adjusted for depreciation and amortization 

EBITDA: Total operating profit adjusted for depreciation and amortization 

Net interest bearing debt: Short- and long-term interest-bearing debt adjusted for Solon Eiendom's 

liquidity positions 

Profit from projects – segment reporting: Segment revenue less segment cost of goods sold 

Project margin – segment reporting: Profit from projects – segment reporting divided by segment 

revenue 

Units – Units refers to the number of apartments or houses 

NGAAP revenue is the same as segment revenue 

NGAAP EBITDA is the same as segment EBITDA 

Amounts in NOK thousand unless 

otherwise stated Q1 2019 

 

Q1 2018 2018 2017 2016 

Equity ratio    

  

Total equity 

 

800 656 

  

601 137  740 733 513 975 511 078 

Total equity and liabilities 4 163 894 1 996 844 3 327 568 2 138 164 1 833 367 

Equity ratio 19 % 30 % 22 % 24% 28% 

 

   

  EBITDA segment reporting    

  Revenue 456 279 366 254 1 501 063 1 127 959 787 167 

Operating profit 78 290 77 871 291 387 203 961 127 800 

Depreciation and amortisation 

expense 

 

 971  949 3 820        3 144  1 808 

EBITDA 79 261 78 820 295 207 207 105 129 609 

EBITDA margin 17 % 22 % 20 % 18% 16% 

 

   

  EBITDA    

  Revenue 448 446 488 849 924 053 883 036 691 497 

Operating profit 35 556 115 719 198 872 105 959 74 684 

Depreciation and amortisation 

expense 1 277  1 017 4 092 1 675 629 

EBITDA 36 833 116 736 202 964 107 634 75 313 
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  Net interest bearing debt    

  Interest bearing debt  2 543 370  1 061 119 1 967 053   1 229 009   1 034 019  

Cash 395 176  278 270 578 216 350 765     238 642  

Net interest bearing debt  2 148 194   782 849 1 388 837  878 244      795 377  

 

   

  Profit from projects – segment 

reporting  

 

 

  Revenue  446 148   357 715 1 474 826  1 080 081      759 681  

Cost of goods sold  344 668   264 320 1 126 828  847 032      608 733  

Profit from projects   101 480  93 395  347 998  233 049      150 948  

 

   

  Project margin – segment reporting    

  Profit from projects 101 480  93 395  347 998 233 049 150 948 

Revenue from projects 446 148  357 715 1 474 826 1 080 081 759 681 

Project margin 23 % 26 % 24 % 23 % 20% 

 

11.6 Significant Factors Affecting the Group’s Results of Operations and Financial 

Performance 

11.6.1 Demand for residential properties developed by the Group.  

If the economic conditions in Norway deteriorate, the Group may be required to sell or let its 

residential houses at a loss or not be able to do so at all, which may have a material adverse effect 

on the Group’s business, operations, financial condition, cash flow, results of operation and/ or 

prospects. The Group is reliant on a buoyant property market to sell it developments. 

11.6.2 The Group is dependent upon contractors 

The Group depends on external construction companies and service providers in connection with the 

development and construction of new projects. The Group is hence largely dependent upon a well-

functioning construction market both in terms of the number of players, construction capacity, 

price competiveness and quality of delivery. The Group may suffer losses and may be exposed to 

additional costs on projects if a contractor should experience financial or other difficulties. In 

addition, the Group is exposed to risk of cost overruns on projects, e.g. in the event of changes in 

plans or if additional work outside the scope originally agreed should become necessary during the 

construction phase. 

11.6.3 Availability of land (and functioning regulation) 

If the Group cannot obtain sufficient access to land, this will reduce the Group’s potential income 

on future periods. The Group is reliant on access to regulated land available for sale. Furthermore, 

the Group is depend upon obtaining building permits and related approvals within a reasonable time 

in order for project to be viable and completed on time.  

11.6.4 Functioning capital markets and available capital  

The Group is dependent on being able to finance the projects during the construction phase, and is 

dependent on the availability of finance, either through equity or loan facilities. Any disruption in 

the capital markets or increases in interest rates would restricted the Group’s ability to commence 

and complete new construction projects. 
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11.6.5 Access to contractors and equipment including cost pressure 

The Group is dependent upon a close and effective cooperation with it contractors. The availability 

of high quality sub-contractors and equipment at reasonable price is crucial to ensure successful 

projects delivered on budget and on time. A lack of available contractors will limit our ability to 

deliver future projects. 

11.7 Explanation of Statement of Comprehensive Income Line Items 

Please find below an explanation of certain significant income statement line items: 

Total income  

Total operating revenue included revenue from delivered units and rental income. 

Cost of goods sold 

Cost of goods sold includes only costs directly related to the units delivered.  

Personnel expenses 

Personnel expenses consist of all personnel expenses incurred, including salaries, bonuses, social 

security costs, pension costs, costs in relation with recruitment and training, as well as other costs.  

Depreciation 

Depreciation is recorded over the useful life of the Group’s assets, mainly fixtures and fittings, and 

machinery and equipment. 

Other operating expenses  

Other operating expenses primarily consist of marketing costs and office rent. Insurance, rental of 

machines, repair and maintenance, office equipment, external services, consultancy costs, 

telephone and internet are also included in this line item. 

Other financial income 

Other financial income primarily consists of realised gains on investments and unrealized gains on 

investments. 

Interest expense  

Interest expense represents mainly the interest expenses accrued on the Group’s external bank 

debt. 

Other financial expense 

Other financial expense primarily consists of realised losses on investments and unrealized losses on 

investments. 

Profit before income tax  

Profit before income tax is operating income adjusted for net financial income or expense. 

Income tax expense 

Income tax expense is the sum of current taxes payable and change in deferred tax. 
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12. MANAGEMENT, BOARD OF DIRECTORS, EMPLOYEES AND CORPORATE GOVERNANCE 

This Section provides summary information about the Board of Directors and the Executive 

Management of the Company and disclosures about their employment arrangements with the 

Company and other relations with the Company. 

12.1 Overview 

The Board of Directors is responsible for the overall management of the Company and may exercise 

all the powers of the Company. In accordance with Norwegian law, the Board of Directors is 

responsible for, among other things, supervising the general and day-to-day management of the 

Company's business; ensuring proper organisation, preparing plans and budgets for its activities; 

ensuring that the Company's activities, accounts and asset management are subject to adequate 

controls and to undertake investigations necessary to ensure compliance with its duties. The Board 

of Directors may delegate such matters as it deems fit to the executive management of the 

Company (the “Executive Management”). 

The Company's Executive Management is responsible for the day-to-day management of the 

Company's operations in accordance with instructions set out by the Board of Directors. Among 

other responsibilities, the Company's CEO is responsible for keeping the Company’s accounts in 

accordance with existing Norwegian legislation and regulations and for managing the Company's 

assets in a responsible manner. In addition, at least once a month the Company's CEO must brief the 

Board of Directors about the Company's activities, financial position and operating results. 

12.2 Board of Directors and Executive Management   

Board of Directors   

The Company’s Articles of Association provide that the Board of Directors shall have between three 

and seven members. In accordance with the Norwegian Public Limited Liability Companies Act, the 

CEO and at least half of the members of the Board of Directors must either be resident in Norway, 

or be citizens of and resident in an EU/EEA country. 

The Company's Board of Directors currently consists of the following members:  

Name Position Served Since Expiry of Term 

Simen Thorsen Chairman 2016 2020 

Tore Aksel Voldberg Director 2016 2020 

Bente M. S. Bøhler Director 2016 2020 

Sofia Katarina Finneng Director 2016 2020 

Runar Vatne Director 2018 2020 

Heidi Sørensen Austbø Director 2018 2020 

Øystein A. Landvik Director 2018 2020 

 

The Company’s registered business address, Olav V’s gate, 0161 Oslo, Norway, serves as c/o address 

for the members of the Board of Directors in relation to their directorship of the Company. 

The composition of the Company's Board of Directors is in compliance with the independence 

requirements of the Norwegian Code of Practice of 17 October 2018 (the “Norwegian Code of 

Practice”). The Norwegian Code of Practice provides that a board member is generally considered 

to be independent when he or she does not have any personal, material business or other contacts 

that may influence the decisions it makes as a board member. 
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Set out below are brief biographies of the directors of the Company, along with disclosures about 

the companies and partnerships of which each director has been member of the administrative, 

management and supervisory bodies in the previous five years, not including directorships and 

executive management positions in the Company or any of its subsidiaries. 

Simen Thorsen, Chairman 

Simen Thorsen has been chairman of the Board of Directors since December 2016. Mr. Thorsen is 

one of two founders of Solon Eiendom AS. He has previously been CEO of the Company, and before 

that a real estate broker. He is a Norwegian citizen and resides in Asker, Norway.  

Current other directorships and management 

positions  

Directorships: Tigerstaden AS, director; Solon 

Invest AS, director; Paradise Trading AS, deputy 

director; Pirol AS, deputy director; 

Gråterudveien Eiendomsinvest AS, chairman; 

Gråterudveien 8 Eiendom AS, chairman. 

 

Management position(s): Castor Finans DA, CEO; 

Hortulan AS, Chairman, CEO. 

 

Previous directorships and management 

positions held during the last five years  

Directorships: — 

 

Management position(s): — 

Tore Aksel Voldberg, Director 

Tor Aksel Voldberg has been a member of the Board of Directors since December 2016. Mr. Voldberg 

is one of two founders of Solon Eiendom AS, and has for many years been a well-known investor in 

the Norwegian market. He is a Norwegian citizen and resides in Oslo, Norway.  

Current other directorships and management 

positions  

Directorships: Voldberg Tore Aksel (sole 

proprietorship), owner; DS Turisten AS, 

Chairman; Skøien  AS, Chairman; Dukat AS, 

Chairman; Noto AS, Chairman; Festivitit AS, 

Chairman; Standard Capital AS, Chairman; Vosko 

AS, Chairman; Yoyo AS, Chairman; Solon Invest 

AS , Chairman; Moe Renseanlegg Drift SA, 

director. 

 

Management position(s): —. 

 

Previous directorships and management 

positions held during the last five years  

Directorships: — 

 

Management position(s): —. 

Bente Bøhler, Director 

Bente Bøhler has been a member of the Board since December 2016. Mrs. Bøhler is the owner of 

Exaro Holding AS and she has solid industry background within investments and development of 

commercial and residential real estate. Mrs. Bøhler is an authorised real estate broker and holds a 

Master of Management from BI Business School, Oslo, Norway. She is a Norwegian citizen and resides 

in Asker, Norway.  

Current other directorships and management Directorships: Festningen Eiendom Oslo AS, 



 

 99 (135) 

positions  Chairwoman; Convisto AS, Chairwoman; Gabo 

Eiendom AS, Chairwoman; Fritidseiendom AS, 

Chairwoman; Rådhusgaten 30 B AS, Chairwoman; 

Åsliveien 6 AS, Chairwoman; Mynten AS, 

Chairwoman; Exaro Holding AS, Chairwoman; 

Crow Electronics International, deputy director. 

 

Management position(s): Festningen Eiendom 

Oslo AS, CEO; Convisto AS, CEO; Gabo Eiendom 

AS, CEO;Fritidseiendom AS, CEO; Rådhusgaten 

30 B AS, CEO;Åsliveien 6 AS, CEO; Mynten AS, 

CEO; Exaro Holding AS, CEO. 

 

Previous directorships and management 

positions held during the last five years  

Directorships: Festningen Kino AS, director. 

 

Management position(s): Festningen Kino AS, 

CFO. 

Katarina Finneng, Director 

Katarina Finneng has been a member of the Board since December 2016. Mrs. Finneng is the Deputy 

Chief Human Resources Officer at Norwegian Air Shuttle ASA and she has broad experience from 

strategic and executive work within human resources, communications and PR. She has a Political 

Master of Science from the University of Gothenburg, Sweden (2000), and Executive Master of 

Management from Handelshøyskolen BI in Oslo, Norway (2013). She is a Swedish citizen and resides 

in Oslo, Norway. 

Current other directorships and management 

positions  

Directorships: Solvo AS, deputy director. 

 

Management position(s): Norwegian Air Shuttle 

ASA, deputy Chief HR Officer. 

 

Previous directorships and management 

positions held during the last five years  

Directorships: — 

 

Management position(s): — 

Runar Vatne, Director 

Runar Vatne has been a member of the Board since April 2018. Mr. Vatne is the principal and owner 

of Vatne Capital AS, a family office investing in financial assets and real estate. He has extensive 

experience from the real estate sector, primarily from Søylen Eiendom, a leading Oslo based real 

estate company which he co‐founded in 2004. Prior to Søylen Eiendom, Mr. Vatne was a partner and 

stock broker in Pareto Securities. He is a Norwegian citizen and resides in Oslo, Norway. 

Current other directorships and management 

positions  

Directorships: Vatne Capital AS, director; Vatne 

Equity AS, director; Vatne Trading AS, director; 

Vatne Property AS, Director; Vatne High Yield 

AS, director; Vatne Finance AS, Chairman; 

Lioness AS, Chairman; Søylen Eiendom AS, 

director; Søylen Næringseiendom AS, director; 

Self Storage Group AS, director. 

 

Management position(s): — 
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Previous directorships and management 

positions held during the last five years  

Directorships: — 

 

Management position(s): — 

Heidi Sørensen Austbø, Director 

Heidi Sørensen Austbø has over 14 years’ experience from auditing and fund management with both 

Norwegian and global equities. Previous employers are KPMG, Terra Fondsforvaltning, Arctic Fund 

Management and Petrus AS. Mrs. Austbø has directorship experience from privately held as well as 

listed companies. She is currently employed at Alden AS and is a State Authorized Public 

Accountant. She is a Norwegian citizen and resides in Oslo, Norway 

Current other directorships and management 

positions  

Directorships: Invent Sport AS, Chairman; Rom 

Real Ltd, Director; Jorso AS, Chairman; Jørgen 

Sørensen & Co, Director; HS Capital AS, 

Chairman  

 

Management position(s): HS Capital AS, CEO. 

 

Previous directorships and management 

positions held during the last five years  

Directorships: Petrus AS, director (2012-2016); 

TPG AS, Director (2015-2016). 

 

Management position(s): Petrus AS, CEO 

Øystein A. Landvik, Director 

Mr. Landvik has more than 30 years of experience in the real estate market, as a partner or owner 

of the companies he has worked for. He was co-founder of the UNION Group in 2002. Today he is 

CEO and a Partner of the UNION Group. Mr. Landvik also participated in the establishment and 

development of UNION Norsk Næringsmegling in 1984. Mr. Landvik is a certified Chartered Real 

Estate Agent CCIM. He is a Norwegian citizen and resides in Oslo, Norway.  

Current other directorships and management 

positions  

Directorships: AS Holmen Yachtværft , Asker 

Marina AS, Bogstadveien 21 AS, Båtgutta AS, 

Leangbukta Holding AS, Tersus AS, Ufi AS, Ufo 

Holding AS, Union Gruppen AS,  

 

Management position(s): Union Gruppen AS, CEO 

 

Previous directorships and management 

positions held during the last five years  

Directorships: Accello Partners I AS, Tersus 

Invest 1 AS,  

 

Management position(s): — 

Executive Management 

The Company's Executive Management consists of the following members: 

Name Position Employed From 

Stig L. Bech CEO  2019 

Scott Danielsen CFO 2017 
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The Company’s registered business address, Olav V’s gate 50161 Oslo, Norway, serves as c/o address 

for the members of the Executive Management in relation to their management of the Company. 

Set out below are brief biographies of the members of the Executive Management, along with  

disclosures about the companies and partnerships of which each member of the Executive 

Management has been member of the administrative, management and supervisory bodies in the 

previous five years, not including directorships and Executive Management positions in the Company 

or its subsidiaries. 

 

Stig L. Bech, CEO  

Stig L. Bech was employed as the Company’s CEO as of February 2019. Prior to taking on this 

position, he was a partner at the law firm Advokatfirmaet BAHR AS for 16 years, and considered as 

one of the leading attorneys within property law on the Norwegian market. Bech has extensive 

experience with transactions. He has previously held positions in Wikborg Rein, Kredittkassen 

(Nordea) and the Norwegian Financial Supervisory Authority. Mr. Bech has held numerous board 

positions in private and publicly held companies, and has extensive experience within the real 

estate market, including development, transactions, rental, construction, financing and dispute 

resolution. Mr. Bech is educated Cand. Jur. at the University of Oslo.  

The table below sets out current and past board memberships, senior management positions, part-

nerships or memberships of corporate bodies held by Mr. Bech in the past five years (not including 

board memberships and senior management positions in subsidiaries of the Company). 

Current other directorships and management 

positions  

Directorship(s): Wahl Eiendom AS, Mustad 

Eiendom AS, Klaveness Marine Holding AS and 

Bygg21. 

Management position(s): — 

 

Previous directorships and management 

positions held during the last five years  

Directorship(s): Hafslund ASA, Norwegain Green 

Building Council, Advokatfirmaet BAHR AS, 

Omsorgsbygg Oslo KF (chairman), Realkapital 

European Opportunity AS, Bragernes Invest 

(Chairman), Boligbygg Invest (Chairman). 

Management position(s): Advokatfirmaet BAHR 

AS (partner)  

 

Scott Danielsen, CFO 

Scott Danielsen has been a member of the Executive Management since March 2017. Mr. Danielsen 

has held the position as CFO of the Company since March 2017. He has previously served as Group 

CFO of Lindorff Group and Aktiv Kapital.  Prior to this he has worked as an auditor with EY in both 

the US and Norway and as a transaction specialist with PWC in Norway. Mr.  

Danielsen holds a Bachelor degree in Business and Administration with a concentration in Accounting 

from the University of Washington Seattle, USA. He is a Certified Public Accountant (Inactive) in 

Washington State, USA. 
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The table below sets out current and past board memberships, senior management positions, 

partnerships or memberships of corporate bodies held by the CFO in the past five years (not 

including board memberships and senior management positions in subsidiaries of the Company). 

Current other directorships and management 

positions  

 

Directorship(s): — 

 

Management position(s): — 

 

Previous directorships and management 

positions held during the last five years  

Directorship(s): — 

 

Management position(s): Lindorff Group, Group 

CFO 

12.3 Remuneration and Benefits 

Board of Directors 

The annual compensation of members of the Board of Directors is determined by the General  

Meeting of the Company. At the Ordinary General Meeting on 7 May 2019, it was determined that 

the Board's fee going forward should be as follows: 

 NOK 350,000 to the chairman Simen Thorsen.  

 NOK 150,000 to each board member Tore Aksel Voldberg, Bente M. Bøhler, Sofia Katarina 

Finneng, H.S. Austbø, Øystein Landvik and Runar Vatne. 

In addition, the Company has entered into a consultancy agreement with Simen Thorsen and Tore 

Aksel Voldberg (through companies controlled by each of them, respectively) pursuant to which 

they shall provide assistance to the Company in relation to the Group's development projects. For 

these services, Simen Thorsen is entitled to a monthly fee of NOK 45,833 and Tore Aksel Voldberg is 

entitled to a monthly fee of NOK 25,000. 

Executive Management 

In 2018, Andreas Martinussen (the Company’s CEO until 1 February 2019) received NOK 3,000,000 in 

salary and NOK 20 thousand in pension contributions. Scott Danielsen received NOK 1,750,000 in 

salary and NOK 17 thousand in pension contributions. Stig L. Bech’s remuneration will consist of a 

fixed salary of NOK 6,000,000 and an upfront bonus element that will need to be repaid in part 

should he resign from his position within five years of employment. Mr. Bech will also receive 

options as part of his remuneration, as further described below. 

Shares, Options and Warrants held by Members of the Board of Directors and Executive 

Management 

The tables below set forth the number of Shares beneficially owned by each of the Company’s 

members of the Board of Directors and Executive Management as of the day of this Prospectus.  

Board of Directors Position Shareholding % Ownership 

Simen Thorsen15 Chairman 15,764,715 22.56 

Tore Aksel Voldberg16 Director 13,250,000 18.96 

Bente Bøhler Director 31,151 0.04 

Katarina Finneng Director 0 0 
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Board of Directors Position Shareholding % Ownership 

Runar Vatne20 Director 14,130,025 20.22 

Heidi Sørensen Austbø Director 0 0 

Øystein A. Landvik21  Director 6,743,502 9.65 

Total  49,919,393 71.43 

18 Held partially through wholly owned company Hortulan AS. 

19 Held through wholly owned companies Skøien AS and Dukat AS. 

20 Held partially through wholly owned company Vatne Property AS. 

21 Held through his 33.34% ownership in UFI AS. 

 

None of the members of the Board of Directors holds any options or warrants.   

Executive Management Position Shareholding % Ownership 

    

Stig L. Bech ..............................................................................................  CEO  26,500 0.04 

Scott Danielsen ..........................................................................................  CFO 26,980 0.04 

Total  53,480 0.08 

21 Held through wholly owned company John Galt Invest AS. 

 

Stig L. Bech has been granted 2,000,000 options and Scott Danielsen has been granted 375,000 

options, each giving the right to acquire one Share in the Company. The options vest, and thus 

become exercisable, with one third (1/3) in three tranches with variable strike prices as described 

in the table below: 

 

Stig L. Bech Options granted Strike price for each option 

   

Tranche 1: 1 January 2021 600,000 NOK 30 

Tranche 2: 1 January 2023 600,000 NOK 30 

Tranche 3: 1 January 2024 800,000 NOK 30 

 

Scott Danielsen Options granted Strike price for each option 

   

Tranche 1: 1 March 2019 125,000 NOK 22 

Tranche 2: 1 March 2020 125,000 NOK 25 

Tranche 3: 1 March 2021 125,000 NOK 28 

 

 

Options that have not been exercised within the relevant timeframe will automatically expire. 

Apart from the above, none of the members of the Executive Management holds any options or 

warrants.   
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Share Option Programs 

The Ordinary General Meeting of the Company approved a new authorisation to issue new Shares 

under the Company's incentive program on 7 May 2019. The cap is approximately 5% of outstanding 

Shares and options (fully diluted). 

Loans and Guarantees 

The Company has not provided any guarantees, or granted any loans or made any other similar 

commitments to any member of the Board of Directors or the Executive Management. 

12.4 Disclosure of Conflicts of Interest 

To the Company's knowledge, there are currently no actual or potential conflicts of interest 

between the Company and members of the Board of Directors or Executive Management, including 

any family relationships between such persons as of the date of this Prospectus. 

12.5 Disclosure About Convictions in Relation to Fraudulent Offences 

During the last five years preceding the date of this Prospectus, no member of the Board of 

Directors or the Executive Management has: 

 any convictions in relation to indictable offences or convictions in relation to fraudulent 

offences; 

 

 received any official public incrimination and/or sanctions by any statutory or regulatory 

authorities (including designated professional bodies) or ever been disqualified by a court 

from acting as a member of the administrative, management or supervisory bodies of a 

company or from acting in the management or conduct of the affairs of any company; or 

 

 been declared bankrupt or been associated with any bankruptcy, receivership or liquidation 

in his capacity as a founder, director or senior manager of a company. 

12.6 Instructions and Committees of the Board of Directors 

12.6.1 The Company's Instructions for the Board of Directors 

The Board of Directors has adopted instructions, which regulate areas of responsibility, tasks and 

the division of roles between the Board, the Chairman of the Board and the CEO (the “Board Rules 

of Procedure”). 

12.6.2 Board Committees  

The Board of Directors has previously established both an audit committee and a remuneration 

committee. Due to recent changes to the Board of Directors, the Board of Directors has deemed it 

sufficient for the time being that the full Board itself fulfils the tasks that have previously been the 

responsibility of the remuneration committee.  

12.7 Nomination Committee  

The Nomination Committee consists of two members. The committee shall make recommendations 

to the General Meeting for candidates for the Board of Directors and the Nomination Committee in 

addition to recommendations for the remuneration of the Board and the Nomination Committee. 

The recommendations from the Nomination Committee shall provide a justification of how the  

Nomination Committee takes into account the interests of shareholders in general and the  

Company’s requirements, and should in addition include information about each candidate’s 

competence, background and independence in relation to board membership. The Company has not 
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established specific routines for obtaining shareholder proposal for candidates to the Board of 

Directors but the views of shareholders will be considered. The Nomination Committee aims to 

make the recommendations available on the Company's web site no later than 21 days before the 

date of the General Meeting. 

At the Ordinary General Meeting on 7 May 2019, the following individuals were appointed to the 

Nomination Committee:  Reidar Fougner (Chairman) and Carl Haakon Garder. 

12.8 Audit Committee  

The Company has appointed an audit committee, as preparatory and advisory body to the Board of 

Directors. The Board of Directors has adopted instructions, which define the committee’s tasks and 

form of procedure. The Audit Committee currently comprise Heidi Sørensen Alden (chairman) and 

Tore Aksel Voldberg. 

The Audit Committee is appointed by the Board of Directors and shall consist of 2-3 members from 

the Board of Directors. At least one of the members should have experience in finance, accounting 

or auditing. The committee shall oversee and recommend the appointment of the Company’s 

independent auditor, and shall ensure such auditor’s independence. Further, the committee shall 

monitor the Company’s risk management and internal control of financial reporting, and prepare 

the Board of Directors’ quality assurance of its financial reporting. 

12.9 Remuneration Committee 

The Board of Directors currently acts as remuneration committee. 

12.10 Corporate Governance 

The Company is committed to maintaining high standards of corporate governance. The Company 

bases its corporate governance model on Norwegian corporate law and accounting regulations and 

complies with the Norwegian Code of Practice, most recently revised 17 October 2018. 

Adherence to the Code of Practice is based on a “comply or explain” principle, whereby companies 

are expected to either comply with the Code of Practice or explain why they have chosen an 

alternative approach. The Company is in compliance with the Code of Practice. 

12.11 Employees  

The Group currently employs 23 individuals. Below is an overview of the employees of the Group as 

of the date of this Prospectus and as of 31 December 2018, 2017 and 2016, respectively. 

  Year  

2019 (as of the date 

of the Prospectus) 

 

2018 

 

2017 

 

2016 

Average number of employees ................................  23 20 18 14 

     

None of the Group's employees is subject to a collective bargaining agreement.  

12.12 Benefits Upon Termination of Employment 

If the employment of Stig L. Bech is terminated, he is entitled to an agreed severance payment. 

This severance payment will not be paid if the reason for the termination is voluntary dismissal by 

Mr. Bech, termination upon retirement or termination due to summary discharge (Norwegian: 

avskjedigelse). Apart from the above, no member of the Board of Directors or Executive 

Management is entitled to any benefits upon termination of employment.  
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12.13 Pension 

The Group has a defined contribution pension plan. For defined contribution pension schemes, the 

Group pays contributions to publicly or privately administered pension insurance plans on a 

mandatory basis. The Group has no further payment obligations once the contributions have been 

paid. The contributions are recognized as employee benefit expense when they are due. Prepaid 

contributions are recognized as an asset to the extent that a cash refund or a reduction in the 

future payment is available. The defined pension contribution scheme fulfils the requirements of 

the Norwegian occupational pension legislation (“OTP”).  

Total pension costs for the Group paid in for the financial year 2018 was NOK 251 000 in respect of 

the employees in Norway. 
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13. IMPORTANT RELATIONSHIP AND RELATED PARTY TRANSACTIONS 

This Section provides information certain transactions which the Company is, or has been, subject 

to with its related parties during the three years ended 31 December 2018, 2017 and 2016 and up 

to the date of this Prospectus. For the purposes of the following disclosures of related party 

transactions, “related parties” are those that are considered as related parties of the Company 

pursuant to IAS 24 “Related Party Disclosures”. 

13.1 Related party transactions 

Since 1 January 2016 and up to the date of the Prospectus, the Group has had the following related 

party transactions: 

Amounts in NOK thousand 1 January 

2019 to the 

date of the  

Prospectus 

(unaudited)  2018 2017 2016 

Transactions with related parties         

Sale of units in real estate projects to key 

management, certain members of the Board of 

Directors and other related parties 21 094           65 818  44 000  36 100 

Acquisition of a company owned by certain 

members of the Board of Directors and other 

related parties  89            41 993                -    -  

Interest expense paid to key management/certain 

members of the Board of Directors and other 

related parties               0 -               -    2 937 

Interest income received from key management 4 460 420  8 

 

 

  

 

  

Loans and receivables to/from related parties   166     

Loans from key management/ BoD and other 

related parties -  0               -    -  

Loans to key management 2 000           65 818  210  210 

Receivables -           41 993  40 153  -  

 

 

 

  



 

 108 (135) 

14. DIVIDEND AND DIVIDEND POLICY 

This Section provides information about the dividend policy and dividend history of the Company, 

as well as certain legal constraints on the distribution of dividends under the Norwegian Public 

Limited Liability Companies Act (Nw. allmennaksjeloven). Any future dividends declared by the 

Company will be paid in NOK as this is the currency that currently is supported by the VPS. The 

following discussion contains Forward-looking Statements that reflect the Company's plans and 

estimates; see Section 4.1 “General Information—Cautionary Note Regarding Forward-Looking 

Statements”. 

14.1 Dividend Policy 

Over time, the dividend should  reflect the earnings trend in operating activities. The aim is to 

manage  the Group’s resources in such a way that shareholders achieve a return in the form of 

dividend and share price appreciation which is competitive with comparable investments. The  

average  dividend over a business cycle should correspond to 50% of consolidated profit after tax. 

There can be no assurances that in any given period it will be proposed or declared, or if proposed 

or declared, that the dividend will be as contemplated by the above. In deciding whether to 

propose a dividend and in determining the dividend amount, the Company's Board of Directors will 

take into account legal restrictions, as set out in Section 14.3 “Legal Constraints on the Distribution 

of Dividends”, the Company's capital requirements, including capital expenditure requirements, its 

financial condition, general business conditions and any restrictions that its borrowing arrangements 

or other contractual arrangements in place at the time of the dividend may place on its ability to 

pay dividends and the maintaining of appropriate financial flexibility. 

14.2 Dividend History 

The Company’s Board of Directors has paid a dividend of NOK 2.00 per share for 2018 which 

amounted to NOK 121.5 million. In 2017 a dividend of NOK 64.5 million was paid out, and in 2016 a 

dividend of NOK 50 million was paid out. 

14.3 Legal Constraints on the Distribution of Dividends 

Dividends may be paid in cash or, in some instances, in kind. The Norwegian Public Limited Liability 

Companies Act provides several constraints on the distribution of dividends:  

 Unless the Company follows the procedures stipulated in Sections 12-4 and 12-6 of the 

Norwegian Public Limited Liability Companies Act in respect of reduction of share capital, 

dividends are payable only out of distributable equity of the Company. Section 8-1 of the 

Norwegian Public Limited Liability Companies Act provides that a company may only 

distribute dividends to the extent that the company following the distribution still has net 

assets which provide coverage for the company's share capital and other non-distributable 

reserves. 

 

 Certain items shall be deducted from the distributable equity, being the total nominal value 

of treasury shares which the Company has acquired for ownership or pledge prior to the 

balance sheet date, and credit and security that, pursuant to Sections 8-7 to 8-9 of the 

Norwegian Public Limited Liability Companies Act, prior to the balance sheet date fall 

within the limits of distributable equity, provided that such credit and security have not 

been repaid or cancelled prior to the resolution date, or a credit to a shareholder to the 

extent such credit is cancelled by offset in the dividends. In the event the Company after 

the balance sheet date has carried out any disposals that pursuant to the Norwegian Public 
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Limited Liability Companies Act shall fall within the distributable equity, such disposals 

shall be deducted from the distributable equity. 

 

 The Company cannot distribute dividends which would result in the Company not having an 

equity which is adequate in terms of the risk and scope of the Company's business. 

 

 The calculation of dividends shall be on the basis of the balance sheet in the Company’s last 

approved annual financial statements, but the Company's registered share capital at the 

time of the resolution shall still apply. It is also possible to distribute extraordinary 

dividends on the basis of an interim balance sheet which is prepared and audited in 

accordance with the rules for annual financial statements and approved by the General 

Meeting of the Company. The interim balance sheet date cannot be dated more than six 

months prior to the resolution by the General Meeting of payment of such extraordinary 

dividend. 

 

 The amount of distributable dividends is calculated on the basis of the Company’s separate 

financial statements and not on the basis of the consolidated financial statements of the 

Company and its consolidated subsidiaries. 

 

 Distribution of dividends is resolved by a majority vote at the general meeting of the 

shareholders of the Company and on the basis of a proposal from the Board of Directors. 

The general meeting cannot distribute a larger amount than what is proposed or accepted 

by the Board of Directors. 

The Norwegian Public Limited Liability Companies Act does not provide for any time limit after 

which entitlement to dividends lapses. Subject to various exceptions, Norwegian law provides a 

limitation period of three years from the date on which an obligation is due. There are no dividend 

restrictions or specific procedures for non-Norwegian resident shareholders to claim dividends. For a 

description of withholding tax on dividends applicable to non-Norwegian residents, see Section 17.2 

“Non-Resident Shareholders”.  
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15. CORPORATE INFORMATION; SHARES AND SHARE CAPITAL 

The following is a summary of certain corporate information and other information relating to the 

Group, the Shares and share capital of Company, summaries of certain provisions of the Company’s 

Articles of Association and applicable Norwegian law in effect as of the date of this Prospectus, 

including the Norwegian Public Limited Liability Companies Act (Nw. allmennaksjeloven). This 

summary does not purport to be complete and is qualified in its entirety by Company’s Articles of 

Association and applicable Norwegian law. 

15.1 Incorporation; Registration Number; Registered Office and Other Company Information 

The Company is a Norwegian public limited liability company (Nw. allmennaksjeselskap or ASA), 

incorporated under the laws of Norway and in accordance with the Norwegian Public Limited  

Liability Companies Act. The Company's business registration number is 966 033 967. The Company 

was incorporated on 2 January 1993. The legal and commercial name of the Company is Solon  

Eiendom ASA. 

The head office and registered address of the Company is Olav V’s gate 5, 0161 Oslo, Norway, its 

telephone number is +47 22 29 66 90, and its website is www.soloneiendom.no.  

15.2 Share Capital  

As of the date of this Prospectus, the Company’s share capital is NOK 69,876,773, divided into 

69,876,773 Shares, each having a nominal value of NOK 1.00. 

Except as set out in Section 15.8 “Warrants and Options” there are no outstanding rights to  

subscribe for Shares in the Company or to require the Company to issue Shares. 

15.3 Authorisation to Increase the Share Capital and to Purchase own Shares 

The Board of Directors currently holds the following authorizations to increase the Company's share 

capital:  

Date 

granted 

Purpose Possible increase of 

share capital (NOK) 

Valid until 

7 May 2019 The authorisation may be used 

to increase the share capital in 

connection with the Company's 

incentive program 

3,038,120 Annual General Meeting 

2020, or at the latest 30 

June 2020 

13 June 

2019 

The authorization may be used 

to issue new shares in 

connection with strengthening of 

the Company’s equity capital, to 

raise equity capital for future 

investments within the 

Company’s scope of operations 

or for general corporate 

purposes. 

 

 

6,987,677 Annual General Meeting 

2020, or at the latest 30 

June 2020 
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At the Annual General Meeting held on 7 May 2019, the Board of Directors were also given  two 

authorisations to purchase the Company's own Shares, in one or more rounds, each with a total 

nominal value of up to NOK 6,076,241. The first authorization relates to the acquisition of own 

shares for investment purposes and the second authorization related to the acquisition of own 

shares in connection with the Company’s incentive programme. The authorizations also includes 

pledge of own Shares. The highest and lowest purchase price payable for Shares acquired pursuant 

to the authorizations is maximum NOK 40 and minimum NOK 1 respectively. The Board of Directors 

is incidentally free to decide on the means to be used to acquire and dispose of own shares. The 

authorizations are both valid until the Annual General Meeting in 2020, or at the latest until 30 June 

2020. 

15.4 Share Classes; Rights Conferred by the Shares 

The Company has a single share class and all shares carry the same rights. At the Company’s  

General Meetings, each share carries one vote. The Shares are subject to the Norwegian Public 

Limited Liability Companies Act, and are registered with the Norwegian Central Securities 

Depository (Nw. Verdipapirsentralen) under ISIN NO0003106700. 

15.5 Share Capital Development 

Below is a table showing the Company's share capital development since 1 January 2016, until the 

date of the Prospectus: 

Date Type of 

change 

Number of 

Shares issued 

Number of 

Shares after 

change 

Par 

value 

(NOK) 

Price 

per 

Share 

(NOK) 

Share capital 

after change 

(NOK) 

16 February 2016 
Private 

Placement 
63,380,282 312,690,232 0.25 0.71 78,172,558 

10 March 2016 Repair offering 22,978,865 335,669,097 0.25 0.71 83,917,274.25 

15 September 2016 
Share capital 

reduction 
— 335,669,097 0.10 — 33,566,909.70 

15 September 2016 
Private 

placement 
525,000,000 860,669,097 0.10 0.10 86,066,909.70 

11 October 2016 Repair offering 525,000,000 1,385,669,097 0.10 0.10 138,566,909.70 

13 December 2016 
Exercise of 

warrants 
8,624 1,385,677,721 0.10 0.71 138,567,772.10 

15 December 2016 

Issuance of 

Consideration 

Shares 

6,666,666,666 8,052,344,387 0.10 0.15 805,234,438.70 

20 December 2016 
Private 

Placement 
1,000,000,000 9,052,344,387 0.10 0.15 905,234,438.70 

6 February 2017 
Subsequent 

offering 
666,666,666 9,719,011,053 0.10 0.15 971,901,105.30 

22 March 2017 
Private 

Placement 
147 9,719,011,200 0.10 0.10 971,901,120.30 

11 May 2017 
Share capital 

reduction 
— 48,595,056 1.00 — 48,595,056 

28 December 2017 
Private 

Placement 
4,859,358 53,454,414 1.00 19.50 53,454,414 

15 May 2018 Private 2,672,721 56,127,135 1.00 25.25 56,127,135 
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Placement 

18 June 2018 
Subsequent 

Offering 
396,040 56,523,175 1.00 24.10 56,523,175 

12 December 2018 
Private 

Placement 
2,826,158 59,349,333 1.00 30.00 59,349,333 

6 February 2018 
Subsequent 

Offering 
1,413,079 60,762,412 1.00 30.00 60,762,412 

23 May 2019 

Private 

Placement 

(Tranche 1) 

6,076,241 66,838,653 1.00 38.00 66,838,653 

18 June 2019 

Private 

Placement 

(Tranche 2) 

3,038,120 69,876,773 1.00 38.00 69,876,773 

 

On 21 March 2017, the General Meeting resolved to carry out a reverse split of the Company’s 

shares in the ratio of 200:1, whereby 200 existing shares, each having a nominal value of NOK 0.10, 

were consolidated into one share with a nominal value of NOK 20. At the same time it was resolved 

to carry out a share capital increase by issuing 147 new shares to avoid any shareholders having to 

be paid out in connection with the reverse split. A share capital reduction was carried out 

thereafter by reducing the par value of each share from NOK 20 to NOK 1. 

15.6  Disclosure on Notifiable Holdings 

As of 18 June 2019, which was the latest practicable date prior to the date of this Prospectus, and 

insofar as known to the Company, the following persons had, directly or indirectly, interest in 5% or 

more of the issued share capital of the Company (which constitutes a notifiable holding under the 

Norwegian Securities Trading Act): 

 Simen Thorsen, chairman, currently holds 4,131,959 Shares privately and 11,632,756 

Shares through his wholly owned company Hortulan AS, in total 15,764,715 Shares, 

corresponding to 22.56% of the total current outstanding share capital of the Company; 

 Tore Aksel Voldberg, director, currently holds (through wholly owned companies Skøien 

AS and Dukat AS) 13,250,000 Shares, corresponding to 18.96% of the total current 

outstanding share capital of the Company; 

 Runar Vatne, director, currently holds 5,000,000 Shares privately and 9,130,025 Shares 

through his wholly owned company Vatne Property AS, in total 14,130,025 Shares, 

corresponding to 20.22% of the total current outstanding share capital of the Company; 

 UFI AS currently holds 214,980 Shares, corresponding to 0.31% of the total current 

outstanding share capital of the Company, in addition to having a TRS agreement with 

an underlying exposure against 6,743,502 Shares, corresponding to a total exposure 

against 9.65% of the total current outstanding share capital of the Company. 

 Joh Johannsen Eiendom AS currently holds 4,000,000 Shares, corresponding to 5.72% of 

the current outstanding share capital of the Company. 

 Danske Bank A/S currently holds 6,711,559 Shares, corresponding to 9.60% of the total 

current outstanding share capital of the Company. 
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The per cent shareholdings listed above include completion of the Private Placement. 

None of the major shareholders have different voting rights than the other shareholders of the 

Company. 

The Company is not aware of any arrangements, the operation of which may at a date subsequent 

to the date of this Prospectus result in a change of control in the Company. 

15.7 Own Shares 

As of the date of the Prospectus, the Company holds 8 Shares in treasury. The book value of the 

treasury Shares were NOK 289 as of 31 March 2019 and the par value of the treasury Shares are NOK 

1.00. 

15.8 Warrants and Options 

15.8.1 Warrants 

As of the date of the Prospectus, the Company has no issued warrants. 

15.8.2 Options 

As further described in Section 12.3 “Remuneration and Benefits”, the Company has granted 2 

million options to the CEO Stig L. Bech and 375,000 options to CFO Scott Danielsen.  

15.9 Convertible Instruments 

Apart from the options described in section 15.8“Warrants and Options”, the Company has no 

outstanding convertible instruments. 

15.10 Subordinated Notes 

The Company has no outstanding subordinated notes. 

15.11 Articles of Association 

The Company’s Articles of Association are appended as Appendix A—Articles of Association to this 

Prospectus. Below is a summary of certain provisions of the Articles of Association.  

Objective  

Pursuant to Section 3 of the Articles of Association, the Company’s objectives are to invest in and 

develop real property and/or intellectual property and other rights within biotechnology and  

medicine, investment in other companies and participation in other enterprises, and related 

business. Section 3 of the Articles of Association is proposed amended on the AGM 2018 to read:  

“The company’s objective is to invest in and develop real estate, investing in other companies and 

participation in other businesses, as well as what is related to this”. 

Board of Directors 

Pursuant to Section 5 of the Articles of Association, the Company’s Board of Directors shall consist 

of a minimum of three and a maximum of seven members. 

No Restrictions on Transfer of Shares 

The Articles of Association do not provide for any restrictions, or a right of first refusal, on transfer 

of Shares. Share transfers are not subject to approval by the Board of Directors. 
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General Meetings 

Pursuant to Section 8 of the Articles of Association, documents which deal with matters that are to 

be considered by the shareholders at General Meetings, including documents which by law shall be 

included in or attached to the notice of the General Meeting of shareholders, are not required to be 

sent to the shareholders, provided that such documents have been made available on the 

Company’s website. A shareholder may in any case request such documents to be sent to him. 

15.12 Certain Aspects of Norwegian Company Law 

General Meetings 

In accordance with Norwegian law, the Annual General Meeting of the Company's shareholders is 

required to be held each year on or prior to 30 June. Norwegian law requires that written notice of 

General Meetings setting forth the time, date and agenda of the meeting be sent to all shareholders 

whose addresses are known at least three weeks prior to the date of the meeting. A shareholder 

may vote at the General Meeting either in person or by proxy. All of the Company's shareholders 

who are registered in the register of shareholders maintained with the VPS as of the date of the 

General Meeting, or who have otherwise reported and documented ownership to Shares, are 

entitled to participate at General Meetings, without any requirement of pre-registration.  

Apart from the Annual General Meeting, Extraordinary General Meetings of shareholders may be 

held if the Board of Directors considers it necessary. An Extraordinary General Meeting of 

shareholders must also be convened for the consideration of specific matters at the written request 

of the Company's auditor or of shareholders representing a total of at least 5 per cent. of the 

Company's share capital. The requirements for notice and admission to the Annual General Meeting 

of the Company's shareholders also apply for Extraordinary General Meetings of shareholders. 

Voting Rights; Amendments to the Articles of Association 

Each of the Company's Shares carries one vote. In general, decisions that shareholders are entitled 

to make under Norwegian law or the Company's Articles of Association may be made by a simple 

majority of the votes cast. In the case of elections, the persons who obtain the greatest number of 

votes cast are elected. However, as required under Norwegian law, certain decisions, including 

resolutions to derogate from the shareholders preferential rights to subscribe in connection with 

any share issue in the Company, to approve a merger or demerger of the Company, to amend the 

Articles of Association, to authorise an increase or reduction in the share capital, to authorise an 

issuance of convertible loans or warrants by the Company or to authorise the board of directors to 

purchase the Shares and hold them as treasury shares or to dissolve the Company, must receive the 

approval of at least two-thirds of the aggregate number of votes cast as well as at least two-thirds 

of the share capital represented at a general meeting. Norwegian law further requires that certain 

decisions, which have the effect of substantially altering the rights and preferences of any shares or 

class of shares, receive the approval by the holders of such shares or class of shares as well as the 

majority required for amending the Articles of Association. 

Decisions that (i) would reduce the rights of some or all of the Company’s shareholders in respect of 

dividend payments or other rights to assets or (ii) restrict the transferability of the Shares, require 

that at least 90 per cent. of the share capital represented at the general meeting of the Company’s 

shareholders in question vote in favour of the resolution, as well as the majority required for 

amending the Articles of Association. Certain types of changes in the rights of shareholders require 

the consent of all shareholders affected thereby as well as the majority required for amending the 

Articles of Association. 
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In general, only shareholders registered in the VPS are entitled to vote on Shares. Generally, neither 

beneficial owners of Shares that are registered in the name of a nominee, nor persons who are 

designated in the VPS register as the holder of such Shares as nominees are generally not entitled to 

vote on Shares under Norwegian law. 

There are no quorum requirements that apply to the general meetings of the shareholders of the 

Company. 

Additional Issuances and Preferential Rights 

If the Company issues any new Shares, including bonus share issues, the Company's Articles of 

Association must be amended, which requires the same vote as other amendments to its Articles of 

Association. In addition, under Norwegian law, the Company's shareholders have a preferential right 

to subscribe for new Shares issued by the Company. Preferential rights may be derogated from by 

resolution in a General Meeting of the Company's shareholders passed by the same vote required to 

approve amending the Articles of Association. A derogation of the shareholders' preferential rights 

in respect of bonus issues requires the approval of all outstanding Shares. 

At a General Meeting the Company's shareholders may, by the same vote as is required for amending 

the Articles of Association, authorise the Board of Directors to issue new Shares, and to derogate 

from the preferential rights of shareholders in connection with such issuances. Such authorisation 

may be effective for a maximum of two years, and the par value of the Shares to be issued may not 

exceed 50 per cent of the registered nominal share capital when the authorisation is registered with 

the Norwegian Register of Business Enterprises. 

Under Norwegian law, the Company may increase its share capital by a bonus share issue, subject to 

approval by the Company's shareholders, by transfer from the Company's distributable equity or 

from the Company's share premium reserve, and thus the share capital increase does not require 

any payment of a subscription price by the shareholders. Any bonus issues may be affected either by 

issuing new shares to the Company's existing shareholders or by increasing the par value of the 

Company's outstanding Shares. 

Issuance of new Shares to shareholders who are citizens or residents of the United States upon the 

exercise of preferential rights may require the Company to file a registration statement in the 

United States under United States securities laws. Should the Company in such a situation decide 

not to file a registration statement, the Company's US shareholders may not be able to exercise 

their preferential rights. If a US shareholder is ineligible to participate in a rights offering, such 

shareholder would not receive the rights at all and the rights would be sold on the shareholder's 

behalf by the Company if deemed appropriate by the Company. 

Minority Rights 

Norwegian law sets forth a number of protections for minority shareholders of the Company, 

including but not limited to those described in this paragraph and the description of General 

Meetings as set out above. Any of the Company's shareholders may petition Norwegian courts to 

have a decision of the Board of Directors or the Company's shareholders made at the General 

Meeting declared invalid on the grounds that it unreasonably favours certain shareholders or third 

parties to the detriment of other shareholders or the Company itself. The Company's shareholders 

may require the courts to dissolve the Company as a result of such decisions. Minority shareholders 

holding 5 per cent or more of the Company's share capital have a right to demand in writing that the 

Company's Board of Directors convene an Extraordinary General Meeting of the Company's 

shareholders to discuss or resolve specific matters. In addition, any of the Company's shareholders 

may in writing demand that the Company place an item on the agenda for any General Meeting as 
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long as the Company is notified in time for such item to be included in the notice of the meeting. If 

the notice has been issued when such a written demand is presented, a renewed notice must be 

issued if at least two weeks remain before the General Meeting is to be held. 

Rights of Redemption and Repurchase of Shares 

The share capital of the Company may be reduced by reducing the par value of the Shares or by 

cancelling Shares. Such a decision requires the approval of at least two-thirds of the aggregate 

number of votes cast and at least two-thirds of the share capital represented at a General Meeting 

of the Company's shareholders. Redemption of individual Shares requires the consent of the holders 

of the Shares to be redeemed.  

The Company may purchase its own Shares provided that the Board of Directors has been granted an 

authorisation to do so by a General Meeting of the Company's shareholders with the approval of at 

least two-thirds of the aggregate number of votes cast and at least two-thirds of the share capital 

represented at the meeting. The aggregate par value of treasury shares so acquired, and held by 

the Company must not exceed 10 per cent of the Company's share capital, and treasury shares may 

only be acquired if the Company's distributable equity, according to the latest adopted balance 

sheet, exceeds the consideration to be paid for the shares. The authorisation by the General 

Meeting of the Company's shareholders cannot be granted for a period exceeding 24 months. 

Shareholder Vote on Certain Reorganisations 

A decision of the Company's shareholders to merge with another company or to demerge requires a 

resolution by the General Meeting of the shareholders passed by at least two-thirds of the aggregate 

votes cast and at least two-thirds of the share capital represented at the General Meeting. A merger 

plan, or demerger plan signed by the Board of Directors along with certain other required 

documentation, would have to be sent to all the Company's shareholders at least one month prior to 

the General Meeting of the Company's shareholders to pass upon the matter. 

Liability of Directors 

Members of the Board of Directors owe a fiduciary duty to the Company and its shareholders. Such 

fiduciary duty requires that the directors act in the best interests of the Company when exercising 

their functions and exercise a general duty of loyalty and care towards the Company. Their principal 

task is to safeguard the interests of the Company. 

Members of the Board of Directors may each be held liable for any damage they negligently or 

wilfully cause the Company. Norwegian law permits the General Meeting of the Company's 

shareholders to discharge any such person from liability, but such discharge is not binding on the 

Company if substantially correct and complete information was not provided at the General Meeting 

of the Company's shareholders passing upon the matter. If a resolution to discharge the Company's 

directors from liability or not to pursue claims against such a person has been passed by a General 

Meeting of the Company's shareholders with a smaller majority than that required to amend the 

Company's Articles of Association, shareholders representing more than 10 per cent of the share 

capital or, if there are more than 100 shareholders, more than 10 per cent of the shareholders may 

pursue the claim on the Company's behalf and in its name. The cost of any such action is not the 

Company's responsibility but can be recovered from any proceeds the Company receives as a result 

of the action. If the decision to discharge any of the Company's directors from liability or not to 

pursue claims against the Company's directors is made by such a majority as is necessary to amend 

the Articles of Association, the minority shareholders of the Company cannot pursue such claim in 

the Company's name. 
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Indemnification of Directors 

Neither Norwegian law nor the Articles of Association contain any provision concerning 

indemnification by the Company of the members of the Board of Directors. The Company is 

permitted to purchase, and has purchased, insurance to cover the Company's directors against 

certain liabilities they may incur in their capacity as such. 

Distribution of Assets on Liquidation 

Under Norwegian law, the Company may be wound-up by a resolution of the Company's shareholders 

at the General Meeting passed by at least two-thirds of the aggregate votes cast and at least two-

thirds of the share capital represented at the meeting. In the event of liquidation, the Shares rank 

equally in the event of a return on capital by the Company, if any. 
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16. SECURITIES TRADING IN NORWAY 

The following is a summary of certain information in respect of trading and settlement of shares 

on the Oslo Stock Exchange, securities registration in Norway and certain provisions of applicable 

Norwegian securities law, including the Norwegian Securities Trading Act, in effect as of the date 

of this Prospectus. This summary does not purport to be complete and is qualified in its entirety by 

Norwegian law. 

16.1 Trading and Settlement 

The Oslo Stock Exchange comprise two separate trading markets for trading in equities, Oslo Børs, a 

stock exchange operated by Oslo Børs ASA, and Oslo Axess, a regulated market operated by Oslo 

Børs ASA. 

Trading of equities on the Oslo Stock Exchange is carried out in the electronic trading system 

Millennium Exchange. This trading system is in use by all markets operated by the London Stock 

Exchange as well as by the Borsa Italiana and the Johannesburg Stock Exchange. 

Official trading on the Oslo Stock Exchange takes place between 9:00 a.m. CEST and 16:30 p.m. 

CEST each trading day, with pre-trade period between 08:15 a.m. CEST and 9:00 a.m. CEST, a 

closing auction from 16:20 p.m. CEST to 16:25 p.m. CEST, and a post-trade period from 16:25 p.m. 

CEST to 17:30 p.m. CEST. 

The settlement period for trading on the Oslo Stock Exchange is two trading days (T+2). This means 

that securities will be settled on the investor’s account in the VPS two trading days after the 

transaction, and that the seller will receive payment after two trading days. 

Investment services in Norway may only be provided by Norwegian investment firms holding a 

license under the Norwegian Securities Trading Act, branches of investment firms from a member 

state of the EEA or investment firms from outside the EEA that have been licensed to operate in 

Norway. Investment firms in an EEA member state may also provide cross-border investment 

services into Norway. 

16.2 Information, Control and Surveillance 

Under Norwegian law, the Oslo Stock Exchange is required to perform a number of surveillance and 

control functions. The Surveillance and Corporate Control unit of the Oslo Stock Exchange monitors 

all market activity on a continuous basis. Market surveillance systems are largely automated, 

promptly warning department personnel of abnormal market developments. 

The Norwegian FSA controls the issuance of securities in both the equity and the bond markets in 

Norway. 

Under Norwegian law, a company that is listed on a Norwegian regulated market, or is subject to 

the application for listing on such market, must promptly release any inside information (that is, 

precise information about financial instruments, the issuer thereof or other matters that are likely 

to have a significant effect on the price of the relevant financial instruments or related financial 

instruments, and that are not publicly available or commonly known in the market). A company 

may, however, delay the release of such information in order not to prejudice its legitimate 

interests, provided that it is able to ensure the confidentiality of the information and that the 

delayed release would not be likely to mislead the public. The Oslo Stock Exchange may levy fines 

on companies violating these requirements. 
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16.3 The VPS and Transfer of Shares 

The Company's shareholder register is operated through the VPS. The VPS is the Norwegian 

paperless centralised securities register. It is a computerised bookkeeping system in which the 

ownership of, and all transactions relating to, Norwegian listed shares must be recorded. The VPS 

and the Oslo Stock Exchange are both wholly owned by Oslo Stock Exchange VPS Holding ASA. 

All transactions relating to securities registered with the VPS are made through computerised book 

entries. No physical share certificates are, or may be, issued. The VPS confirms each entry by 

sending a transcript to the registered shareholder irrespective of any beneficial ownership. To give 

effect to such entries, the individual shareholder must establish a share account with a Norwegian 

account agent. Norwegian banks, Norges Bank (Norway's central bank), authorised securities brokers 

in Norway and Norwegian branches of credit institutions established within the EEA are allowed to 

act as account agents. 

The entry of a transaction in the VPS is prima facie evidence in determining the legal rights of 

parties as against the issuing company or any third party claiming an interest in the given security.  

The VPS is liable for any loss suffered as a result of faulty registration or an amendment to, or 

deletion of, rights in respect of registered securities unless the error is caused by matters outside 

the VPS's control which the VPS could not reasonably be expected to avoid or overcome the 

consequences of. Damages payable by the VPS may, however, be reduced in the event of 

contributory negligence by the aggrieved party. 

The VPS must provide information to the Norwegian FSA on an on-going basis, as well as any 

information that the Norwegian FSA requests. Further, Norwegian tax authorities may require 

certain information from the VPS regarding any individual's holdings of securities, including 

information about dividends and interest payments. 

16.4 Shareholder Register 

Under Norwegian law, shares are registered in the name of the beneficial owner of the shares. As a 

general rule, there are no arrangements for nominee registration, and Norwegian shareholders are 

not allowed to register their shares in VPS through a nominee. However, foreign shareholders may 

register their shares in the VPS in the name of a nominee (bank or other nominee) approved by the 

Norwegian FSA. An approved and registered nominee has a duty to provide information on demand 

about beneficial shareholders to the company and to the Norwegian authorities. In case of 

registration by nominees, the registration in the VPS must show that the registered owner is a 

nominee. A registered nominee has the right to receive dividends and other distributions but cannot 

vote in General Meetings on behalf of the beneficial owners. 

16.5 Foreign Investment in Norwegian Shares 

Foreign investors may trade shares listed on the Oslo Stock Exchange through any broker that is a 

member of the Oslo Stock Exchange, whether Norwegian or foreign. 

16.6 Disclosure Obligations 

If a person's, entity's or consolidated Company's proportion of the total issued shares and/or rights 

to shares in a company listed on a regulated market in Norway (with Norway as its home state, 

which will be the case for the Company) reaches, exceeds or falls below the respective thresholds 

of 5%, 10%, 15%, 20%, 25%, 1/3, 50%, 2/3 or 90% of the share capital or the voting rights of that 

company, the person, entity or Company in question has an obligation under the Norwegian 

Securities Trading Act to notify the Oslo Stock Exchange and the issuer immediately. The same 
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applies if the disclosure thresholds are passed due to other circumstances, such as a change in the 

company's share capital. 

16.7 Insider Trading 

According to Norwegian law, subscription for, purchase, sale or exchange of financial instruments 

that are listed, or subject to the application for listing, on a Norwegian regulated market, or 

incitement to such dispositions, must not be undertaken by anyone who has inside information, as 

defined in Section 3-2 of the Norwegian Securities Trading Act. The same applies to the entry into, 

purchase, sale or exchange of options or futures/forward contracts or equivalent rights whose value 

is connected to such financial instruments or incitement to such dispositions. 

16.8 Mandatory Offer Requirement 

The Norwegian Securities Trading Act requires any person, entity or consolidated group that 

becomes the owner of shares representing more than one-third of the voting rights of a Norwegian 

company listed on a Norwegian regulated market to, within four weeks, make an unconditional 

general offer for the purchase of the remaining shares in that company. A mandatory offer 

obligation may also be triggered where a party acquires the right to become the owner of shares 

that, together with the party's own shareholding, represent more than one-third of the voting rights 

in the company and the Oslo Stock Exchange decides that this is regarded as an effective acquisition 

of the shares in question. 

The mandatory offer obligation ceases to apply if the person, entity or consolidated group sells the 

portion of the shares that exceeds the relevant threshold within four weeks of the date on which 

the mandatory offer obligation was triggered. 

When a mandatory offer obligation is triggered, the person subject to the obligation is required to 

immediately notify the Oslo Stock Exchange and the company in question accordingly. The 

notification is required to state whether an offer will be made to acquire the remaining shares in 

the company or whether a sale will take place. As a rule, a notification to the effect that an offer 

will be made cannot be retracted. The offer and the offer document required are subject to 

approval by the Oslo Stock Exchange, in its capacity as Take-over Authority of Norway, before the 

offer is submitted to the shareholders or made public. 

The offer price per share must be at least as high as the highest price paid or agreed to be paid by 

the offeror for the shares in the six-month period prior to the date the threshold was exceeded. 

However, if it is clear that that the market price was higher when the mandatory offer obligation 

was triggered, the offer price shall be at least as high as the market price. If the acquirer acquires 

or agrees to acquire additional shares at a higher price prior to the expiration of the mandatory 

offer period, the acquirer is obliged to restate its offer at such higher price. A mandatory offer must 

be in cash or contain a cash alternative at least equivalent to any other consideration offered. 

In case of failure to make a mandatory offer or to sell the portion of the shares that exceeds the 

relevant mandatory offer threshold within four weeks, the Oslo Stock Exchange may force the 

acquirer to sell the shares exceeding the threshold by public auction. Moreover, a shareholder who 

fails to make an offer may not, as long as the mandatory offer obligation remains in force, exercise 

rights in the company, such as voting in a General Meeting of the Company's shareholders, without 

the consent of a majority of the remaining shareholders. The shareholder may, however, exercise 

his/her/its rights to dividends and pre-emption rights in the event of a share capital increase. If the 

shareholder neglects his/her/its duty to make a mandatory offer, the Oslo Stock Exchange may 

impose a cumulative daily fine that accrues until the circumstance has been rectified. 
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Any person, entity or consolidated group that owns shares representing more than one-third of the 

votes in a Norwegian company listed on a Norwegian regulated market is obliged to make an offer 

to purchase the remaining shares of the company (repeated offer obligation) if the person, entity or 

consolidated Company through acquisition becomes the owner of shares representing 40%, or more 

of the votes in the company. The same applies correspondingly if the person, entity or consolidated 

Company through acquisition becomes the owner of shares representing 50% or more of the votes in 

the company. The mandatory offer obligation ceases to apply if the person, entity or consolidated 

Company sells the portion of the shares which exceeds the relevant threshold within four weeks of 

the date on which the mandatory offer obligation was triggered. 

Any person, entity or consolidated Company that has passed any of the above mentioned thresholds 

in such a way as not to trigger the mandatory bid obligation, and has therefore not previously made 

an offer for the remaining shares in the company in accordance with the mandatory offer rules is, as 

a main rule, obliged to make a mandatory offer in the event of a subsequent acquisition of shares in 

the company. 

16.9 Compulsory Acquisition 

Pursuant to the Norwegian Public Limited Liability Companies Act and the Norwegian Securities 

Trading Act, a shareholder who, directly or through subsidiaries, acquires shares representing 90% or 

more of the total number of issued shares in a Norwegian public limited liability company, as well 

as 90% or more of the total voting rights, has a right, and each remaining minority shareholder of 

the company has a right to require such majority shareholder, to effect a compulsory acquisition for 

cash of the shares not already owned by such majority shareholder. Through such compulsory 

acquisition the majority shareholder becomes the owner of the remaining shares with immediate 

effect. 

If a shareholder acquires shares representing more than 90% of the total number of issued shares, as 

well as 90% or more of the total voting rights, through a voluntary offer in accordance with the 

Norwegian Securities Trading Act, a compulsory acquisition can, subject to the following conditions, 

be carried out without such shareholder being obliged to make a mandatory offer: (i) the 

compulsory acquisition is commenced no later than four weeks after the acquisition of shares 

through the voluntary offer, (ii) the price offered per share is equal to or higher than the offer price 

would have been in a mandatory offer, and (iii) the settlement is guaranteed by a financial 

institution authorised to provide such guarantees in Norway. 

A majority shareholder who effects a compulsory acquisition is required to offer the minority 

shareholders a specific price per share, the determination of which is at the discretion of the 

majority shareholder. However, where the offeror, after making a mandatory or voluntary offer, 

has acquired more than 90% of the voting shares of a company and a corresponding proportion of 

the votes that can be cast at the General Meeting, and the offeror pursuant to Section 4-25 of the 

Norwegian Public Limited Liability Companies Act completes a compulsory acquisition of the 

remaining shares within three months after the expiry of the offer period, it follows from the 

Norwegian Securities Trading Act that the redemption price shall be determined on the basis of the 

offer price for the mandatory/voluntary offer unless specific reasons indicate another price. 

Should any minority shareholder not accept the offered price, such minority shareholder may, 

within a specified deadline of not less than two months, request that the price be set by a 

Norwegian court. The cost of such court procedure will, as a general rule, be the responsibility of 

the majority shareholder, and the relevant court will have full discretion in determining the 

consideration to be paid to the minority shareholder as a result of the compulsory acquisition. 
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Absent a request for a Norwegian court to set the price, or any other objection to the price being 

offered in a compulsory acquisition, the minority shareholders would be deemed to have accepted 

the offered price after the expiry of the specified deadline for raising objections to the price 

offered  in the compulsory acquisition. 

16.10  Foreign Exchange Controls 

There are currently no foreign exchange control restrictions in Norway that would potentially 

restrict the payment of dividends to a shareholder outside Norway, and there are currently no 

restrictions that would affect the right of shareholders of a Norwegian company who are not 

residents in Norway to dispose of their shares and receive the proceeds from a disposal outside 

Norway. There is no maximum transferable amount either to or from Norway, although transferring 

banks are required to submit reports on foreign currency exchange transactions into and out of 

Norway into a central data register maintained by the Norwegian customs and excise authorities. 

The Norwegian police, tax authorities, customs and excise authorities, the National Insurance 

Administration and the Norwegian FSA have electronic access to the data in this register.  
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17. NORWEGIAN TAXATION 

This Section describes certain tax rules in Norway applicable to shareholders who are resident in 

Norway for tax purposes (“Norwegian Shareholders”) and to shareholders who are not resident in 

Norway for tax purposes (“Foreign Shareholders”). The statements herein regarding taxation are 

based on the laws in force in Norway as of the date of this Prospectus and are subject to any 

changes in law occurring after such date. Such changes could be made on a retrospective basis. The 

following summary does not purport to be a comprehensive description of all the tax 

considerations that may be relevant to a decision to purchase, own or dispose of the Shares. 

Investors are advised to consult their own tax advisors concerning the overall tax consequences of 

their ownership of Shares. The statements only apply to shareholders who are beneficial owners of 

Shares. Please note that for the purpose of the summary below, references to Norwegian 

Shareholders or Foreign Shareholders refers to the tax residency rather than the nationality of the 

shareholder. 

17.1 Norwegian Shareholders 

Taxation of Dividends 

Norwegian corporate shareholders (i.e. limited liability companies and similar entities) (“Norwegian 

Corporate Shareholders”) are comprised by the Norwegian tax exemption method. Under the 

exemption, only 3% of the dividend income on shares in Norwegian limited liability companies shall 

be taxed as ordinary income (22% flat rate), implying that such dividends are effectively taxed at a 

rate of 0.66%. For Norwegian Corporate Shareholders that are considered to be “Financial 

Institutions” under the Norwegian financial activity tax (banks, holding companies etc.), the 

ordinary income tax rate is 25%, meaning that the effective rate of taxation for dividends is 0.75%. 

Dividends distributed to Norwegian individual shareholders (i.e. other shareholders than Norwegian 

Corporate Shareholders) (“Norwegian Individual Shareholders”) is grossed up with a factor of 1.44 

before taken to taxation as ordinary income (22% flat rate, resulting in an effective tax rate of 

31.68%) to the extent the dividend exceeds a basic tax-free allowance. The tax-free allowance shall 

be computed for each individual shareholder on the basis of the cost price of each of the shares 

multiplied by a risk-free interest rate. The risk-free interest rate will be calculated every income 

year and is allocated to the shareholder owing the share on 31 December of the relevant income 

year. Any part of the calculated tax-free allowance one year exceeding the dividend distributed on 

the share ("unused allowance") may be carried forward and set off against future dividends received 

on (or gains upon realisation of, see below) the same share. Any unused allowance will also be 

added to the basis of computation of the tax-free allowance on the same share the following year.   

Taxation of Capital Gains 

Sale, redemption or other disposal of shares is considered as a realisation for Norwegian tax 

purposes. 

Capital gains generated by Norwegian Corporate Shareholders through a realisation of shares in 

Norwegian limited liability companies are comprised by the Norwegian tax exemption method and 

therefore tax exempt. Net losses from realisation of shares and costs incurred in connection with 

the purchase and realisation of such shares are not tax deductible for Norwegian Corporate 

Shareholders.  

Norwegian Individual Shareholders are taxable in Norway for capital gains derived from realisation 

of shares, and have a corresponding right to deduct losses. This applies irrespective of how long the 

shares have been owned by the individual shareholder and irrespective of how many shares that are 
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realised. Gains are taxable as ordinary income in the year of realisation, and losses can be deducted 

from ordinary income in the year of realisation. Any gain or loss is grossed up with a factor of 1.44 

before taken to taxation at a rate of 22% (resulting in an effective tax rate of 31.68%). Under 

current tax rules, gain or loss is calculated per share, as the difference between the consideration 

received and the tax value of the share. The tax value of each share is based on the individual 

shareholder's purchase price for the share. Costs incurred in connection with the acquisition or 

realisation of the shares will be deductible in the year of sale. Any unused tax-free allowance 

connected to a share may be deducted from a capital gain on the same share, but may not lead to 

or increase a deductible loss. Further, unused tax-free allowance related to a share cannot be set 

off against gains from realisation of other shares. 

If a Norwegian shareholder realises shares acquired at different points in time, the shares that were 

first acquired will be deemed as first sold (the "first in first out"-principle) upon calculating taxable 

gain or loss. Costs incurred in connection with the purchase and sale of shares may be deducted in 

the year of sale. 

A shareholder who ceases to be tax resident in Norway due to domestic law or tax treaty provisions 

may become subject to Norwegian exit taxation of capital gains related to shares in certain 

circumstances. 

Taxation of Subscription Rights  

A Norwegian Shareholder’s subscription for shares pursuant to a subscription right is not subject to 

taxation in Norway. Costs related to the subscription for the shares will be added to the cost price 

of the shares. 

Sale and other transfer of subscription rights are considered a realisation for Norwegian tax 

purposes. Norwegian Corporate Shareholders are exempt from tax on capital gains derived from the 

realisation of subscription rights qualifying for the Norwegian tax exemption method. Losses upon 

the realisation and costs incurred in connection with the purchase and realisation of such 

subscription rights are not deductible for tax purposes. 

For Norwegian Individual Shareholders, a capital gain or loss generated by a realisation of 

subscription rights is taxable or tax deductible in Norway. Such capital gain or loss is included in or 

deducted from the basis for the computation of ordinary income in the year of disposal. The 

ordinary income is taxable at a flat rate of 22%. 

Net Wealth Tax 

The value of shares is taken into account for net wealth tax purposes in Norway. The marginal tax 

rate is currently 0.85%. Norwegian limited liability companies and similar entities are exempted 

from net wealth tax. 

Shares listed on the Oslo Stock Exchange are valued at 75% of the quoted value at 1 January in the 

assessment year. 

17.2 Non-Resident Shareholders 

Taxation of Dividends 

Dividends paid from a Norwegian limited liability company to Foreign Shareholders are subject to 

Norwegian withholding tax at a rate of 25% unless the recipient qualifies for a reduced rate 

according to an applicable tax treaty or other specific regulations.  
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Norway has entered into tax treaties with a number of countries and withholding tax is normally set 

at 15% under these treaties. The shareholder's home country may give credit for the Norwegian 

withholding tax imposed on the dividend. 

Foreign corporate shareholders (i.e. limited liability companies and similar entities) (“Foreign 

Corporate Shareholders”) which are genuinely established and carry out genuine economic 

activities within the EEA are not subject to Norwegian withholding tax.  

Dividends paid to foreign individual shareholders (i.e. other shareholders than Foreign Corporate 

Shareholders) (“Foreign Individual Shareholders”) are as the main rule subject to Norwegian 

withholding tax at a rate of 25%, unless a lower rate has been agreed in an applicable tax treaty. If 

the individual shareholder is resident within the EEA, the shareholder may apply to the tax 

authorities for a refund of an amount corresponding to the calculated tax-free allowance on each 

individual share, see Section 17.1 “Norwegian Shareholders”. However, the deduction for the tax-

free allowance does not apply in the event that the withholding tax rate, pursuant to an applicable 

tax treaty, leads to a lower taxation on the dividends than the withholding tax rate of 25% less the 

tax-free allowance.  

In accordance with the present administrative system in Norway, a distributing company will 

generally deduct withholding tax at the applicable rate when dividends are paid directly to an 

eligible Foreign Shareholder, based on information registered with the VPS. In order to register an 

account with a reduced withholding tax rate, the Foreign Shareholder must  comply with the 

relevant applicable Norwegian disclosure obligations and provide documentation to its VPS account 

holder, e.g. on tax residency, in accordance with the new documentation requirements applicable 

from 1 January 2019. Dividends paid to Foreign Shareholders in respect of nominee registered shares 

are eligible for a reduced withholding tax rate at the time of payment only if the nominee has 

obtained approval from the Central Office for Foreign Tax Affairs to register the VPS account with a  

reduced withholding tax rate. Such approval is only given if the nominee has obtained required 

documentation from the Foreign Shareholder, e.g. on tax residency, in accordance with the 

applicable documentation requirements.  

The withholding obligation lies with the company distributing the dividends and the Company 

assumes this obligation. 

If the distributing company deducts withholding tax at a 25% rate at time of payment, the Foreign 

Shareholder may request a refund from the Central Tax Office for Foreign Tax Affairs of any excess 

withholding tax levied by the distributing company, subject to satisfactory documentation being 

provided.  

Foreign Shareholders should consult their own advisers regarding the availability of treaty benefits 

in respect of dividend payments. 

Taxation of Capital Gains 

Gains from realisation of shares by Foreign Shareholders will not be subject to tax in Norway unless 

the Foreign Shareholders are holding the shares in connection with business activities carried out or 

managed from Norway. Such taxation may be limited according to an applicable tax treaty or other 

specific regulations. 

Taxation of Subscription Rights 

A Foreign Shareholder’s subscription for shares pursuant to a subscription right is not subject to 

taxation in Norway. 
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Capital gains derived by the sale or other transfer of subscription rights by Foreign Shareholders are 

not subject to taxation in Norway unless the Foreign Shareholder are holding the subscription rights 

in connection with business activities carried out or managed from Norway. Such taxation may be 

limited according to an applicable tax treaty or other specific regulations. 

Net Wealth Tax 

Foreign Shareholders are not subject to Norwegian net wealth tax with respect to the Shares, unless 

the shareholder is an individual, and the shareholding is effectively connected with a business which 

the shareholder takes part in or carries out in Norway. Such taxation may be limited according to an 

applicable tax treaty. 

17.3 Transfer Taxes etc.; VAT 

No transfer taxes, stamp duty or similar taxes are currently imposed in Norway on purchase, 

issuance, disposal or redemption of shares. Further, there is no VAT on transfer of shares.  
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18. INCORPORATION BY REFERENCE; DOCUMENTS ON DISPLAY 

The Norwegian Securities Trading Act and the Norwegian Securities Trading Regulations, 

implementing the EC Regulation 809/2004 and the Prospectus Directive regarding incorporation by 

reference and publication of such prospectuses and dissemination of advertisements, allow the 

Group to incorporate by reference information into this Prospectus that has been previously filed 

with the Oslo Stock Exchange or the Norwegian Financial Supervisory Authority in other documents. 

The Group's consolidated financial statements as of and for the years ended 31 December 2016, 

2017  and 2018 and the audit reports in respect of these financial statements, and the Group’s 

consolidated interim financial statements as of and for the three months ended 31 March 2019 are 

by this reference incorporated as a part of this Prospectus. Accordingly, this Prospectus is to be 

read in conjunction with these documents. 

18.1 Cross Reference Table 

The information incorporated by reference in this Prospectus should be read in connection with the 

following cross-reference table. References in the table to "Annex" and "Items" are references to the 

disclosure requirements as set forth in the Norwegian Securities Trading Act cf. the Norwegian 

Securities Trading Regulations by reference to such Annex (and Item therein) of the EC Regulation 

809/2004. 

Minimum Disclosure 

Requirement for 

Prospectuses (Annex I) 

Reference Document Page of 

Reference 

Document 

Item 

20.1 

Audited 

consolidated 

historical 

financial 

information 

Annual Report 2018: 

https://soloneiendom.no/wp-content/uploads/2018-Annual-

Report.pdf 

 

Annual Report 2017:  

http://soloneiendom.no/wp-content/uploads/Solon-

Eiendom-ASA-%C3%85rsrapport-2017.pdf 

 

Annual Report 2016:  

http://soloneiendom.no/wp-

content/uploads/SEA20170425_SolonEiendom_Annual_Repor

t_2016.pdf 

 

 

Page 12 

 

 

 

Page 12 

 

 

 

 

 

Page 13 

Item 

20.3 

Audit reports Annual Report 2018:  

https://soloneiendom.no/wp-content/uploads/2018-Annual-

Report.pdf 

 

 

Audit Report 2017: 

http://soloneiendom.no/wp-content/uploads/Solon-

Eiendom-ASA-%C3%85rsrapport-2017.pdf  

 

 

Audit Report 2016: 

http://soloneiendom.no/wp-

content/uploads/SEA20170425_SolonEiendom_Annual_Repor

t_2016.pdf 

 

 

Page 51 

 

 

 

Page 51 

 

 

 

 

 

Page 66 

http://soloneiendom.no/wp-content/uploads/SEA20170425_SolonEiendom_Annual_Report_2016.pdf
http://soloneiendom.no/wp-content/uploads/SEA20170425_SolonEiendom_Annual_Report_2016.pdf
http://soloneiendom.no/wp-content/uploads/SEA20170425_SolonEiendom_Annual_Report_2016.pdf
http://soloneiendom.no/wp-content/uploads/Solon-Eiendom-ASA-%C3%85rsrapport-2017.pdf
http://soloneiendom.no/wp-content/uploads/Solon-Eiendom-ASA-%C3%85rsrapport-2017.pdf
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Item 

20.6 

Unaudited 

interim 

financial 

information 

First Quarter Report 2019:  

https://soloneiendom.no/wp-content/uploads/Solon-

Eiendom-ASA-Q1-2019.pdf 

 

 

First Quarter Report 2018:http://soloneiendom.no/wp-

content/uploads/SEA20180516_SOLON__Q1_2018_kvartalsra

pport.pdf 

 

 

Page 6 

 

 

 

 

Page 6 

 

 

18.2 Documents on Display 

For twelve months from the date of this Prospectus, copies of the following documents will be 

available for inspection at the Company's registered office during normal business hours from 

Monday through Friday each week (except public holidays): 

 The Articles of Association of the Company. 

 

 All reports, letters, and other documents, historical financial information, valuations and 

statements prepared by any expert at the Company's request any part of which is included 

or referred to in the Prospectus. 

 

 The Group's financial statements as of and for the years ending 31 December 2018, 2017 and 

2016, and the related auditor reports thereto. 

 

 The Company's interim financial statements as of and for the three months ended 31 March 

2019 and 2018. 

 

 The prospectus dated 10 January 2019.    

 

 This Prospectus.    
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19. ADDITIONAL INFORMATION 

19.1 Independent Auditors 

The Company's independent auditor is RSM Norge AS (“RSM”), which has its registered address at 

Filipstad brygge 1, 0252, Oslo, Norway. RSM is a member of the Norwegian Institute of Public 

Accountants (Norwegian: “Den Norske Revisorforening”). RSM has been the Company's independent 

auditor since 7 May 2019. RSM has not audited, reviewed or produced any report on any other 

information provided in this Prospectus. 

Ernst & Young AS (“EY”) was the Company’s independent auditor from 14 May 2014 to the general 

meeting held on 7 May 2019. The change of auditor is a result of the Board of Director’s view that 

the Company will benefit from changing its external auditor on a regular basis. The partners of EY 

are members of the Norwegian Institute of Public Accountants (Norwegian: “Den Norske 

Revisorforening”). Its address is Dronning Eufemias gate 6 0191, Oslo, Norway. EY has audited and 

issued unqualified independent auditor’s reports on the consolidated financial statements of the 

Company as at and for the years ended 31 December 2018, 2017 and 2016. 

19.2 Legal Advisors 

Advokatfirmaet BAHR AS is acting as legal adviser (as to Norwegian law) to the Company in 

connection with the Private Placement.  

19.3 VPS Registrar 

The Company’s VPS registrar is DNB Bank ASA, which has its registered address at Dronning Eufemias 

gate 30, 0191 Oslo, Norway. 
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20. DEFINITIONS 

Capitalised terms used throughout this Prospectus shall have the meaning ascribed to such terms as 

set out below, unless the context require otherwise.  

Anti-Money Laundering Legislation

  

The Norwegian Money Laundering Act of 6 March 2009 no. 

11 and the Norwegian Money Laundering Regulations of 13 

March 2009 no. 302, taken together. 

Company  Solon Eiendom ASA. 

Board Rules of Procedure   

EC Regulation 809/2004  The Commission Regulation (EC) no. 809/2004 

implementing the Prospectus Directive and the format, 

incorporation by reference and publication of prospectuses 

and dissemination of advertisements, as amended. 

EGM The extraordinary general meeting held in the Company on 

13 June 2019.  

EU  European Union. 

Executive Management The members of the Company’s Executive Management. 

Foreign Corporate Shareholders

  

Foreign corporate shareholders (i.e. limited liability 

companies and similar). 

Foreign Individual Shareholders

  

Foreign individual shareholders (i.e. other foreign 

shareholders than Foreign Corporate Shareholders). 

Forward-looking Statements  Has the meaning ascribed to it in Section 4.1. 

Group  The Company together with its consolidated subsidiaries. 

IAS  International Accounting Standards.  

IFRS  International Financial Reporting Standards as adopted by 

the EU. 

Managers Arctic Securities AS and ABG Sundal Collier ASA 

Norwegian Code of Practice  The Norwegian Corporate Governance Code of 17 October 

2018. 

Norwegian Corporate Shareholders

  

Norwegian corporate shareholders (i.e. limited liability 

companies and similar). 

Norwegian FSA  The Norwegian Financial Supervisory Authority (Nw. 

Finanstilsynet) 

Norwegian Individual Shareholders Norwegian individual shareholders (i.e. other Norwegian 
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  shareholders than Norwegian corporate shareholders). 

Norwegian Securities Trading Act

  

The Norwegian Securities Trading Act of 29 2007 no. 75, as 

amended. 

Norwegian Shareholders  Norwegian Corporate Shareholders taken together with 

Norwegian Individual Shareholders. 

OTP Norwegian occupational pension legislation.  

Oslo Stock Exchange  Oslo Børs (a stock exchange operated by Oslo Børs ASA), or 

as the case may be, Oslo Axess (a regulated market place 

operated by Oslo Børs ASA). 

Private Placement  The private placement of 9,114,361 Shares in the Company. 

Private Placement Shares  Shares issued in the Private Placement. 

Prospectus  This prospectus dated 11 January 2019. 

Prospectus Directive  Directive 2003/71/EC of the European Parliament and the 

Council of 4 November 2003, as amended, regarding 

information contained in prospectuses. 

Relevant Member State  Each member state of the EEA which has implemented the 

Prospectus Directive. 

Shares  The shares of the Company, each with a nominal value of 

NOK 1.00. 

Solon Eiendom The Company, also sometimes only referred to as Solon.  

Tranche 1 The first tranche in the Private Placement, whereby the 

Company issued 6,076,241 new Shares.  

Tranche 2 The second tranche in the Private Placement, whereby the 

Company issued 3,038,120 new Shares. 

U.S. Securities Act  The United States Securities Act of 1933, as amended. 

VPS   The Norwegian Central Securities Depository (Nw. 

Verdipapirsentralen). 
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VEDTEKTER 

FOR 

SOLON EIENDOM ASA 

Org.nr. 966 033 967 

(sist endret 13. juni 2019) 
 

 

§1 

Selskapets foretaksnavn er Solon Eiendom ASA. Selskapet er et allmennaksjeselskap.  

 

§ 2 

Selskapets forretningskontor er i Oslo.  

 

§ 3 

Selskapets formål er å investere i og utvikle fast eiendom, investere i andre selskaper og deltagelse i 

andre virksomheter, samt hva som hermed står i forbindelse. 

 

§4 

Selskapets aksjekapital er NOK 69 876 773 fordelt på 69 876 773 aksjer á NOK 1. Selskapets aksjer 

skal være registrert i Verdipapirsentralen. 

 

§ 5 

Selskapets styre skal bestå av tre til syv styremedlemmer, etter generalforsamlingens beslutning. 

Selskapets firma tegnes av styrets leder og et annet styremedlem i fellesskap, eller av styrets leder og 

daglig leder i fellesskap.  

 

§ 6 

På den ordinære generalforsamling skal følgende spørsmål behandles og avgjøres:  

1. Fastsettelse av resultatregnskap og balansen, herunder anvendelse av årsoverskudd eller 

dekning av underskudd.  

2. Fastsettelse av konsernresultatregnskap og konsernbalanse.  

3. Andre saker som etter lov eller vedtekter hører under generalforsamlingen.  

 

§ 7 

Valgkomitéen skal bestå av to eller tre medlemmer. Medlemmene velges for en periode på to år med 

mindre generalforsamlingen beslutter en kortere periode. Valgkomitéen skal forberede et forslag til 

generalforsamlingen vedrørende: a) Valg av styremedlemmer og styreleder til styret. b) Valg av 

medlemmer til og leder av valgkomiteen. c) Styrehonorar til styremedlemmene og medlemmene av 

valgkomitéen. d) Eventuelle endringer i valgkomitéens mandat eller vedtekter. 

 

§ 8 

Når dokumenter som gjelder saker som skal behandles på generalforsamlingen, er gjort tilgjengelige 

for aksjeeierne på selskapets internettsider, gjelder ikke allmennaksjelovens alminnelige krav om at 

dokumentene skal sendes til aksjeeierne. Dette gjelder også dokumenter som etter lov skal inntas i 

eller vedlegges innkallingen til generalforsamlingen.  

 

§ 9 

Aksjeeierne skal kunne avgi sin stemme skriftlig i en periode før generalforsamlinger, herunder ved 

bruk av elektronisk kommunikasjon, i den utstrekning selskapets styre finner det ønskelig og finner 

betryggende metoder for autentisering av avsenderen av slik stemme og i samsvar med 

allmennaksjelovens bestemmelser. 
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