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CEO’S REVIEW



Key events during the review period

 The rise in prices of materials and the postponement of the startup of some projects due to material 
availability problems as well as the weak financial development of the Tampere Arena project had a 
significant negative impact on third quarter earnings.

 The balance sheet strengthened and indebtedness decreased, interest-bearing net debt (excl. IFRS 16) 
decreased by approximately EUR 53 million and the development is expected to continue towards the 
end of the year.

 The controllability and the profitability of the project portfolio will improve when the exceptional 
impact of Tampere Arena is taken into account.

 Favourable earnings trends in operative business continued in both residential development projects and 
developer-contracted housing, even though fewer developed-contracted housing units were completed 
than in the comparison period. Decreased volume in business premises contracting and the significantly 
weaker margin of Tampere Arena had a negative impact on operative operating profit. 

 In January–June, we entered EUR 427.9 million worth of new projects into the order backlog.

 Housing sales have remained brisk and we have only 8 completed unsold units. Loisto was completed and 
40 of the apartments were handed over at the end of the review period. The major share of the revenue 
from the project will be recognised in the fourth quarter of the year.

 SRV signed a letter of intent to sell the shopping centre Pearl Plaza in St Petersburg on the 13 September
2021. We aim to complete the sale of the Pearl Plaza shopping centre during 2021.

 We revised our outlook for revenue and operative operating profit in 2021. Revenue is expected to 
amount to EUR 900–1,000 million (previously EUR 900–1,050 million) and operative operating profit to 
EUR 16–21 million (previously EUR 16–26 million).
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January-September 2021 in brief

 Revenue decreased to EUR 596.3 million (683.0) in Group. Revenue was mainly 
due to the smaller volume in business premises contracting. Revenue from housing 
construction increased. Loisto was completed and some of the apartments were 
handed over at the end of the review period. The major share of the revenue from 
the project will be recognised in the fourth quarter of the year.

 Operative operating profit amounted to EUR 9.9 (10.5) million. Favourable 
earnings trends were seen in both residential development projects and developer-
contracted housing, even though fewer developed-contracted housing units were 
completed than in the comparison period. Decreased volume in business premises 
contracting had a negative impact on operative operating profit. Decreased volume 
in business premises contracting and the significantly weaker margin of Tampere 
Arena had a negative impact on operative operating profit.

 Order backlog is EUR 1.04 billion. New agreements of EUR 427.9 million. The sold 
share of the order backlog was 92.1 per cent. 

 Balance sheet continues to strengthen: The equity ratio was 27.0 (23.8) per cent 
and gearing was 147.5 (177.4) per cent. Excluding the impact of IFRS 16, the equity 
ratio was 34.0 (29.6) per cent and gearing was 75.5 (98.4) per cent. 

 Cash flow from operating and investing activities was EUR 14.0 (33.6) million. 
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New agreements worth of EUR 428 million
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 1-9/2021 new agreements 
EUR 427.9 million.

 The sold share of the order
backlog is 92.1%.

 The most significant ones: 
257 apartments for DWS, 
the Culture Barracks in 
Helsinki, the Kotka event 
centre in Kotka, the 
Woodspin fibre mill in 
Jyväskylä.



Construction’s profitability is diluted by significantly 
weaker margin of a single project
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Sales at shopping centres exceeded the 2019 level, 
visitors numbers are still lacking
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SRV GROUP RESULTS
1─9/2021
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[Taulukko keskeisistä luvuista] 
Sama taulukko uusilla luvuilla

Revenue declined by 12.7%

• Revenue declined because volumes in 
business premises contracting reduced

• However, revenue from housing 
construction increased.

Operative operating profit amounted 
to EUR 9.9 million

• Favourable earnings trends were seen 
in both residential development 
projects and developer-contracted 
housing

• Decreased volume in business 
premises contracting and the 
significantly weaker margin of Tampere 
Arena had a negative impact on 
operative operating profit.

Order backlog EUR 1.04 billion 

Net gearing ratio 75.5% and equity 
ratio 34.0%, excl. IFRS 16
• Positive cash flow and in July repaid 

EUR 20 million revolving credit facility 
strengthened balance sheet ratio.

MEUR
1─9/
2021

1─9/
2020

Change, 
MEUR

Change, %

Revenue 596.3 683.0 -86.8 -12.7

Operative operating profit*)
9.9 10.5 -0.6

Operative operating profit, %*) 1.7 1.5

Operating profit 9.8 9.5 0.3

Operating profit, % 1.6 1.4

Order backlog 1038.2 1 280.3 -242.1 -18.9

Cash and cash equivalents 51.1 70.6 -19.5 -27.7

Net interest-bearing debt 269.0 341.7 -72.7 -21.3

Net interest-bearing debt,excl. IFRS 16 142.1 194.9 -52.8 -27.1

Equity ratio, % 27.0 23.8

Equity ratio, % excl. IFRS 16 34.0 29.6

Net gearing ratio, % 147.5 177.4

Net gearing ratio, % excl. IFRS 16 75.5 98.4

Cash flow from business and investment 
activities 14 33.6



Group revenue and operative operating profit 
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RESULT OF THE 
BUSINESS AREAS
1─9/2021



Construction - the significantly weaker margin of a single project 
burdened the result

Revenue
 The decrease in revenue was mainly due to a contraction in revenue from business 

premises contracting. Revenue from housing construction increased. Loisto was completed 
and some of the apartments were handed over at the end of the review period. The major 
share of the revenue from the project will be recognised in the fourth quarter of the year. 

 A total of 194 (280) developer-contracted housing units were recognised as income.

Operating profit
 Favourable earnings trends in both residential development projects and developer-

contracted housing had a positive impact on operative operating profit. 
 On the other hand operative operating profit was weakened by reduced volumes in 

business premises contracting and the significantly weaker margin of Tampere Arena.

Order backlog
 EUR 1.04 billion.
 We are currently building e.g. large hospital and school projects, Tampere Deck and Arena, 

Helsinki Airport Terminal 2 alteration, Lumo One from the Kalasatama Towers, business 
premises, and basic renovation of Siltasaari 10 and the operating theatres of HUS Jorvi
Hospital.

Revenue

594.3 (678.1) 

EUR million

Operating profit

15.4 (18.7) 

EUR million
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Developer-contracted housing units’ start-ups and 
recognition as income

14

1-9/2021: Fewer housing 
units were recognised as 
income, 194 (280). 

Revenue from housing 
construction EUR 197.7 
million.

The amount of completed,
unsold apartments was low,
8 (45) units.

Number of completed developer-
contracted housing units: 
2019: 808
2020: 515
2021e: 368



Investments – sales in shopping centres exceeded 2019 level

Revenue

 Consists mainly of revenue from shopping centre management and the recognition of sales income from the 
Decathlon project.

Operative operating profit

 Operative operating profit improved compared to the comparison period. In spite of the coronavirus pandemic, 
shopping centre operations have recovered well during the first half. Shopping centres remained open, but at 
the end of the period, the coronavirus restrictions continued to have an impact on the business of some of the 
tenants.

Shopping centres

 Occupancy rates: Pearl Plaza 100%, Okhta Mall 97.5%, 4Daily 90.3%

 The joint venture owned by SRV and the Chinese company Shanghai Industrial Investment (Holdings) Co., Ltd. 
signed a letter of intent on the sale of the Pearl Plaza shopping centre. SRV aims to complete the sale of the 
Pearl Plaza shopping centre during 2021.

 Sales in shopping centres exceeded the level of 2019. Visitor numbers are still lower that before the pandemic. 
The weakening of the corona situation may affect sales and visitor numbers towards the end of the year.

Revenue

6.2 (3.9) EUR million

Capital employed

177.0 (171.9  12/2020) 

EUR million

Operative operating 
profit

-2.8 (-3.8) EUR million*)

Operating profit

-2.9 (-6.9) EUR million
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*) effect of currency exchange fluctuations and items affecting comparability adjusted.



Investments – Capital employed
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Capital employed

(EUR Million) 30.9.2021 31.12.2020

Okhta Mall, shopping centre 69.8 67.1

Pearl Plaza, shopping centre 19.9 17.3

Tampere Deck and Arena 9.8 9.0

4Daily, shopping centre 6.2 5.6

Plots and other holdings 71.3 72.9

Total 177.0 171.9

• Invested capital largely consists of 
investments in subsidiaries, joint 
ventures and associated companies, 
loans issued, and accrued income from 
associated companies 

• Fluctuations in the rouble exchange 
rate also affect the amount of capital 
employed

• SRV does not apply the fair value 
principle

• The loan taken out by the company 
that owns the Pearl Plaza shopping 
centre, which was originally partially 
euro-based, was fully refinanced in 
spring 2021 using a completely rouble-
based loan, thereby reducing SRV’s 
transaction risk position by about EUR 
10 million. 



17

PROJECTS



New projects
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Kotka Event Centre 
Kulttuurikasarmi,

entertainment centre 
Woodspin fibre mill Laakso Joint Hospital

Announced 02/07/2021 19/08/2021 31/08/2021 23/04/2021 

Location Kotka Helsinki Jyväskylä Helsinki

Customer,
project 
type

Backstaff Oy

Public

Föreningen Konstsamfundet r.f

Private

Kiinteistökehitysyhtiö Jykia Oy

Private

The City of Helsinki and the Helsinki and 
Uusimaa Hospital District

Public

Description  Kotka’s new event centre

 Gross floor area of approximately 
7,700 square metres

 The total value of the cooperative 
project management contract is 
approximately EUR 27.6 million

 Work on the construction site started 
in July and the new event centre is 
scheduled for completion in summer 
2023

 The project involves a basic renovation 
of Helsinki’s former bus station, and the 
existing building will also be extended 
with both underground areas and a 
glass pavilion to be built in Narinkka
Square

 Total area of 4,400 square metres and a 
volume of 20,800 cubic metres

 The value of the project management 
conract is about EUR 19.5 million

 Construction started in October.
Completion in 2023. 

 Fibre mill for Woodspin Oy, the joint 
venture of the materials innovation 
company Spinnova and the pulp 
company Suzano

 Floor area of about 11,500 m², with 
production halls measuring around 
9,500 m² and offices and laboratories 
approximately 2,000 m²

 The project is valued at a total of about 
EUR 50 million, of which the project 
management contract accounts for 
around EUR 16 million

 The project started this autumn, 
completion at the end of 2022

 An alliance project

 Total area of 150,000 brm2

 The project is divided into several 
development and construction phases, 
with a total value of approximately EUR 
730 million

 The development phase is underway, 
preparatory work will start in early 
2022, the estimated completion of the 
last phase is in 2030



On-going projects
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Tampere
Deck and Arena

Kalasatama Towers, 
Lumo One

Tampere
Kalevankulma

Education and wellness 
campus in Siuntio

Location Tampere Helsinki Tampere Siuntio

Customer, 
project type Partners: OP, LähiTapiola, Ilmarinen, 

the City of Tampere and SRV

Kojamo

Development-contracted project

Divaani: Developer-contracted

UB, Pro ry, PAM ry, JHL ry sekä Tampereen 
Vuokra-Asunnot Oy: Development-

contracted

Municipality of Siuntio

Public 

Description  A multi-purpose arena, five residential 
towers, office and retail space and a 
hotel

 The total value of the project is 
approximately EUR 550 million

 Project management contract

 Completion: south deck completed in 
2021

 291 housing units, 31 floors, 
120 metres high 

 Completion in autumn 2022

 5 development-contracted housing 
projects and 1 developer-contracted
housing project 

 416 housing units and 9 retail premises

 Completion 2022-2023

 New premises for Finnish and Swedish 
speaking pupils from preschool to the end 
of comprehensive education

 Lifecycle project

 Total value with lifecycle services about 
EUR 37 million

 Completion in spring 2022



Completed projects

20

Finnish-Russian school Tampereen Topaasi ja Kruunu Kalasatama Towers, Loisto Tikkurilan Ensimmäinen

Completion
08/2021

Topaasi 08/2021
Kruunu 06/2021

09/2021 08/2021

Location Helsinki Tampere Helsinki Vantaa

Customer, 
project type

Senate Properties

Public

Partners: OP, LähiTapiola, Ilmarinen and 
SRV

Developer-contracted Developer-contracted

Description  Facilities for 700 students

 One of the largest wooden schools 
in Finland

 The two-storey and approximately 
6,300 gross square meter school 
building is built of solid wood 
elements

 The carbon footprint of a building is 
21% lower than in the average 
school building

 The project has been developed 
from the beginning in active 
cooperation with the building user

 Topaasi: 105 housing units
in floors 7-16

 Office premises Kruunu completed
next to Tampere Areena. 

 Kruunu is a a 7-storey office building 
with premises for rent on floors 2–7. 
Housing units also on the 7th floor and 
the casino on the 1st floor.

 249 housing units, 32 floors, 
124 metres high

 The moves started on 30th September

 53 housing units from studios to three 
room apartments in five floors

 The first owner-occupied housing 
project completed in Tikkurila's
downtown block

 Part of a complex of seven residential 
apartment buildings that will be built 
in the center of Tikkurila as a joint 
project of SRV and NREP



STRATEGY
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Long term financial 
objectives
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30–50% 

40–60% 

6% 

Operating profit: 6 per cent 
by the end of the strategy 
period 2021–2024

Gearing excluding the impact of 
IFRS 16: 40–60 per cent by the end 
of the period

The longer-term objective is to 
distribute dividend of 30–50 per 
cent of the annual result, taking 
into account the capital needs of 
business operations.

As the company gradually 
reduces its indebtedness, SRV 
expects that it will pay 
dividends in accordance with its 
dividend policy no earlier than 
for the 1 January–31 December 
2023 financial year.



CORONAVIRUS AND 
OUTLOOK



The coronavirus pandemic had some effect 
on SRV’s revenue and result, long-term 
implications difficult to predict

 Despite the coronavirus pandemic, we have mainly been able to 
keep  our construction sites running during the pandemic. The 
construction sites have progressed mainly as planned.

 precautionary measures against the pandemic have caused additional costs.

 In the Baltics, the pandemic is deteriorating, which may reflect 
in the situation of construction sites in Finland.

 In spite of the coronavirus pandemic, shopping centre 
operations have recovered well and sales in shopping centres 
exceeded the level of 2019 during the first three quarters. 
Visitor numbers are still lower that before the pandemic. The 
recent weakening of the corona situation will create uncertainty 
towards the end of the year.

 It is difficult to predict the long-term implications of the 
coronavirus pandemic. 
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Outlook for 2021 (updated)

 Consolidated revenue for 2021 is expected to amount to 
EUR 900–1,000 million (revenue in 2020: EUR 975.5 million). 
(Previously: EUR 900–1,050 million.)

 Operative operating profit is expected to improve on 2020 
and to amount to EUR 16–21 million (operative operating 
profit for 2020 in accordance with the new definition: EUR 
15.8 million). (Previously: EUR 16–26 million.)
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Towards a
lifecycle-wise 
reality. 



Appendices
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When analyzing
SRV please note 
capital intensive 

property 
development.

Key financials

1) Based on the contractual value as of 30.09.2021
2) The impacts of IFRS16 in 2019 have been adjusted out of the figures
3) The liability for payment of principal of housing corporation loans is transferred to the buyer at the 

completion of the property and time of sale.
4) Current liabilities 2021 include a EUR 20.0 million loan from the revolving credit facility, which can be rolled to 

April 2023 when the covenants are met.



The largest ongoing business construction projects
(estimated figures) 1/3
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Project, location Value of SRV 
contract 

MEUR

Project type Level of Completion, % Completion
date (estimated)

Tampere Deck, southern deck and 

infrastructure**
* Infra 99 Q4/2021

Tampere Deck, multipurpose Arena** * Retail 82 Q4/2021

Tampere Deck, Arena hotel** * Retail 85 Q4/2021

*The value of individual contracts has not been published.
**The total value of the Tampere Central Deck and Arena project is EUR 550 million.



The largest ongoing business construction projects
(estimated figures) 2/3
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Project, location
Value of SRV 

contract 

MEUR

Project type Level of Completion, % Completion
date (estimated)

Espoonlahti metro station, Espoo 48 Public 91 Q4/2021

Siltasaari 10, Helsinki 51 Retail 86 Q4/2021

Business premises for STUK 46 Public 68 Q1/2022

Kirkkonummi Wellbeing centre 32 Public 52 Q2/2022

Education and wellness campus in Siuntio 37 Public 43 Q2/2022



The largest ongoing business construction projects
(estimated figures) 3/3
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Project, location
Value of SRV contract 

MEUR
Project type Level of Completion, % 

Completion
date (estimated)

Open Innovation House 25 Public 39 Q2/2022

Oulu Market Square Hotel** * Retail 45 Q2/2022

HUS Bridge Hospital, Helsinki 243 Public 87 Q4/2022

HUS Jorvi Hospital, basic renovation 

of operating theatres
39 Public 31 Q1/2023

Renovation of Finnish National 

Theatre
40 Public 27 Q2/2023

Helsinki Upper Secondary School of 

Languages and Upper Secondary 

School for Adults

38 Public 8 Q3/2023

Kotka Event Centre 28 Public 3 Q3/2023

*The value of individual contracts has not been published.
** The contract for the 3rd phase of construction was signed during the second quarter.



The largest developer-contracted housing projects 
under construction in Finland (estimated figures)
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Project, location Value of SRV 
contract, MEUR

Completion, estimate Sold For sale

REDI Loisto, Helsinki 105 Q4/2021 241 8

Ilmarisenpuisto, Helsinki 20 Q2/2022
58 10

Kaleva Divaani, Tampere 14 Q3/2022
58 13

Satamarannan Jahti, Oulu 11 Q4/2021
43 10

Aarni, Vantaa 9 Q3/2022
16 26

Kartanonrinne, Kaarina 6 Q2/2022
18 11



The largest ongoing housing projects in Finland, 
housing contracting (estimated figures)

Housing project, developer Developer Completion
level, %

Completion date
(estimated)

Runoratsunkatu 11 Kojamo 90 Q4/2021

Joukahaisenpiha Kojamo 85 Q4/2021

Tammelan Engel Taaleri 48 Q2/2022

Piispanristi Kojamo 61 Q3/2022

Lumo One Kojamo 70 Q3/2022

Haltiantie 12 Kojamo 18 Q3/2022

Kannen Opaali Tampereen Tornit 53 Q4/2022

Kalevan Klaffi Pro ry, PAM ry, JHL ry 7 Q4/2022

Pyhtäänkorpi 15F (H-I) Kojamo 4 Q4/2022

Saunakukka DWS 2 Q4/2022

Haltiantie 14 Kojamo 8 Q1/2023

Kalevan Vitriini Pro ry, PAM ry, JHL ry 8 Q1/2023

Helsingin Höyrypilli & Vihellys Kojamo 12 Q3/2023

Pohjantytär DWS 15 Q3/2023



Consolidated income statement
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EUR million 1-9/2021 1-9/2020 Change, % 1-12/2020

Previous 12 

months

Revenue 596.3 683.0 -12.7 % 975.5 888.8

Other operating income 1.9 1.6 24.2 % 2.2 2.5

Change in inventories of finished good and work in progress -24.9 19.6 -227.1 % -0.8 -45.4

Use of materials and services -500.7 -623.1 -19.6 % -868.2 -745.8
Employee benefit expenses -52.7 -51.5 2.3 % -69.4 -70.6

Share of profits of associated and joint venture companies 1.5 -11.7 -113.1 % -13.6 -0.3

FX hedging costs -0.1 5.7 -102.2 % 5.5 -0.3

Other operating expenses -7.1 -8.5 -16.9 % -10.9 -9.4

EBITDA 14.2 15.2 -6.3 % 20.3 19.4

Depreciation and impairments -4.4 -5.6 -21.8 % -18.9 -17.6

EBIT 9.8 9.5 2.9 % 1.5 1.7

Financial income 4.1 3.3 26.8 % 3.7 4.6

Financial expenses -14.7 -26.2 -43.8 % -33.1 -21.7

Financial income and expenses total -10.6 -22.9 -53.8 % -29.4 -17.1

Profit before taxes -0.8 -13.4 -94.1 % -28.0 -15.3

Income taxes 0.4 -1.1 -137.5 % 2.9 4.4

Net profit for the financial year -0.4 -14.5 -97.4 % -25.1 -11.0



Balance sheet
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EUR million 1-9/2021 % 9/2020 % Muutos % 12/2020 %

Non-current assets 191.1 23.9 % 182.7 19.9 % 4.6 183.0 20.4 %

Inventories 426.2 53.2 % 513.5 55.9 % -17.0 474.0 52.7 %

Other current assets 132.4 16.5 % 138.8 15.1 % 27.2 145.1 16.1 %

Cash 51.1 6.4 % 70.6 7.7 % -27.7 96.7 10.8 %

Assets held for sale 0.0 0.0 % 13.8 1.5 % 0.0 0.0 0.0 %

Total assets 800.8 100.0 % 919.4 100.0 % -12.9 898.9 100.0 %

Equity 182.4 22.8 % 192.6 21.0 % -5.3 181.0 20.1 %

Non-current interest bearing liabilities1) 287.4 35.9 % 398.0 43.3 % -27.8 368.3 41.0 %

Other non-current liabilities 29.8 3.7 % 33.7 3.7 % -11.4 35.6 4.0 %

Current interest bearing liabilities  2) 32.7 4.1 % 14.4 1.6 % 127.5 17.4 1.9 %

Housing loans (current and non-current) included above 52.6 6.6 % 50.1 5.5 % 5.0 40.7 4.5 %

Other current liabilities 268.5 33.5 % 280.8 30.5 % -125.5 296.6 33.0 %

thereof advance payments related to construction contracts 116.8 14.6 % 99.6 10.8 % 20.0 86.0 9.6 %

Total equity and liabilities 800.8 100.0 % 919.4 100.0 % -12.9 898.8 100.0 %

1) IFRS 16 lease liabilities of interest-bearing debt 124.4 15.5 % 144.2 15.7 % -13.7 133.6 14.9 %

2) IFRS 16 lease liabilities of interest-bearing debt 2.5 0.3 % 2.6 0.3 % -6.0 2.6 0.3 %



Indebtedness in detail
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EUR million 1-9/2021 1-9/2020 12/2020

Non-current interest bearing liabilities

Loans from financial institutions 16.5 75.3 58.6

Bonds 93.9 135.4 135.6

Housing corporation loans 52.6 43.1 40.7

Lease liabilities. IFRS 16 124.4 144.2 133.6

Subtotal 287.4 398.0 368.4

Current interest bearing liabilities

Loans from financial institutions 20.0 4.7 14.8

Bonds 10.2 0.0 0.0

Commercial papers 0.0 0.0 0.0

Housing corporation loans 0.0 7.0 0.0

Lease liabilities. IFRS 16 2.5 2.6 2.6

Subtotal 32.7 14.4 17.4

Total interest bearing liabilities 320.0 412.3 385.8

Cash and cash equivalents 51.1 70.6 96.7

Net interest-bearing debt 269.0 341.7 289.1

Total interest bearing liabilities (excl. housing loans) 267.4 362.2 345.1

Net debt (excl. housing loans) 216.3 291.6 248.3



Consolidated cash flow statement
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EUR million 9/2021 09/2020 12/2020

Previous 12 

months

Cash receipts from customers 593.9 658.8 953.6 888.6

Cash receipts from other operating income 1.7 1.3 3.3 3.7

Cash generated from operations -573.9 -639.2 -888.7 -823.3
Net cash before interests and taxes 21.8 21.0 68.2 69.0

Interests received and other financial income 1.8 7.5 7.6 1.9
Interests paid and other expenses from financial costs -18.4 -26.3 -29.6 -21.6
Income taxes paid -0.5 0.0 0.0 -0.5

Cash flows from operating activities 4.7 2.2 46.3 48.8
Cash flow from investing activities 9.4 31.4 26.6 4.6
Cash flow from financing activities -60.2 10.1 -2.2 -72.5
Net change in cash and cash equivalents -46.1 43.7 70.7 -19.1

Effect of exchange rate changes in cash and cash equivalents 0.5 -0.9 -1.7 -0.4
Cash and cash equivalents at the beginning of financial year 96.7 27.7 27.7 96.7

Cash and cash equivalents at the end of period 51.1 70.6 96.7 77.2


