Summary of Commercial Investment Opportunity
Project Gripen, Karlstad City Centre
Minimum Investment €100,000, with €10,000 increments thereafter

Telephone 042 937 8877
Mail: des@swirish.com
www.swirish.com

IMPORTANT NOTICE TO INVESTORS
This document (the ‘Information Memorandum’) is being made available to you, or your financial adviser, for your exclusive
use and for the sole purpose of assisting you in deciding whether you wish to be considered as an investor in the proposed
target portfolio via Swirish Property AB (the Promoter).
The Information Memorandum does not purport to be all-inclusive nor does it purport to contain all the potential information
necessary for an interested party to decide whether to participate in Project Gripen and may be subject to updating, revision or
amendment.
The Information Memorandum is not intended to form the basis of any investment decision. Interested parties should carry
out their own investigations and analysis of Project Gripen and the information referred to in the Information Memorandum
and should consult their own advisers before proceeding with an investment.
The information and opinions contained in the Information Memorandum are strictly confidential and accordingly, the
contents of the Information Memorandum and any other information and/or opinions that may be subsequently supplied or
given to a potential investor will constitute confidential information and may not, without the written consent of the
Promoter, be disclosed or discussed with any person (other than the recipients’ advisers who have a need to know and agree
to keep such information confidential) nor used for any purpose other than in connection with the proposed investment in
Project Gripen.
DISCLAIMER
This Information Memorandum has not been independently verified as to its accuracy. It has been prepared on the basis of the
Promoter’s understanding of current legislation. No representation or warranty, expressed or implied, is given by the Promoter
or its Directors and promoters or its officers, employees, advisers or agents as to the accuracy or completeness of the contents
of the Information Memorandum or any other document or information referred to in it, supplied or which may be supplied, at
any time or any opinions or projections expressed therein, nor are the Promoters under any obligation to update this
Information Memorandum or correct any inaccuracies or omissions in it which may exist or may be apparent. Any illustrative
financial projections contained in the Information Memorandum are based on judgemental estimates and assumptions made
by the Promoters about circumstances and events that have not yet taken place. Accordingly, there can be no assurance that
any projected results can be attained.
In particular, but without prejudice to the generality of the foregoing, no representation or warranty whatsoever is given in
relation to the reasonableness or achievability of any illustrative financial projections contained in the Information
Memorandum or in relation to any bases and/or assumptions underlying such projections and interested parties must satisfy
themselves in relation to the reasonableness, achievability and accuracy thereof. Any liability of the Promoters and/or its
officers or representatives which is based on the information and/or any opinions contained in this Information Memorandum
or any other document or information that may be supplied, on any omission thereof, or otherwise is hereby expressly
disclaimed.
GENERAL
Neither the receipt of this Information Memorandum by any person nor any information supplied in connection with the
Project Gripen is or is to be taken as constituting the giving of investment advice or the offering or provision of investment
business services.
This Information Memorandum should not be considered as a recommendation by the Promoters to participate in Project
Gripen and each potential investor should make their own independent assessment of the merits or otherwise of participating
in Project Gripen and should take their own professional advice.
In no circumstances will the Promoters be responsible for any costs or expenses incurred in connection with any appraisal or
investigation of Project Gripen or for any other costs and expenses incurred by any interested parties in connection with the
proposed investment.
RESTRICTIONS ON DISTRIBUTION
This Information Memorandum and the information contained herein are private and confidential and are for the use only of
the persons to whom material is addressed. Accordingly, this Information Memorandum does not constitute an offer or
solicitation to anyone other than the addressee. As this offer is being made to a limited number of persons there is no
requirement to publish a Prospectus pursuant to the Irish Prospectus (Directive 1003/71/EC) Regulations 2005.
The Information Memorandum does not constitute an offer or solicitation in any jurisdiction in which such offer or solicitation
is not permitted under applicable law or to any person or entity that does not possess the qualifications described herein. This
Information Memorandum shall not form the basis of any contract.

Investment Opportunity – Karlstad City Centre, Sweden
Executive Summary
This Investment Memorandum relates to a Commercial and Residential Property opportunity in Karlstad,
Western Sweden known as Project Gripen. The investment has been organised by Swirish Property AB
(www.swirish.com) who will be taking at least a 10% shareholding in the project.
Swirish Property AB (Swirish), a Swedish company
set up in 2005, has traded in excess of SEK1.6Bn
(circa €180 million) of Swedish property since its
establishment. It currently oversees and manages
in excess of SEK1Bn of assets in the Western
Swedish corridor including 345 residential
apartments and houses and 100,000m2 of
commercial/industrial space.
The building Gripen will be bought into a new
Shelf Company and the duration of the investment
is proposed to be 6 years (see exit strategy on
Page 5).
Swirish Property AB
Headed up by Sam Roch-Perks and Des Quigley, Swirish Property AB has earned an 8 year track record of
profitable and stable investments in Western Sweden, bringing clients successfully through the worst global
recession since the 1930’s. Swirish are strongly committed to a hands on management structure, both in
terms of property management and communicating with investors. Swirish have built up an excellent
relationship with banks and currently work with 4 different management structures on its properties,
depending on location.
Project Gripen will be managed from our Zakrisdal office in Karlstad, where Swirish currently manage 35,000
m2 of rented industrial space in a 50 hectare commercial park. Swirish are very active in the Karlstad area and
are currently working with the city council on plans to develop this 50 hectare plot, along with the city owned
neighbouring plot, into a new residential district to accommodate the city’s growing population.
Why Sweden
Social and political stability and safety
Strong mature economy with healthy public finances

Why Swedish Property
Good market liquidity
Sizeable investment market

GDP positive throughout current economic downturn High market transparency, which in turn allows strong,
sustainable gearing
Current account surplus of 7.3% and 6.9% for 2011
Attractive fiscal and legal structures that facilitate
property transactions
and 2012 respectively
Strongest economy in Northern Europe
Easy and safe to do business
Diversified and innovative economy with highly
Sound and profitable banking system
skilled and flexible work force
Joint highest investment in R&D in the world, or 4% Realistic high returns
of GDP
Neighbours to Norway and its financial muscle
Fourth largest European property market
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Location
Karlstad is located on the northern shore of Lake Vanern, the largest lake in the
European Union. It is the 17th largest urban area in Sweden, with over 85,000
residents. Population growth has been approximately 1% per annum over the past
years, with growth of a further 4,000 inhabitants forecast by the end of 2017.
The city is traditionally a tourist and commercial centre with a good range of services
and amenities. Karlstad has a well-diversified economy with a high trade index
and much expertise accumulated around the pulp, paper and packaging industry.
The region has more than 250 companies with approximately 12,500 employees in
this industry. Karlstad is also prominent in the IT, communication and media sectors.
The large central hospital for the area is also a large employer, while the city is home
to a number of key agencies such as the Consumer Agency. Karlstad also has a very
modern university with approximately 10,000 students.
Karlstad has good road, rail, bus and air links within Sweden. The E18 which runs
from Oslo to Stockholm passes through Karlstad.

Micro Location
The property has a very attractive location in the centre of Karlstad. Within a short walking distance, you will
find one of Sweden’s largest squares, with a wide variety of restaurants and shops. From here, there is an
excellent bus network throughout the city. Also within a short walking distance, you will find the central train
station, with regional trains as well as links to Gothenburg, Stockholm and Oslo.
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Property Description
Gripen 11 consists of 3 joined buildings with a total rentable area of 4,388 m2, sitting on a land plot of 2,628
m2. It has no garage or assigned parking, but parking is available either on the street or in the adjacent parking
building. The property was built in 1962 with a concrete foundation and frame, while the facade is brick and
plaster.The property was extensively renovated in about 1988, and thereafter, successive smaller renovations
completed.
The property consists of two buildings facing Herrgärdsgaten and Norra Strandgaten. Each of these buildings
contains four floors and are tied together by a single storey building covering the courtyard.

The property has a variety of tenants including a
gymnasium, apartments, shops, offices and storage. The
gym is a franchise of SATS, the second largest training
company in Europe based on the number of training
centres. Sports and Fitness in Karlstad AB had a turnover
of 14.5 MSEK in 2011 (approx. €1.66 M). This lease runs
until February 2024. The gym is fully subscribed. There
are a number of offices from 75 m2 to 326 m2, which
accommodate a variety of tenants. The shops consist of a
long standing hairdresser as well as a health food
restaurant at the entrance to the gym. There are 11
small apartments which are ideal for the large student
population in the city.
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Operational Income
Income
Gym
Office
Residential
Shops
Storage
Additional
Total Potential Income
Vacant office
Current Income
Costs
Electricity & Cooling
Heating
Water
Refuse Collection
Communication
Repairs
Maintenance
Janitorial
Insurance and Audit
Total Costs
Net Operational Income
When fully rented

SEK
2,687,000
1,568,156
403,117
218,078
1,200
402,960
5,280,511
358,600
4,921,911

-119,340
-440,500
-109,900
-159,120
-22,440
-219,400
-109,700
-87,760
-71,940
-1,340,100

The rental income in the opposite table shows the
potential of the fully let property and with the current
vacancy. This 416m2 office became vacant on 30th
September 2013. SATS have already agreed to rent 90
m2, leaving 326 m2 to be rented. The figures shown are
based on 2012 actual amounts and adjusted for inflation
for 2013. The income for the residential apartments is
based on a warm rent, with heat and cable included, but
the tenants have signed a personal contract for electricity
and broadband. 80% of the total area is subject to VAT,
but all numbers in the opposite table are net of VAT.

3,581,811
3,940,411

Based on the agreed purchase price of 51.2 MSEK, preliminary discussions with the bank would suggest the
following terms (rate of 8.90 SEK to €uro for illustrative purposes only, as rate vary):
Minimum Investment €100,000, with €10,000 increments thereafter.
Description
Purchase Price
Stamp Duty at 4.25%
Total Purchase Price for LTV calculation
Proposed Loans
Purchase price element of equity requirement
Plus Acquisition Fees
Plus Working Capital
Total Equity Required

Amount (TSEK)
51,200
2,176
53,376
-41,500
11,876
2,560
1,014
15,450

Amount (€uro)
€5,752,809
€244,494
€5,997,303
€4,662,921
€1,334,382
€287,640
€113,933
€1,735,955
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Using the actual numbers from 2012 and based on our preliminary discussions with the bank, certain
assumptions are made and inserted into a 7 year Profit and Loss/Cash Flow statement starting in 2014. We
have negotiated a price 51.2 MSEK for this property and have received a provisional indication from our bank,
Swedbank, regarding our loan to value. An assumed interest rate of 4.25% is used for the calculations below,
while amortisation is based on 4% of the loan amount p.a. Depreciation is based on 3% of the property value
and is a non-cash expense. Usually Swedish commercial rents and costs increase annually with inflation,
rather than periodic reviews. We have assumed an inflation rate of 1.5% for both income and costs. Most of
the above assumptions are typical of a Swedish property deal.
Assumed 7 Year Profit and Loss / Cash Flow for Project Gripen (all figures in SEK)
Description
Income
Costs
Vacancy Allowance 1
Auditor 1
Acquisition and Panprev costs 1,2
Management 1
Result before depreciation
Depreciation (non-cash cost)
Interest loans 1
Taxation 22%
Result after tax
Loan Amount
Loan repayment
Liquidity
Working Capital Invested
Accumulated Liquidity
1
2

2014
5,281
-1,290
-359
-50
-600
-399
2,583
-1,678
-1,799
0
-894
41,500
-1,580
-796
1,014
218

2015
2016
5,358 5,438
-1,309 -1,329
-179
-150
-51
-52
0
0
-405
-411
3,414 3,496
-1,678 -1,678
-1,732 -1,629
-1
-42
3
147
39,920 38,340
-1,580 -1,580
101
245
0
0
319
564

2017
5,518
-1,349
-152
-52
0
-417
3,548
-1,678
-1,562
-68
240
36,760
-1,580
338
0
902

2018
5,601
-1,369
-155
-53
0
-423
3,601
-1,678
-1,495
-94
334
35,180
-1,580
432
0
1,334

2019
5,683
-1,390
-157
-54
0
-429
3,653
-1,678
-1,428
-120
427
33,600
-1,580
525
0
1,859

2020
5,767
-1,411
-159
-55
0
-436
3,706
-1,678
-1,361
-147
520
32,020
-1,580
618
0
2,477

Estimated cost
The Panprev cost is approx. 300 TSEK and similar to a mortgage deed. It is an asset and will have a resale value

Exit Strategy
Based on the projected numbers in the above table, it is possible to calculate a potential capital value for the
property after holding the investment for 6 to 7 years. If we take 2019 for example, the Net Revenue,
excluding management, is 4,082 TSEK. If sold at a yield of 6.75%, i.e. the same as we propose buying it for, the
capital value will be over 60 MSEK. In a company structure, allowing for the cash in bank, the reduced loans
and a 50% latent tax allowance, this provides a compounded return of approx. 11% per annum. While there
are no guarantees regarding these numbers, they are not factoring in increases in rent (above inflation) or
yield compression – they are simply based on the property doing what it is doing today, which is generating
cash to pay down debt, while the yield remains constant.
Summary
This property is in an excellent central location in an expanding city. It comes with a solid rent roll, backed by a
strong indicative loan to value from our Swedish Bankers (which is an indication of their belief in the
investment). Without increasing the rents above inflation or factoring in yield compression, this property has
the potential to provide an IRR of 11%, and it is for these reasons we feel it is a solid investment opportunity.
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