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ABSTRACT
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Title: Disclosure in CEO Letters before, during and after the Great Financial Crisis in
2008 - A study of two companies in the real estate industry in Sweden

Background and problem discussion: In 2008 a financial crisis was set off by the burst
of a real estate bubble. For many private stakeholders the crisis came more or less as a
surprise since they had not anticipated that something like this could occur. Since many
rely on the information stated in the annual reports of the companies it is important that
this information is relevant and reliable. One of the three most read parts in annual reports
are the CEO letters - personal letters written by the CEOs. There has been a debate about
the usefulness of the information stated in these CEO letters. Does it give a true and fair
view of the company or is it just a rhetorical tool to convince stakeholders? As a
stakeholder it is important to be able to rely on all the information given in annual
reports, both in good times and in bad times. Considering this the authors find it
interesting to examine how the communication in CEO letters differs before, during and
after the crisis and how it reflects the financial result.

Purpose: The purpose is to study the CEO letters of two Swedish real estate companies
and examine how the communication differs and how it reflects the financial results
before, during and after the great financial crisis in 2008.

Methodology: A textual analysis was performed on three CEO letters each, of two
Swedish real estate companies, Fabege and Castellum. Two kinds of methods for textual
analysis were used — content analysis and rhetorical analysis.

Results and conclusions: The communication did change when the financial crisis
occurred but how it differed was not entirely the same in the examined companies.
Fabege became more personal and disclosed more while Castellum became less personal
with less disclosure during the financial crisis. Still, some similarities were observed.
There was no tendency of any of the companies communicating more responsibility
during the crisis but instead they both blamed their operational environment for the poor
outcomes in greater extent. Both also made greater attempts to engage the readers and
create interest during and after the crisis. The theoretical framework could not explain all
differences — the authors found that other factors than the financial outcomes affected the
communication. How the information stated in the CEO letters reflected the financial
results also differed throughout the years. During the crisis financial results were not
reflected as objectively as when outcomes were positive.

Keywords: CEO letter; voluntary disclosure; communication; real estate industry;
content analysis; rhetorical analysis
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1 INTRODUCTION

1 INTRODUCTION

This opening chapter begins with a background description of the subject, followed by a
problem discussion which argues about the problems considering voluntary disclosure in
CEO letters. The purpose of this thesis is presented along with the research question and
the chapter closes with a presentation of the outline of this thesis.

1.7 BACKGROUND

The real estate industry represents about 40 % of the wealth in the world and in 2001 the
market boomed. This lead to an increase in construction activity and mortgages and by
the year of 2008 a real estate bubble had been built up. The prices on the market were
initially high and the banks had given credit with low security. When the bubble suddenly
burst and prices on the market fell drastically the financial crisis was a fact. The number
of subprime mortgage defaults became so high that the banks began having problems
surviving (Barkham 2013).

During the years prior to the financial crisis there were discussions about “The Great
Moderation” which was an expression for a stable economic situation. It therefore
became unlikely to think that a crisis would occur. In fact, some politicians even stated
that they had outplayed the economic cycle and that there would be no recession during
that cycle. At the same time there were analyzers and experts who warned about the fast
raising prices and interest rate levels, but unfortunately this information did not reach the
public by the time it was needed (Barkham 2013).

Stakeholders often rely on company information released by mass media (Davis 2006)
but even though media provides much information nowadays, stakeholders still find it
important to read the annual reports released by the companies. Annual reports consist of
financial statements and accounting narratives, which are both important for making
well-based decisions (Marton, Lumsden, Lundqvist & Pettersson 2012). The three most
read parts of annual reports are financial statements, CEO letters and sections about
strategies and goals (Ekenstam 2009).

Accounting narratives have become more common over the years and are constantly
increasing in extent (Bettie, Dhanani, & Jones 2008). Out of these, CEO letters have
become the most important and read text (Henderson 2004, Hyland 1998). CEO letters
are voluntary and, in theory, the only requirement they have to fulfill is to be consistent
with the information in the rest of the annual report (Jonéll 2006). In spite of this, Smith
and Taffler (1995) found in their study of CEO letters that they were not consistent with
the financial statements.

With this as a background one can conclude that it is important for stakeholders to
receive relevant information to base their decisions on. Since the real estate industry is
capital intensive, it can generate great revenues, but also great losses. Furthermore the
industry is exposed to risks such as raised interest rates and vacancies. These two factors
were in particular affected by the financial crisis in 2008 (Mizen 2008).
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1.2 PROBLEM DISCUSSION

For stakeholders to be able to trust the information given in annual reports, it needs to be
consistent throughout the report and provide a unified impression of the company’s
financial status (Aktiespararnal997). The information includes both financial statements
and accounting narratives. Some narratives are regulated - in Sweden the director’s report
is subject to auditing while other narratives, such as CEO letters, are unaudited and
voluntary (Arsredovisningslag 1995:1554)

There has been a debate about the usefulness of the information stated in these CEO
letters. Does it give a true and fair view of the company or is it just a rhetorical tool to
convince stakeholders? In an article in Dagens Industri, the author argues that the trend
for CEO-letters shows that the information in them is becoming less intriguing and
informative. He also means that the letters nowadays mostly consist of general
information about the company’s development. Furthermore he suggests that one reason
for this could be the desire to avoid disclosing information about the company’s future. In
this way they do not risk making forecasts which they cannot live up to (Carlsson 2006).

Another article describes CEO letters as an attempt to write something valuable but that
instead becomes a pointless, almost amusing, text filled with clichés and exaggerated
positivity. Year after year CEOs write about the future looking bright, the internationality
of the company and changes during the past year that created value. If there are problems
in the company and the outlook is negative there are ways to go around that as well, for
example by describing weakening as “negative growth”. It even occurs that CEOs do not
bother to write a completely new letter every year but instead they use copy-paste and
recycle the clichés used earlier (Oberg 2004).

The authors find it interesting to examine how CEO letters reflect financial results so
users of annual reports can rely on information given in CEO letters by comparing their
content to the actual financial results. Due to the importance CEO letters have when
stakeholders seek information about companies, the authors are concerned that the
information given is not relevant and reliable enough to give a true and fair view of how
the company is performing.

Considering that the real estate industry triggered the great financial crisis and later
suffered from it, the authors are curious to see whether the communication in CEO letters
changed before, during and after the crisis. It is essential for stakeholders to be able to
trust the information given in good times as well as in bad times. Therefore it is important
to be aware of how communication can differ in different situations and how the
information communicated reflects the actual financial results.
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1.3 PURPOSE

The purpose is to study the CEO letters of two Swedish real estate companies and
examine how the communication differs and how it reflects the financial results before,
during and after the great financial crisis in 2008.

To address the purpose the following research question was designed:

> How does the communication in the CEO letters differ, and how does it reflect the
financial results, before, during and after the great financial crisis in 20087

1.4 OUTLINE OF THE THESIS

After the introduction, chapter two presents the theories which act as the base for the
analysis. In chapter three the used methodology is discussed in respect to choices made
throughout the thesis. It also includes a description of the process of carrying out the
study. The empirical results follow in chapter four consisting of the content and rhetorical
analysis made of the CEO letters. In chapter five these results are discussed on the basis
of the theories presented in chapter two. The conclusion of the study is presented in
chapter six followed by suggestions for further research.
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2 THEORETICAL FRAMEWORK

The chapter below introduces the reader to the theoretical framework of which the
analysis and conclusions of the empirical results are based. First the function of CEO
letters is treated followed by a description of the concept of voluntary disclosure. After
this legitimacy theory, communication and impression management are presented as
tools for influencing how the reader perceives the company and the CEO.

2.1 CEOLETTERS

The inspiration for this thesis comes especially from the previous research made on the
subject by Kristina Jonéll (2006) and Ken Hyland (1998). They have both focused their
work on analyzing CEO letters with different kinds of textual analysis. Jonill has written
a dissertation where she describes and interprets the CEO letters of three large Swedish
companies and also a methodology book about how to analyze responsibility and
transparency in CEO letters. Hyland has, among other things, studied 137 CEO letters to
find out how CEOs present themselves and companies in a positive way, which role
metadiscourse plays and how rhetoric is used to persuade the reader.

The primary users, the stakeholders, of annual reports are shareholders, other investors
and creditors. (Hendriksen & Van Breda 1992). A Swedish annual report has to include a
balance sheet, an income statement, footnotes and a director's report (Arsredovisningslag
1995:1554). Except for these compulsory parts annual reports often also include a CEO
letter, analysis of the company's performance, information about the history of the
company, its financial status and plans for the future (Jonill 2006). Since the purpose is
to examine CEO letters the focus will be on those from now on.

CEO letters often resemble each other even if it is up the company to decide what they
want to include. Parts normally included are a summary of occurrences, accomplishments
and failures during the year, explanations about the financial results and expectations for
the future. CEO letters are an effective way to gain credibility from the readers and
thereby the stakeholders. CEO letters are personal letters which act as a way to increase
the interest for the company and decrease insecurities the reader might have (Jonill
2006).

As already mentioned, the CEO letter is voluntary and unaudited (Jonill 2006). Listed
companies are obliged to apply the conceptual framework of IASB. The framework aims
at financial reporting in a broad perspective meaning that it includes all the information
communicated to the users through the annual report. One important part of it is faithful
representation which means that the information should be complete, neutral and free
from errors (Marton et al. 2012). This means that the CEO letter, which is a part of the
annual report, should also go under the guidelines of the conceptual framework.

CEO letters might, depending on what is disclosed, provide the users with information to
make a more well-based decision (Preston, Wright & Young 1996). However, since it is
voluntary it gives companies the possibility to present the company in a way which is of
their own interest. By taking advantage of this they might not give the most faithful
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representation which becomes a problem when users partially rely on information stated
in CEO letters for making decisions (Preston et al. 1996).

2.2 VOLUNTARY DISCLOSURE

The purpose of information is to reduce uncertainty and therefore more information is
preferred to less. Still, information is only valuable if it changes or might change one's
decision. Hence, transparency and relevance are considered important factors for
stakeholders since they facilitate their decisions (Hendriksen & Van Breda 1992).

The degree of transparency is affected by to which extent and how clear the company
chooses to disclose information in their external financial reporting. By disclosing a
certain kind of information, the company is able to create the picture of themselves they
want to be associated with (Jonill 2009).

How transparent the company chooses to be may depend on several things, for example
the size of the company or in which culture the company operates. Studies have shown
that international companies are more transparent when it comes to financial information
in their reports while national companies are more generous disclosing non-financial
information. When it comes to additional non-financial information in annual reports
studies also show that legitimacy theory is commonly used to explain the presence of
them (Gray, Meek, Roberts 1995).

2.3 LEGITIMACY THEORY

Legitimacy has been characterized by Lindblom as:

“... a condition or status which exists when an entity’s value system is congruent with the
value system of the larger social system of which the entity is a part. When a disparity,
actual or potential, exists between the two value systems, there is a threat to the entity’s
legitimacy” (Lindblom 1994 p.2)

The theory concerns both legitimizing whole systems and legitimizing specific
companies. When the theory is used to legitimize a specific company it focuses on
reducing the legitimacy gap which means that when the performance of the company and
society's expectations of what the company should perform is not consistent, the
difference needs to be legitimized (Lindblom 1994).

It is a system-oriented theory (Deegan 2002) that prescribes that a company can only
continue to exist in the society where it operates if society feels that there is a consistency
between corporate values and the values of society (Gray, Owen, & Adams 1996). This
creates an external pressure on companies to disclose certain information that society
requires. In order for a company to earn legitimacy it needs to disclose the particular
information that society demands (Islam & Deegan 2007).

If a company has legitimacy problems different legitimacy strategies can be used to
resolve these problems. A few examples of these strategies are to change the
stakeholder's impression of certain occurrences, redirect attention from the legitimacy gap
and attempt to change the external expectations from the society (Lindblom 1994).



2 THEORETICAL FRAMEWORK

Legitimacy is a key aspect for the survival of companies and CEO letters can be a
platform for communication and implementation of legitimacy strategies (Jonill 2009).

2.4 COMMUNICATION

In the following paragraphs communication in a broad perspective is presented to give a
theoretical framework for analyzing communication in CEO letters.

2.4..1LINEAR MODEL OF COMMUNICATION

A well-known model showing how communication channels are used was presented by
Shannon and Weaver in 1998. According to them communication is a simple and linear
process where the actual communication is a transmission of a message from a
transmitter who encodes the information to a receiver who decodes it (Shannon &
Weaver 1998).

Source Transmitter Receiver Destination
e e R ——
Message Signal —— Received Message
! Signal

MNoise Source

Figure 1 Shannon and Weaver’s communication model

The information source decides which message to send. In the next step the message is
transmitted and encoded to a signal by the transmitter in order for the message to reach
the receiver. The signal has to go through a channel which can be exposed to a noise
source and thus change how the message is perceived. The receiver decodes the signal so
that the message finally reaches its destination (Shannon & Weaver 1998).

This model can explain how messages in CEO letters are encoded by CEOs and decoded
by the readers.

2.4.2 RHETORIC

Rhetoric is about persuading the audience and annual reports are considered to be filled
with rhetoric text and images to convince the reader. The authors of annual reports intend
to find a way to control how the text is interpreted by the readers. It is a communication
act where the company attempts to communicate its key messages to stakeholders and
hopes that they decode the messages in the desired way (Crowther, Carterb & Cooper
2006). The CEO letter in particular is an effective way to convince a reader of ones
message (Amernic & Craig, 2007).
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There is a “language of managerialism” which is consistently used throughout annual
reports and by using words such as vision and mission it helps create a picture to convince
the readers. These texts are often accompanied by a considerable amount of images to
enhance the key messages (Crowther, Carterb & Cooper 2006).

Rhetorical analysis is a good way to analyze the communicated responsibility and
degree of transparency in CEO letters (Jondll 2006), which is of importance in this thesis
since it provides a tool for analyzing how the communication differs before, during and
after the great financial crisis and how information is angled in the interest of the
company. The analysis looks at three tools which are used for authentication when
intending to persuade the reader. These are known as ethos, logos and pathos and are
used to appeal to the reader as ethical, logical and emotional proof. Further explanation is
provided in chapter three.

2.4.3 COMMUNICATION IN DIFFERENT SITUATIONS

Communication differs in different situations and for the analysis of what the CEO letters
communicate it is important to have an understanding for why and how this can be
displayed.

Causal reasoning and attributions tend to be more extensive when outcomes have been
unfavorable than when they have been favorable. Research has also shown that
unfavorable outcomes are often explained by an unstable economy, uncontrollable causes
and other external causes. When the outcomes have been favorable on the other hand,
attributions are generally fewer and the ones that exist are focused on internal causes such
as decisions made within the company (Bettman & Weitz, 1983).

A study showed that CEO letters contain self-serving attributions both when it comes to
strengthening the company’s performance and in defending poor outcomes. The same
study found that these self-serving attributions do in fact convince the investors since
they could be linked to an increase of stock prices. Furthermore the research indicates
that self-serving attributions are not a case of authentic communication but instead a form
of impression management (Staw, McKechnie & Puffer 1983).

2.5 IMPRESSION MANAGEMENT

Impression management originates from the field of social psychology and is a
dramaturgical metaphor of people acting on a stage in front of an audience (Goffman
1959). It can be explained as a way for both individuals and organizations to use data
selectively in order to present themselves in a better light (Clatworthy & Jones 2006). It
can also be defined as the process by which people try to influence the impressions others
receive from them (Brennan, Guillamon-Saorin & Pierce 2007).

The use of impression management may be justified by management's wish to show a
convincing positive view of the company's achievements. This kind of behavior is
presented among all kinds of firms, but especially in those where performance is poor.
Thus, regarding financial reporting it is obviously a great risk that impression
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management cannot be combined with the requirement to show stakeholders neutral,
impartial information in annual reports. Studies have shown that impression management
can have devastating consequences for stakeholders. (Clatworthy & Jones 2006).

CEO letters are generally seen as promotion, completely designed to create a corporate
image to stakeholders. Since it is written as a personal letter to the reader, the document
has a huge impact when it comes to building credibility and convincing the readers
(Hyland 1998). Hence, when CEO letters are subject to impression management it
becomes difficult for stakeholders to determine the credibility and trustworthiness of the
information (Rahman 2012).
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This chapter initiates with a description of the research design, the criterions for the
selected data and the collection of the same. Thereafter the two methods of textual
analysis performed are explained thoroughly and the chapter is completed with an
evaluation of the methods used.

3.1 RESEARCH DESIGN

Since the purpose was to study CEO letters to examine how communication differed and
how it reflected financial results before, during and after the great financial crisis, an
interpretation of these differences and creation of a deeper understanding for them was
attempted to achieve. In order to do this the research was based on theories which helped
in understanding how what is communicated might not reflect the underlying facts.

The study was made on the annual reports of two companies and a textual analysis was
carried out. The CEO letters were analyzed using the methodology of Kristina Jonall
(2006) for making textual analysis of CEO letters. The perceptions of the actual financial
situation of the companies were based on relevant financial results and key ratios which
were obtained from each company's annual reports. By choosing two companies it
became possible to compare the companies and make a more reliable conclusion. The
study was made on the CEO letters from three years to enable an analysis that included
the dimension of financial crisis and how communication differs in different situations.

3.2 SELECTION OF COMPANIES

In order for the two cases examined in this study to be comparable the selected
companies had to operate in the same industry. Since a part of the purpose was to
examine the difference before, during and after the great financial crisis, an industry
which both affected and was affected by the financial crisis was selected. The authors
found the real estate industry appropriate for the purpose.

The following four criteria were set up for selecting suitable companies for the study:

Operating in the real estate industry

Swedish

Approximately the same size in respect to revenue
Listed groups

YV V V V

The companies needed to be Swedish since the CEO letters were examined and it
facilitated the execution if they were written in Swedish. Furthermore the selected
companies were considered to become more comparable if of comparable size. By
selecting Swedish, listed groups it was ensured that both companies applied the same
accounting principles and therefore showed comparable results. With these criteria in
mind Castellum and Fabege were chosen which are both on the Swedish stock market and
of comparable size in respect to revenue.
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3.3 SELECTION OF YEARS

In order to see how communication in CEO letters changed before, during and after the
great financial crisis the CEO letters from three years; 2006, 2008 and 2010, were chosen.
2008 was selected as the year during the financial crisis since it was the year when both
companies, together with many others, were the most affected by the crisis. There was a
time of prosperity in 2006 why this year was chosen as the year of comparison before the
crisis. Both companies had recuperated in 2010 and since it was appropriate to have the
same interval between the years, 2010 represented the year after the crisis.

3.4 SELECTION OF FINANCIAL RESULTS AND KEY RATIOS

Perceptions of the actual situation of the companies were based on four selected financial
results and key ratios. These were net income, interest coverage ratio, return on equity
and return on capital employed. These are indicators that show how the balance sheet and
income statement change before, during and after the great financal crisis for the two
selected companies. Interest coverage ratio is especially interesting when analyzing the
real estate industry since it is very much affected by changes in interest rates. (Johansson
& Runsten 2005)

3.5 COLLECTION OF DATA

The data for the results were found on the websites of Fabege and Castellum. The
information for the description of the companies was found directly on the websites while
the financial results and the CEO letters were found in PDF files of the annual reports
which were downloaded.

3.6 METHODS FOR TEXTUAL ANALYSIS

There are many different types of textual analysis (Hellspong 2001) and the chosen types
for this thesis were content and rhetorical analysis of the CEO letters. The methodology
of this thesis was based on the methodology of the licentiate dissertation by Kristina
Jonill (2006). Her contribution with the dissertation was partially methodological and
provides a method for using textual analysis for examining transparency and
responsibility in CEO letters which was suitable for this thesis.

3.6.1 CONTENT ANALYSIS

Content analysis is a tool by which the existence of words or phrases in a text is analyzed.
Existence, frequency and spread of words and phrases are compressed into fewer
categories. These categories are then studied in a broader sense, which includes
examining trends, patterns and relationships between concepts. The categories are based
on words, meaning of words, expressions or themes (Krippendorf 2004, Weber 1985,
Neuendorf 2002).

The purposes of carrying out a content analysis can be several and one of them is to
compare different texts from different times to examine if there are any similarities or
differences. This kind of analysis often focuses on what is specifically said but it can also
be used to analyze what has been left out (Krippendorf 2004). A content analysis was
useful for this thesis since it made it possible to see patterns and trends in the text and
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also compare the CEO letters between the years. It also helped to address the question
about how the information given in CEO letters reflects the financial results before,
during and after the great financial crisis in 2008.

KEYWORDS

In order to carry out a content analysis one has to define keywords and determine the
conditions for coding. When the content analysis was carried out the text was coded and
divided into different parts. A coding protocol was established where the keywords
chosen were listed. Then, all six CEO-letters were read in order to create an overall
picture of the content. Furthermore, the letters were printed and analyzed manually using
the coding protocol and listed keywords.

In the method chosen the analysis was supposed to give answers about how responsibility
and transparency are communicated in CEO-letters (Jonéll 2006). Since the focus of this
thesis was communication in CEO letters the authors found it relevant to use the same
keywords as Jonill. She means that when communicating responsibility and transparency
through texts the demands of stakeholders are fulfilled. Due to the fact that both Jonélls
(2006) method and examined CEO letters were written in Swedish the keywords in this
study were also Swedish.

RESPONSIBILITY

There are several possible ways to express responsibility. One way to assess the level of
responsibility is to investigate how often personal pronouns are used and in which way
they are used when the CEO explains an occurrence. If they are used to explain
unfavorable situations or decisions it is always read as responsibility, although it is not
always the other way around. Responsibility can be reinforced when verbs such as kan,
bor, skall, vill are used in combination with personal pronouns or if phrases in
combination with personal pronouns include words like lova, forsékra, vidta atgarder,
engagemang (Jonall 2006).

To not use personal pronouns at all creates a greater distance between the writer and the
reader which could lead to the writer being perceived as less responsible. When one does
not want to show responsibility one tends to move focus from oneself to other people or
externalities (Jonéll 2006).

Responsibility/non-responsibility is examined in two dimensions. In the first one it is
investigated how and how often personal pronouns are used and also how and how often
words that reinforce responsibility are used in combination with personal pronouns. The
other dimension, non-responsibility, examines how and how often externalities are used
as an explanation (Jonill 2006).
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3 METHODOLOGY

The personal pronouns in the content analysis are restricted to include first person
singular and plural.

Person Subjective Objective Possessive
First person singular jag mig (min/mitt/mina)
First person plural vi 0ss (var/vart/véra)

Table 1 Personal pronouns (Jonill 2006)

Words that reinforce responsibility include: kan, kunna, bor, borde, kommer, skall, maste,
vill, lova, forsékra, vidta, engagemang, rakna (med), forvanta (vanta sig), tro, vet, (vara)
overtygad (Jonéll 2006).

The externalities include words such as: marknad, leverantor, omstéandigheter, ogynnsam,
valutakursférandringar. These words only count when they actually point at something
else than the own company or the staff and/or when they are used to explain unfavorable
situations (Jonall 2006).

TRANSPARENCY

An important goal for a writer when it comes to communicate information is to reduce
both his own and the reader's uncertainty about occurrences and risks through the
language of the text. You can say that there is transparency in an CEO-letter if the writer
does not try to hide or trivialize negative occurrences or results while emphasizing the
positive ones. Therefore, transparency can be strongly linked to how financial results are
presented, how demand and sales are discussed and in which way important decisions in
general or about the future are written (Jondll 2006).

Transparency is also strongly linked to voluntary disclosure. In this thesis the authors
chose to focus on the kind of words that indicate how well the company is operating
(investeringar, vakanser, nyuthyrning, nettouthyrning) and the role of the employees
throughout the year (personal, anstallda, medarbetare, arbetsstyrka) (Jonéll 2006). When
it came to the words describing the companies operating environment typical words for
the industry were chosen instead of Jonélls original suggestion of words. The reason for
this is that Jonill did her study on manufacturing companies, while the ones examined in
this thesis were service companies.

The aspect of transparency was especially difficult to analyze based only on a content
analysis since the words chosen for coding are considered both sensitive information and
words which can be used to present the company in a positive way. An example is the
word ““medarbetare” which is considered to be a word indicating transparency but can
also be used to promote the organization. Another important factor to bear in mind is that
a content analysis only shows if the company is transparent regarding the chosen key
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words, in this thesis Operation and Work force. In reality there are plenty of other things
to be transparent about. Hence, it was important to complement the discussion with the
results of the rhetorical analysis.

3.6.2 RHETORICAL ANALYSIS

Rhetoric is an old technique primarily used when speeches were written. Today it is also
applicable when it comes to analyzing CEO letters where it has as a main purpose to
persuade the reader (Jonill 2006).

Rhetorical analysis is therefore about examining how a text is designed to be convincing.
The basic assumption of this kind of analysis is that all language is fundamentally about
influencing in one way or another, and that whoever is behind the text always wants to
control or influence the readers way of decoding the message. CEO letters are full of text
and expressions attempting to explain occurrences and decisions taken. This makes them
an excellent subject for rhetorical analysis. Such analysis can reveal much about how the
CEO sees the company in the near future as well as it can provide an understanding of
how business leaders communicate responsibility and transparency through text (Jonill
2006).

In rhetoric there are three tools for authentication which are known as ethos, logos and
pathos. These are used to appeal to the reader as ethical, logical and emotional proof
when intending to persuade the reader. When responsibility is communicated is
strengthens ethos and when transparency is communicated it strengthens logos. The use
of pathos strengthens both the sense of communicating responsibility and being
transparent (Jondll 2006). Since that both Jonills (2006) method and examined CEO
letters were written in Swedish the rhetorical analysis was also performed in Swedish.

ETHOS - RESPONSIBILITY

Ethical proof in a text communicate credibility and responsibility. They describe the
authority, role and image of the writer which is important for whether the message will be
accepted or not by the reader. Even if the message is true it has to be build up with ethos
in order for it to reach the reader. One way of strengthening ethos is by communicating
responsibility.

When creating ethos in a text there are several qualities which the writer has to
communicate. These are Qualifications and Characteristics, Credibility and Security.
Qualifications and Characteristics means that the writer presents himself as an
experienced, skilled and authoritarian person. Credibility is about being competent,
having expertise and making well-based decisions while Security means that the writer
legitimizes himself as a responsible, kind and moral person. In order to analyze ethos, one
can use interpersonal metadiscourse (Jondll 2006). When using interpersonal
metadiscourse as a tool for analyzing ethos one examines to which extent the writer uses
hedges (kanske, det verkar som, mojligtvis), emphatics (sékert, otvivelaktigt, tydligt) used
for underlining and attributors (enligt, X séger). One also examines attitude markers
which are expression that show the attitude of the writer towards statements made in the
text (Overraskande, forhoppningsvis) and relational markers referring to build a
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3 METHODOLOGY

relationship to the reader (som ni kan se) (Hyland 1998).

LOGOS ~ TRANSPARENCY

Logos is the objective information in the text which is used as a logical proof for showing
the reader that the problems, statements, assumptions and conclusions are objective and
well-based. When one analyzes the argumentation one can look at the extent of the
information, how relevant it is and whether or not the information is enough to come to a
conclusion. Sometimes less objective information is revealed on purpose in order to angle
the subject. Transparency is therefore important for the extent of logos in the text.
Besides the objective information logos also includes words that are used to link words
and phrases so that it becomes logical. These kinds of words can help the reader to
understand and interpret the text. Examples of linking words are sequencers (forsta,
nasta, sista), frame markers (som jag tidigare sa) and announcements (Som ni kommer att
se). Linking words can also express the writer’s attitude (inte, fOrhoppningsvis,
antagligen). Logical arguments also explain and define the text (till exempel, det vill
saga, med andra ord), show what has been done and who has done it (Jonill 2006).

PATHOS - ENGAGE AND CREATE INTEREST

When the writer affects the readers emotions by showing his own emotions pathos is
created. Both text and images can be used to do this and by being present in the text the
writer shows his engagement. A lack of presence gives a feeling of neutrality which can
be perceived as nonchalance and lack of engagement.

The writer should be able to engage the reader in the text and this is often done by
creating a dialogue (K&ra aktiedgare, ni kanske undrar varfor vi). Other things that can
be analyzed are the use of metaphors and other symbolic expressions which attempt to
create a bigger picture of experiences, ideas, feelings and insights (Jonill 2006).

3.7 EVALUATION OF METHODS

3.7.1 RELIABILITY

A high reliability is achieved if the study is free from random errors and therefore it is
important to avoid mistakes while collecting and processing data (Esaisson 2009). The
aim was to reach as high reliability as possible which was done by carrying out the
analysis manually instead of using a computer program. By doing this greater control of
the process was achieved since it was made meticulously and by both researchers.
Furthermore a higher reliability was achieved since both the content analysis and the
rhetorical analysis was made by the two researchers separately and any differences
between the analyses were discussed.

3.7.2 VALIDITY

A high validity is characterized by answering the research questions and fulfilling the
purpose why it is important to base the entire study on the purpose (Esaisson 2009).
Earlier in this chapter it has been argued about why each method was useful for the
purpose and thereby the research question of this thesis.
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In the study two large real estate companies which can be considered representative in the
Swedish real estate market were examined. No general conclusions can be drawn from
only two cases and aspects such as size or culture could affect the outcome. Still, it is
likely that the trends and patterns found in these two cases are valid in similar companies.

3.8 SOURCE CRITICISM

One should be critical to sources during the data collection in order to avoid inaccuracies
in the study. It is important to use credible sources of high quality and also to be aware of
where the sources come from (Esaisson 2009).

Throughout the search for literature the researches aimed to be critical of each source and
use sources considered relevant, reliable, up to date and of high quality. Sometimes it was
difficult to combine relevance with up to date literature. Several sources in this thesis are
therefore not up to date but were still considered relevant and therefore included anyway.

The information contained from the annual reports of the companies can be considered
subjective. However the purpose was to examine if there were any differences in the
communication in the CEO letters and if it reflected the financial results why it was not
considered an issue. The issue was instead that the way the researchers read the
information could have affected the result since they might have been partial and bias. An
attempt to avoid this was made by being two researchers reading the information
separately and several times.
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4 EMPIRICAL RESULTS

The following chapter begins with a brief presentation of the two companies and a
summary of their financial results. It continues with the results of the content analysis,
which focuses on responsibility and transparency, and finishes with the results of the
rhetorical analysis which is divided into ethos, logos and pathos.

4.1 PRESENTATION OF THE COMPANIES

4.1.1 FABEGE

Fabege is a listed real estate company whose main focus is renting out and administrating
offices and property development in the Stockholm region. The CEO of Fabege entered
the position of CEO in January 2007 and has written all of the CEO letters analyzed in
this thesis. Thus, he did not make any decisions for Fabege in the role of CEO during
2006 (Fabege 2013).

4.1.2 CASTELLUM

Castellum is also a listed real estate company which mainly operates in five areas in
Sweden which are all located nearby big cities. Their main activity is renting out
commercial premises. The CEO of Castellum was the same during all three years
examined and had held this position in the company since January 2006 (Castellum
2014).

4.2 FINANCIAL RESULTS OF THE COMPANIES

To answer a part of the research question, to examine how communication in CEO letters
reflected the financial results of each company before, during and after the great financial
crisis, perceptions of the companies’ performances were based on relevant financial
results and key ratios presented below.

Fabege 2006 2007 2008 2009 2010
Net income 1697 425 =511 1812 2266
Interest coverage ratio 3 2,6 1,9 2,8 2,1
Return on equity 16 43 —4.,8 15,4 19,8
Return on capital employed 8,7 42 -1,7 9,9 9

Table 2 Financial results, Fabege (Arsredovisning 2006-2010)

Fabege was affected by the financial crisis in 2008 which is shown by the fact that all
performance indicators were the lowest at this point. However, they managed to recover
soon and had even reached better results in 2010 than 2006 in general.
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Castellum 2006 2007 2008 2009 2010
Net income 1674 1487 —663 160 1964
Interest coverage ratio 3,4 2,9 2,6 3,1 3,0

Return on equity 16,4 16,4 -6,6 1,7 16,5
Return on capital employed 10,8 9 2.4 2,6 10,4

Table 3 Financial resluts, Castellum (Arsredovisning 2006-2010)

For Castellum the financial development during the same period looked quite similar -
they were undoubtedly affected by the crisis in 2008. All indicators were positive again in
2009 but still at a very low level comparing to 2006, which is a difference from Fabege.
In 2010 the company had once again reached the previous levels and recovered from the
crisis.

4.3 RESULTS OF THE CONTENT ANALYSIS

A content analysis was performed on the CEO letters of both companies and the results of
this are presented below. Whether the CEO expresses responsibility was examined in two
dimensions. The first dimension looked at how responsibility was communicated. Tables
4 and 9 show how often and which personal pronouns were used and tables 5 and 10
show whether these personal pronouns referred to the past or the future. Tables 6 and 11
display how often words that reinforce responsibility were used in combination with the
personal pronouns. The other dimension, non-responsibility, shows how often
externalities were used as an explanation of which one can see the results in tables 7 and
12. Tables 8 and 13 display the degree of transparency by showing how much potentially
sensitive information was disclosed and whether it referred to the past or the future.
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Below the results of the content analysis for Fabege are presented and later the
corresponding tables are presented for Castellum.

4.3.1 FABEGE

Personliga pronomen 2006 2008 2010
Jag 0 1 5
Mig 0 0 0
Min/mitt/mina 1 0 1

Vi 14 18 12
Oss 0 2 2
Var/vart/vara 11 14 12
Summa personliga pronomen 26 36 32

% andel personliga pronomen 3,8% 4,9% 3,7%

Totalt antal ord 693 741 858
Omvérldsord 2006 2008 2010
Marknad/er/en 6 8 11
Leverantor 0 0 0
Omsténdigheter 0 0 0
Ogynnsam 0 0 0
Rénta/e- (ej rdntemarknad) 1 9 1
Valuta 0 0 0
Kris 0 2 1
Summa "omvirldsord" 7 19 13

% andel omvarldsord 1,0% 2,6% 1,5%
Totalt antal ord 693 741 858

Table 4 Use of personal pronouns and externalities, Fabege

The use of personal pronouns increased during the crisis and in 2010 levels were the
same as the year prior to the crisis. Words aiming at using externalities as explanations
more than doubled in percentage terms during the crisis and were still on a higher level in
2010 than in 2006. The most commonly used words were Marknad/er/en and Ranta/e-.

Personliga pronomen 2006 2008 2010
Datid 12 20 11
Framtid 14 16 21

% andel détid 46,1%  55,6%  34,4%
%andel framtid 539%  444%  65,6%
Totalt antal pronomen 26 36 32

Table 5 Personal pronouns, past and future, Fabege

The distribution of pronouns was quite even in 2006 and during the crisis year the slight
difference was inversed. In 2010 the focus was much more on the future than on the past.
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4 EMPIRICAL RESULTS

Ansvarsforstarkare 2006 2008 2010
Kan/Kunna
Bor/Borde
Skall/Ska

Kommer

Maste

Vill

Lova

Forsédkra

Vidta

Engagemang
Rékna (med)
Forvanta (vénta sig)
Tro

Vet

(Vara) dvertygad
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Summa Ansvarsforstiarkare
% andel ansvarsforstirkare 0,6% 0,7% 0,5%
Totalt antal ord 693 741 858

Table 6 Reinforcing responsibilty, Fabege

Few words reinforcing responsibility were used and the amount was at approximately the
same level during all three years.
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Oppenhetsord 2006 2008 2010
Investeringar 1 1 2
Vakans 0 1 2
Nyuthyrning 0 2 0
Nettouthyrning 0 0 2
Totalt "verksamhet" 1 4 6

% andel verksamhet 50,0% 80,0% 85,7%
Personal 0 0 0
Anstillda 0 0 0
Arbetsstyrka 0 0 0
Medarbetare 1 1 1
Totalt "personal" 1 1 1

% andel personal 50,0% 20,0% 14,3%
Totalt antal 6ppenhetsord 2 5 7

% andel 6ppenhetsord 0,3% 0,7% 0,8%
Totalt antal ord 693 741 858

Table 7 Degree of transparency, Fabege

The words indicating transparency were generally few but increased in extent in both
2008 and 2010. Out of the two categories Operations (“‘verksamhet”) and Work force
(““personal™) it was Operations which stood for the increase while Work force decreased
in percentage terms.

C")ppenhetsord 2006 2008 2010
Datid 1 2 1
Framtid 1 3 6

% andel datid 50,0%  40,0% 14,3%
% andel framtid 50,0% 60,0% 85,7%

Table 8 Degree of transparency, past and future, Fabege

The distribution of words indicating transparency was even in 2006 but then focus shifted
drastically towards the future in the following years.
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4.3.2 CASTELLUM

Personliga pronomen 2006 2008 2010
Jag 3 3 2
Mig 0 0 0
Min/mitt/mina 0 0 3

Vi 0 0 4
Oss 0 0 0
Var/vart/véra 2 0 0
Summa personliga pronomen 5 3 9

% andel personliga pronomen 0,6% 0,5% 1,4%
Totalt antal ord 882 627 657
Omvarldsord 2006 2008 2010
Marknad/er/en 5 4 7
Leverantor 0 0 0
Omsténdigheter 0 0 0
Ogynnsam 0 0 0
Rénta/e- (ej rintemarknad) 7 12 5
Valuta 0 0 0
Kris 0 4 |
Summa "omvirldsord" 12 20 13

% andel omvérldsord 1,4% 3,2% 2,0%
Totalt antal ord 882 627 657

Table 9 Use of personal pronouns and externalities, Castellum

There was a very limited amount of personal pronouns in relation to the amount of words
in total. The use of personal pronouns did not change significantly between 2006 and
2008 but in 2010 there was an increase of the pronouns. Words aiming at using
externalities as explanations more than doubled in percentage terms during the crisis and
were still at higher level in 2010 than in 2006. The most commonly used words were
Marknad/er/en and Ranta/e-.

Personliga pronomen 2006 2008 2010
Détid 2 0 3
Framtid 3 3 6

% andel datid 40,0%  0,0% 33,3%
%andel framtid 60,0% 100,0% 66,7%

Table 10 Personal pronouns, past and future, Castellum

The distribution of pronouns referring to the past and the future were quite similar in
2006 and 2010. During the crisis all pronouns referred to the future.
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Ansvarsforstarkare 2006 2008 2010
Kan/Kunna 1
Bor/Borde 0
Skall/Ska 0
Kommer 1
Maste 0
Vill 0
Lova 0
Forsédkra 0
Vidta 0
Engagemang 0
Rékna (med) 0
Forvinta (vénta sig) 0
Tro 0
Vet 0
(Vara) overtygad 1

3
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Summa Ansvarsforstirkare
% andel ansvarsforstarkare 0,3% 0,0% 0,9%
Totalt antal ord 882 627 657

Table 11 Reinforcing responsibility, Castellum

In general, there were very few words reinforcing responsibility and during the crisis
there were none. The amount was at its highest in 2010.
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C")ppenhetsord 2006 2008 2010
Investeringar 13 2 4
Vakans 8 1 2
Nyuthyrning 1 0
Nettouthyrning 2 0 2
Totalt "verksamhet" 24 4 8

% andel verksamhet 92,3% 80,0% 80,0%
Personal 0 0 0
Anstillda 0 0 1
Arbetsstyrka 0 0 0
Medarbetare 2 1 1
Totalt "personal" 2 1 2

% andel personal 7,7% 20,0% 20,0%

Totalt antal 6ppenhetsord 26 5 10
% andel dppenhetsord 3,8% 0,7% 1,1%
Totalt antal ord 693 741 858

Table 12 Degree of transparency, Castellum

Words indicating transparency were many in 2006 but decreased remarkably during the
crisis. In 2010 more words indicating transparency were used but still few in comparison
to 2006. Out of the two categories Operations (*““verksamhet”) and Work force
(““personal’) it was Operations that stood for the majority of the words used. Therefore it
was also these which decreased the most while Work force was at a constant level.

Oppenhetsord 2006 2008 2010
Datid 15 4 5
Framtid 11 1 5

% andel datid 57,7%  80,0%  50,0%
% andel framtid 42,3%  20,0% 50,0%

Table 13 Degree of transparency, past and future, Castellum

The distribution of words indicating transparency referring to the past and the future was
even in 2006 and exactly the same in 2010. During the crisis the majority of the words
referred to the past.
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4.4 RESULTS OF THE RHETORICAL ANALYSIS

Hereby follow the results of the rhetorical analysis. First the results of Fabege are
presented followed by the results of Castellum. The results have been divided according
to the three categories ethos, logos and pathos. These three categories have been divided
into three subcategories namely the three examined years; before, during and after the
great financial crisis in 2008. The results are presented in tables to facilitate comparison
between the years. In these tables a representative quote for each category and year is
found followed by a brief comment of which kind of ethical, logical and emotional proof
that was used. The comments are given in line with the methodology book by Jonill
(2006).

4.4.1 FABEGE

Ethos Quote Comment

2006 "Fabege &r idag en av de framsta This is an example of using credibility
aktorerna pa fastighets- och to create ethos. Credibility is easier to
hyresmarknaden i Stockholm. Vi tillhér | achieve if the company has been
sedan lange de mer transaktions- successful in comparison with its
intensiva fastighetsbolagen och har en | operational environment since the
val utvecklad projekt- och forédlings- | success is enough to prove credibility.
verksamhet. Med 1,6 miljoner val
samlade och attraktiva uthyrningsbara
kvadratmeter, mest kontor, i
Stockholmsregionen har vi en stark
marknadsposition."

2008 “Vi fick se vardejusteringar nedat By comparing himself to the leading
framst i C-lagen medan A-lagen, dar real estate analysists the CEO creates
Fabege har flertalet av sina credibility since he presents himself as
fastigheter, klarade sig battre. Det &r a competent person who has expertise.
en bild som jag, liksom flera ledande
fastighetsanalytiker, bedomer kommer
att sta sig.”

2010 “Jag upplever att efterfrdgan pdbra | By expressing this kind of personal
lokaler 6kade markant under slutetav | conviction the CEO gives the reader a
2010 och ser tydliga flyttstrommar till | sense of security as he, in a way, takes
kvalitetshus™ personal responsibilty for what is said.

Table 14 Examples of ethos, Fabege
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Logos Quote Comment

2006 "For andra aret i rad dversteg The first section of the CEO letter
Fabeges resultat efter skatt tva describes the financial results in an
miljarder kronor. Avkastning pa eget objective way which gives the reader a
kapital uppgick under aret till nastan lot of relevant information and allows
20 procent. Soliditeten var vid the reader to come to his own
arsskiftet 6ver 40 procent. Efter &nnu | conclusions based on the given
ett bra ar har Fabege en mycket stark | information.
finansiell stéllning. Borskursen for
Fabege-aktien fortsatte upp for
attonde aret i rad. Under 2006 uppgick
totalavkastningen till drygt 28
procent.”

2008 “Vi fortsatte att effektivisera A way to create logos is to disclose
verksamheten och utvecklade samtidigt | information about what has been done
vara férvaltningsenheter och and who has done it. The arguments
medarbetare. Ett exempel pa are tied together and reinforce each
framgangsrikt effektiviseringsarbete ar | other by creating a logical link from
att vi minskade energiférbrukningen one sentence to another.
med 8 procent, vilket &r gladjande ur
bade kostnads- och miljoperspektiv”’

2010 “Vara pagaende projekt och projekt- | Here the CEO supports his own
mojligheter i bra lagen ska ocksa statements by linking the arguments in
bidra till 6kat kassafléde och vérde- a logical way and thereby makes his
tillvéxt och det ar nu ett utmarkt lage conclusions logical.
att 6ka investeringsvolymen. Vi har en
attraktiv projektportfolj med stor
potential och en stark balansrékning
som skapar utrymme for investeringar
i nya vardeskapande projekt samt nya
forvarv om ratt objekt dyker upp”

Table 15 Examples of logos, Fabege
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Pathos Quote Comment

2006 “Starkt fokus skapar nya mojligheter” | The CEO opens the letter with this
sentence which shows that he is
positive and optimistic and expresses
his own engagement. In good times
there is no need to engage the reader
since the stakeholders will be
interested without having to be
convinced.

2008 2008 var ett ar med stora In this example the CEO uses
svangningar och tvara kast i de metaphors to fill the text with
ekonomiska och finansiella emotions and engagement. "Stora
forutsattningarna for saval svangningar" and "tvédra kast" gives a
naringslivet som samhallet i 6vrigt.” picture of a company that has been

exposed to difficulties during the year.

2010 “Det &r mycket gladjande att The use of positive emotions is always
konstatera att alla segment i var a good way to engage the reader. By
affarsmodell, nu pa nytt, efter tvd ars | using positive word such as entusiasm,
finanskris, levererar véasentliga bidrag | hopp, gladje, goda resultat positivity
till det totala resultatet™ and optimism is communicated in an

effective way.

Table 16 Examples of pathos, Fabege

4.4.2 CASTELLUM

Ethos Quote Comment

2006 “Jag ar dvertygad om att néra och By writing "jag &r évertygad" the
langsiktiga kundrelationer kommer att | CEO presents himself as confident and
ha en allt storre betydelse pa den determined and since he uses a
framtida hyresmarknaden” pronoun he expresses personal

responsibility.

2008 “Totalavkastningen pa aktien blev Here the CEO intends to show
—5%. Det &r inte tillfredsstéllande, credibility, in spite of the negative
men &nda betydligt battre dn results, by comparing the return of
Stockholmshdrsens —39% och Fabege to the stock market and the real
Europeiskt fastighetsindex —49%” estate industry.

2010 “Jag tycker att man i och med 2010 By establishing that the crisis barely
kan konstatera att den globala affected the company the CEO proves
finanskrisen, som tog fart under 2008, | that he is competent, has taken the
knappt paverkat Castellum” right decisions during the crisis and

has lead the company through it in a
successful way.

Table 17 Examples of ethos, Castellum
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Logos Quote Comment

2006 “Med i stort sett oféréandrade Explanations of how the increased
hyresnivaer och vakanser &r det framst | result has come about is an example of
Iaga réantenivaer och effekter av the use of logos.
genomforda investeringar som bidragit
till resultatokningen”

2008 "Fastighetsvarden gar upp och ner. The CEO writes openly about what has
Efter att ha gatt upp med 3,7 miljarder | happened with the value of the
kronor sedan 2004 gick de ner med 1,3 | properties and indicates that this
miljarder kronor under 2008. Det ar problem derives from the exceptional
uppenbart att svAngningarna forstarkts | situation that the great financial crisis
av att det tidigare varit relativt latt att | is.
fa finansiering, medan det for tillfallet
i finanskrisens spar ar betydligt
svarare."

2010 “Matningar under aret visar att vi fran | This example shows how Castellum
redan hoga nivaer forbattrats has improved and what this has lead
ytterligare. Fortsatt miljéarbete har to. It is an example of logos because it
resulterat i saval lagre energi- shows what has happened and who has
forbrukning som CO2-utslapp done it.

- béattre an uppsatta mal”

Table 18 Examples of logos, Castellum

Pathos Quote Comment

2006 “Det mest imponerande ar arbetet som | By pointing out how committed and
ligger bakom siffrorna — alla engaged the employees are the CEO
medarbetares satt att arbeta med att reinforces the feeling of pathos
langsiktigt utveckla saval
kundrelationerna som sjalva
produkten, d v s lokalen och
kringservicen”

2008 “Med en stark balansrékning och Here the CEO expresses a personal
fortsatt fokus pa kunden och opinion about what is important and
kassaflodet ser jag manga intressanta | what matters the most. The purpose of
mojligheter och utmaningar infor de this action is to make the reader
narmsta aren” identify himself with the values

expressed by the CEO.

2010 “Men 2010 &r redan historia och vilka | The CEO is here creating a dialogue
forvantningar kan man ha p& 2011?” | with the reader by actively inviting the

reader and thereby enabling the reader
to not only passively receive the
message but also take part.

Table 19 Examples of pathos, Castellum
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The rhetorical analysis was not only based on the examples above but on all examined
CEO letters in full. Hereby follows a brief summary of the findings.

When it came to ethos Fabege focused on comparing the company to its operational
environment in 2006. In the following years the letters became more personal and
communicated personal responsibility. Castellum’s CEO tended to prove himself
competent when outcomes were positive before and after the crisis while he during the
crisis compared Castellum's result to the ones of the operational environment.

The use of logos as a rhetorical tool also changed in the case of Fabege. More
explanations and linked arguments were found during and after the crisis than before. The
rhetorical analysis showed that Castellum was generally more open than Fabege and in
more aspects. However, Castellum decreased the level of explaining and creating logical
arguments slightly once the crisis occurred.

For pathos, the results were very similar for both companies — the attempts to engage the
reader became more frequent during and after the crisis then they had been before.
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5 ANALYSIS

In this chapter the analysis, based on the content and rhetorical analysis and linked to the
theoretical framework, is presented. The chapter reasons about the results so that a
conclusion can be drawn. Due to the connection between responsibility and ethos,
transparency and logos and pathos connection to both, the results from the two methods
of textual analysis are analyzed together. Last, how the communication reflects the
financial results is discussed.

5.1 RESPONSIBILITY AND ETHOS

Jonéll (2006) suggests that more extensive use of personal pronouns means that more
responsibility is communicated, and since Fabege increased its use during the year of
crisis this would mean that they communicated more responsibility than before. On the
other hand, the use of externalities as explanations also increased during the crisis. Both
Jonéll (2006) and Bettman & Weitz (1983) mean that this is a way of pointing at
something else than the own performance as an explanation for poor outcomes. This
would suggest that less responsibility was communicated which makes sense since the
most commonly used words as explanations were "marknad/er/en” and "ranta/e-" and
both the market and the interest rate level were in fact uncertain at this point. When
looking at words reinforcing responsibility the words were few and there was no
significant change of usage before, during and after the great financial crisis, which also
indicated that there was no increase of communicated responsibility (Jonill 2006).

As one can see the results were inconclusive and when looking at the use of ethos, which
also changed during the three years, it showed that the CEO became more personal
during and after the crisis. Still, the overall feeling the authors obtained when reading the
CEO letters was that neither more nor less responsibility was communicated; there was
simply a larger amount of information disclosed during the crisis.

It is clear that the use of personal pronouns, externalities as explanations and ethos
changed throughout the years but it is possible that other factors than the crisis affected
this change. Since the CEO entered his position in January 2007 it would not make sense
for him to take personal responsibility for actions taken in 2006. A few years later, on the
other hand, it probably became more natural to take responsibility and create a sense of
security comparing to being completely new at the job. Also, due to the fact that CEO
letters are personal, it would be plausible to think that it takes some time before a new
CEO finds his “style” of communication in the letter.

In the case of Castellum the pattern was easier to see since all factors indicated that
responsibility was not communicated. The CEO was quite impersonal, especially during
the financial crisis. Words reinforcing responsibility were few, even non-existent during
the year of crisis, which is a sign of not communicating responsibility. This was also
reinforced by the fact that the use of externalities as explanations increased significantly
(Jondll 2006). The usage of these self-serving attributions seems to be an attempt to
defend the poor outcomes (Staw, McKechnie & Puffer 1983).
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5 ANALYSIS

The CEO of Castellum showed himself very confident in general. Before and after the
financial crisis, when results were positive, ethos was created by proving himself
competent. In contrast he compared the results of the company to the poor outcomes of
the stock market and the real estate industry during the crisis. According to Lindblom
(1994) companies can legitimize poor results by attempting to change the expectations of
the stakeholders. Here, by stating that the poor outcomes were actually quite good
comparing to the operational environment, the CEO attempted to bring down the
expectations of the stakeholders. This could reduce the legitimacy-gap.

Another way of reducing a legitimacy gap is to redirect attention from poor outcomes
(Lindblom 1994). Examples of this can be found in the CEO letters of both companies
during the year of crisis. Fabege focused on the past by writing about what they had
accomplished. Castellum did the complete opposite and continued to focus on the future,
writing about what they wanted to accomplish. No explanation for this difference was
found in the theories why the authors think that it might depend on the individual
communication strategies of each company.

After the crisis Fabege shifted focus towards the future which can be interpreted as an
attempt to make the reader forget about the crisis. Castellum kept their focus on the future
also after the crisis and continued to give a positive view of the company through this.
According to impression management theory this is a strategy of the management to
convince the reader that the future looks bright (Clatworthy & Jones 2006).

5.2 TRANSPARENCY AND LOGOS

All examined CEO letters included large amounts of financial information but how they
were presented changed during the three years. When financial results are positive there
might not be a demand from stakeholders to explain how outcomes have occurred since
the results speak for themselves. Then there is not much need for causal reasoning and
attributions (Bettman & Weitz 1983). When outcomes are poor the case is reversed.

As already mentioned, Fabege disclosed more information during the crisis than before
and causal reasoning and attributions were more extensive. This was also proven when
examining words indicating transparency. When more information is disclosed,
uncertainty might be reduced (Hendriksen & Van Breda 1992) which should be sought
after by stakeholders in time of crisis. A motive for disclosing more during crisis could
be, according to Islam & Deegan (2007), to meet stakeholders’ demand to disclose
relevant information and thereby continuing to be legitimate. This can also be linked to
logos. Before the crisis the information was mostly stated without any explanations but
during and after, the CEO began to explain and create logical links between the
arguments extensively. By disclosing what the outcomes have been and explaining why
Fabege managed to please the needs of the stakeholders.

The case of Castellum was the complete opposite, namely that the CEO used a large

amount of words indicating transparency before the crisis but decreased the usage
drastically during the crisis. In contrast the rhetorical analysis found that the change was
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not so extreme since Castellum was open about other things than those examined in the
content analysis. Still, they were less transparent than before.

According to Jonéll (2009) it can be desirable for companies to disclose more when
outcomes have been positive since they wish to show how well the company has done.
For the same reason, in line with the legitimacy theory, companies might attempt to avoid
disclosing sensitive information during bad times, hoping to shift focus from poor
outcomes (Lindblom 1994).

A reason for the different transparency strategies could be that Castellum did not recover
as soon as Fabege why there was a greater insecurity for the future. The sudden lack of
transparency in the CEO letters of Castellum reflected this insecurity. In line with the
theory about impression management this might have made it difficult for stakeholders to
determine the credibility and trustworthiness of the information (Rahman 2012, Preston et
al. 1996).

The increase of words indicating transparency in Fabege consisted mainly of words
referring to the future. Considering that, one might think that the relevance of the
information given was not high enough according to stakeholders’ demand since they
probably sought information about how the crisis affected the company more than they
sought information about its future potential. Castellum had a different approach. During
the crisis year 80 % of the words indicating transparency referred to the past which is a
difference from both before and after the crisis when the distribution was quite even. By
focusing the disclosed information on the past, Castellum was transparent about what had
already occurred. However, by disclosing only a few things achieved in the past
companies can choose to disclose information selectively to their favor (Clatworthy &
Jones 2006, Preston et al. 1996).

Another reason for focusing on the past could be that it might be risky to make comments
about the future during a crisis since the future is uncertain and the company cannot be
sure it will be able to live up to expectations created from statements about the future. By
avoiding creating any expectations the CEO does not risk creating a legitimacy gap
(Lindblom 1994).

5.3 PATHOS

Pathos was commonly created in the CEO letters of both companies since it is a way to
engage and create interest by enhancing the message. The use of pathos can reinforce the
information regarding both responsibility and transparency (Jonéll 2006). The difference
one can see when examining the CEO letters is that the CEO of Fabege was more able to
create pathos during and after the financial crisis than before. This could be explained by
impression management theory which suggests that there is a greater need to engage
stakeholders during bad times (Clatworthy & Jones 2006) but it could also here depend
on the fact that the CEO was new at the time. However, the trend seems to look the same
when examining the CEO letters of Castellum. Before the crisis the CEO did not engage
the reader much but during the crisis, and to some extent after, he managed to interest the
reader and even create a dialogue. One can clearly see that both CEOs attempted to
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engage the readers more during and after the crisis. This was done by changing their style
of communication and the way they expressed themselves, but whether or not a reader
becomes interested is of course very individual. The attempts to engage and convince the
reader were motivated by a wish to affect how the message was decoded by the receiver
(Crowther, Carterb & Cooper 2006). Since every message is decoded by every receiver
the message is perceived differently by each receiver (Shannon & Weaver 1998).

5.4 REFLECTION OF FINANCIAL RESULTS

As it was shown in the rhetorical analysis both companies used the three rhetorical tools
to greater extent during and after the financial crisis. This decreased the objectivity of the
texts since it is a way for the author to control how the text is interpreted by the reader
(Crowther, Carterb, Cooper 2006). When the objectivity is decreased it becomes difficult
for stakeholders to rely on and interpret the information given in CEO letters.

A clear connection exists between the use of the rhetorical tools and the presence of
impression management and legitimacy strategies in CEO letters. An excessive use of the
rhetorical tools could lead to the devastating consequences that Clatworthy & Jones
(2006) warned about when speaking of impression management. At the same time Jonall
(2006) means that legitimacy is a key aspect for survival of companies and therefore the
use of legitimacy strategies can become necessary for some companies. One of the
legitimacy strategies is to change stakeholder’s impression (Lindblom 1994) why
impression management is commonly used in CEO letters.
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6 CONCLUSION

How does the communication in the CEO letters differ, and how does it reflect the
financial results, before, during and after the great financial crisis in 2008?

6. CONCLUSION

The communication in the examined CEO letters differed before, during and after the
great financial crisis in 2008 and it is clear that it, at least partially, depended on the
crisis. How the two studied companies changed their communication was not entirely the
same. Fabege became more personal and more transparent while Castellum became less
personal and less transparent during the financial crisis. There was no tendency of any of
the companies communicating more responsibility during the crisis but instead they both
increased the use of externalities as explanations. Both also increased the use of pathos as
a rhetorical tool.

The theoretical framework explained some of the changes in the communication but not
all. In the analysis the authors found that other factors than the financial outcomes could
have affected the communication. These factors were the communication strategies of
each company, for how long the CEO had held his position and the personal
communication “style” of the CEO.

How the information stated in the CEO letters reflected the financial results differed
throughout the years. During the crisis, when less responsibility was communicated, more
externalities were used as explanations and rhetorical tools were used to greater extent,
financial results were not reflected as objectively as when outcomes were positive.

6.2 CONTRIBUTION

This thesis contributes to the previous research in two ways. First, the theories about how
communication works when outcomes are positive versus negative were linked to the
great financial crisis in 2008. Second, the study was made on companies in the real estate
industry. None of these two aspects have been investigated regarding communication in
CEO letters before.

6.3 SUGGESTIONS FOR FURTHER RESEARCH

Further research on the subject could be performed using the same method but studying
other industries than the real estate industry. Another approach could be to study more
years or companies. Furthermore it would be interesting to use the same research question
but apply a different methodology and see if the conclusion would be the same. Research
about voluntary disclosure could also be done on other texts than CEO letters such as
press releases, information stated on company websites or other parts of the accounting
narratives.
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Appendix 1

Starkt fokus skapar nya méjligheter

Som nytilltradd VD fidr Fabege ar det glidjande att konstatera att 2006 blev Gnnuw ett affars-
intensivt och framgfngsrikt 4r for bolaget. Min foretriidare Erik Pavlsson avslutade sitt
mingiriga arbete som operativi ansvarig for Fabege med att dlerigen leverera et starkt
resuliat till aktiefgarna.

For andra dret i rad dverstep Fabeges resuliat efier skatt tvd miljarder kronor. Avikoast-
ning pd epel kapital uppgick under dret till ndstan 20 procent. Soliditeten var vid Arsskiftet
dwer 40 procent. Efter innu ett bra &r har Fabege en mycket stark finansiell stillning.

Borskursen for Fabepe-aktien forisatte upp for ttonde &ret 1 rad. Under 2006 uppgick-
totalavkastningen Gl drygt 28 procent.

Till foljd av den positiva resul tatutvecklingen under 2006 foreskir styrelsen en koniant-
utdelning om 8,8 kronor per aktie (7,50) sami overfoning av bolagets samitliga aktier i K16-
varn AR till aktiefigarna genom et inlésenerbjedande. Styrelsens forslap innebdr att sam-
manlagt cirka 2.2 miljarder kronor*, cirka 22 kronor per aktie, Gverfors till aktiedgama.

Starkt kencentrerad verksamhet

Fabepe iridag en av de framsta akidrerma pd fastighets- och yresmarknaden i Siockholm. Vi
tillhor sedan linge de mer trensakiionsintensiva fastipheisbolagen och har en val uivecklad
projeki- och foradlingsverksambed. Med 1.6 miljoner val samlade och attraktiva wihymings-
bara kvadratmeter, mest kontor, 1 Stockholmeregionen har vi en stark marknadsposition.

W1 har valt att koncentrera vir verksamhet till ndgra dynamiska marknader i och kring
Stockholm. Innersiaden, Solna och Hammarby Sjdstad wigor vim hovedmarknader, dir har
vi by ot upp bestind som tillsammans svarar for mer in 80 procent av vindet pd Fabeges tota-
la fastighetsportfilj. Inom vira huvoudmarknader har vi strivat efter att samla fastigheterna i
forvaliningseffektiva enheter. Sammanfatiningsyis har vi efier ndgm afarsintensiva ir et vil-
positionerat fastighetsbesting | huvedstadsregionen.

Utvecklingen av Fabepe kommer att fortsatta enligt vir stablerade affaremodell. Fabepe ska
dven framiower skapa vande genom sivil effektiv, kundnara forvalining som val genom fird fior-
ddling av fastigheter. Dartill ska vi forizitta att wiveckla fastighetsportioljen och ha hig bered-
skap for att ta vara pd mojligheter till nva lonsamma fastipheteaffiner

Allt starkare varvméarkes
[et &r viktigt att Fabege vimar om de kirnvirden som praglar vir foretagskoaltur: Snabb-
het — Prestipeldshet — Entreprendrskap — Affarsmassighet — Kundnirhet. Fabege ska iven
fortsattmingsvis vara etf bolag som priglas av detlilla foretagets nirhet och personliga rela-
tion till kundema. Samtidigt ska vi erbjuda det stora fGretagets resurser. Vi ir foretaget som
snabbi, lyhirt och kreativt Gllmitesgir vima kunders onskemal.

Viirt varumarke har sedan lanceringen i maj 2005 blivit allt starkare och vi kar nuen bra
position pd vira huvadmarknader. Vi ska fortsitta att bygea och siarka varumiirket och
bland vira mélgrupper forankma en profil som dverensstammer med vira kirnvarden.

"id full onshuming sl irlesenerbjsdandsr och en alsiakwrs | Klivern om 29 kroner.
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Utvecklingen av
Fobege kommer
att fortsata enligt
vér etablerade

afférsmodell.

VO -immmantoes | 3

Mycket val fungerande organisation

Fabepas oporaiiva verksamhet besthr av Fiirvaliming och Projeid & Utweckling. Vi har en
mycket vl funperande och anpassad orpanisation. Dock har v alliid en hig beredskap fir
alt nmpassa verksambicten efier marknadens och fastighetshestindets uiveckling. Orzani-
sationen kommer under 2007 att rstErkas yiterlizare f0r atl effekiivi kunna oiveckla och
it tillvara potentialen i yresmarknaden och vir projektportfod).

En vl fimgerande forvalining skapar fonis3tninger for framzingsnk fastiphet=fead-
ling och fastighetshandel. Detiz kemmer vi 3t belona &nno mer no ndr vi efter omstnkio-
reringen de senaste dren har it starkt koncentremt bestiind av kommersiella fastigheter i
Stockholm. Mdgligheterna tll verkligt effektiv fastiphot=firvalining har sldrig vant stirre
i Fabepe.

Ferisatt vardeskapands uiveckling
1 bigjan av 2007 ser fastighetsmarknaden fortsal stark ot och ntressat e ot mvesten
svenska fastipheter, inle minst § Stockholm, 2r stont bland s&val mhemska som intermatio-
netla skitirer. Med nuvarande rinfeutveckling kommer detia iniresse knappast =it mattas
och trensakiicnsvelymen beddms didtir bli hite fven i ir Hyresmarknaden fortsStter i
stiirkas genersllt seit men frimest pd Fabepes viktigaste markmad Stockholms innerstad. En
stark ekonomisk utveckling gbr att efterfrigan pd kontomsyin successiv Skar

Fabapa har ett villpositionerat fastipheisbestind och en iniressani projekd- och frad-
limg=porifil] pd den storsts och mest dynumiska hyres- och fastiphefsmarknaden 1 Sven-
e, Bockholmsmegienen. Efter et fleriz] &r med poda resultat har bolaget en stark finansi-
2ll salining. Fabege har imte minst en effektiv organizabion med mycket kompetenta och
enpgagerade medarbetare. Semmentape! innebir detin atf det finrs poda Moutsdtiningar 6l
on forisait vardeskapande oiveckling for Fabepe under 2007,

Soina i mars NHKT

Christian Hermelin
Verksiallande direkios




2008 VAR ETT ir med stora swingming-
ar ach tvira kst i de ekonomiska odh
fimansiella farutssttningarna fr sival
nringslivet som samhallet i tvrigt. Deni
beirjan av dret fortsatta hdgkonjunkiaren
Farbyttes framdt hastkanten i en alharlig
fimanskris och en begynmande [3gkon-
janktur som snabbt slog maot vira stora
exportfaretag. Det var stora rirelser —
first upp och sedan ner — pd den fir ces
sd viktiga rantemarknaden. P4 barsen war
det generellt sett rejalt nedit och Fabepes
aktie backade 55 procent under det turho-
lenta béirsdret znod

UPFNADDE VARA OPERATIVA MAL

Far vir operativa verksambhet var 1008 st
bra dr med en fortsatt stabil hyresmark-
nad som gav tkade hyresintakter om ca
50 Mkr och ett ndstan tio procent hitgre
drifistiverskott. Vi uppnddde vira opera-
tiva mik everskottsgraden farbattrades,
vakansen minskade, vi skade projekivaly-
men och koncentrerade verksamheten
yiterligare till wira huvedmarknader.

Vi fortsatte att effekiivisera verksambe-
ten och utvecklade mmtidigt vira farealt-
ningsenheter och medarbetars. Eit exem-
pel pd framgingsrikt effektiviseringsarbete
=r att vi minskade energifarbrokningsn
med 8 procent, vilket ar gladjande ur bide
kostrads- och miljaperspeksiv.

HEGATIVA VARDEFORAMDRIMGAR
SLOG MOT RESLILTATET
Fabeges resultat utvecklades dock toah
sett megativt till faljd av negativa varde-
farandringar pd fastigheter och rintederi-
vat [hessa vardefrandringar plverkar
inte kassafledet men fir i enlighes med
IFRS andd direkt genomislag i resultatrak-
ringen.

| splren av oron pd kreditmarknaden
och dess konsekvenser fr transaktions-
marknadien akade avkastningskraven

under 1008 vilket pressade fastighetsvar-
denz nedit. For Fabeges del minskade
fastighetzportialiens warde med 1,5 #Mdr,
vilket motsvarar en vardenedging om cir-
ka5 procent. Vi fick se virdejusteringar
neddt framst i C-Bgen medan A-lzgen,
dar Fahege har flartalet av sina Bstighater,
klarads sig bsttre. Det &r en bild som jag,
liksom flera ledande fastighetsanalyiiker,
bedtmer knmmer att st sig,

VART FOKUS KOMMER
ATT LIGGA PA ATT
VARDA OCH UTVECKLA
RELATIONERNA MED
KUNDERNA

RANTEKOSTHADERMA SJUMKER
BETYDLIGT

Dhet war turbolent pd rAntemarknaden
och Fabeges genomenittliga ranta gick
frin 4,3 procent i birjan av fret sl 5,0
procent innan finanskrisen kalminerads
wch Stgardarna fior att stavia denna fck
rimtan att sjunka ipen. Vid Srets shet var
Fabeges snitiranta nere pd 3,3 procent.

[ Birjan av 2009 fortsstier den korta
rintan att sipnka och vi kommer under
kret sanmolikt att ha betydlige | 5gre rante-
kostnader 2n foreglende Ar wilket starker
virt kassaflade. Vi har under hasten setr
twer vir finansiering och har idag god

tillgang i1l Engsiktigt kapital

WYTT LI | TRANSAKTION SMARKMADEMN
Fabege var nettosa ljzre av fastigheter
under 2008 — vi sdlde 13 fastigheter fitr 2
Mdr medan vi kapte 2 fir o,z Mdr, Akti-
viteten var dock allmant sett By pd fstig-

FABECE ERSEECONVISHING 3008
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hetsmarknaden, med undantag f@r et
par mychket stora transaktioner. De
sworessivi sjankande marknadsrantorna
bidrar muo till en alltmer attraktiv evkast-
ning pl fastigheter och vi kommer sanno-
likt ztt 3 se en blad aktivitet och hagre
transaktionstakt

STARK NYUTHYREMING

| BORMAM AV ARET

[ btrjan av zoog ar hyresmarknaden fort-
sait stabil pd wira huwvodmarknader ach
vi har becjat Sret med ett bra tempa i
nyuthyrmingen, bland annat flera sttirre
uthyrningar i projektfastigheter. Vatten-
fall knmmer att hyra cirka 43 ooo kvm i
en ny koninrsbypgnad som ska uppftrasi
Arenastaden i Solna. Detta 8ren mycket
stark bekraftelse pd conrddets allt stiere
attraktivitet. Visionen for Arenastaden
konkretiseras allbmer och vi har spannan-
de &r framir oss ndr den mya stadsdelen i
Solna vixer fram. | projekiet Lindhagen!
Paradiset 20 pd Vastra Kongsholmen har
vi hyrt t 2 300 kvm till affrssystem|leve-
rantitren [F5 som darmed blir den fosia
kontorshyresgistan i denna nya ach
attraktiva kontors- och handelsfastighet i
basta skylt- och kommunikationslage all-

deles intill Essingeleden.

VAL RUSTAT FOR SVAGARE
KOMJUMKETUR

Alla tecken tyder dock pd att wi 8r pd vilg
in i en betydligt ssagare konjunkior oo
Fabege ar val rostat, s3val arganisatariskt
som bestind smassigt, fir att mika denna.
Vira mdl fr 2000 21 att

» Oka kvarsittningsgraden
= Farbattra tverskotisgraden
= Bihehilla en stark balansrakning

Wirt fokus kommer att ligga pdl att virda
ach utveckla rebtionerna med kunderna.




Genom att ta vl hand om vira hyresgas-
ter och erhjoda dem mijligheter att
utwecklas inom virt bestind skapar vi en
bra plattform for fecvaliningen nar des
blir ssmire tider och cro pd marknaden.
Vi ska fortsasta ast efektivisera verksam-
heten och firbattra drifinestto och Gver-
skoitsgrad. Vi kommer ocksd att ta vara
pd majligheter till bra affarer, liksom vi
giorde under feregiende ir. Farsaljning
av lgavkastande fastigheter med begran-
sad nivecklingspotential, for 2t i stallet
irvestera i vira hiigavkastande projekt S
helt i linje med vir affrsmodell.

UTSIKTER 200%

Fabege har kompetenta odh engagerade
medarbetare ach en organisation som
smabbt kan anpassas till nya fechillanden.
Med sjunkande ramor och sakrad tillging
till kapital, ett starkt kassaflade, en hag
utbyrningsgrad same fastigheter och
lokaler sam &r attraktiva oavsett konjunk-
tur, har Fabege en bra position infiir zoo0p
soan kommier att bli ett 8r med stora otma-
ningar men Even intressanta majligheter.
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Vd har ordet

Alla vasentliga nyckeltal forbattrades

Under 2010 vande fastighetsmarknoden vppat och Fobeges olika delmarknader
vivecklodes starkt. Med véra fastigheters centrala lagen, marknodsk@nnedom och
hért arbate skapade vi en stark vtveckling och eft mycket bra resultat 2010. Vi
har Gkat koncentrationen av fasfighetsportféljen genom ett sidrre antal fostighets-
farsaljningar. Med den starkta balansrikningen har vi ne goda férutsétningar att
Gka takten inom projektutveckling samét fillvarata farviresmajligheter.

20010 — ETT MYCEET BRA AR
Fabege redovizade 3010 att stabilt fSraliningsre-
och foradlingsverksambeten diade vasentligt. Det
ar mycket gladande alt konstatera att alla segment i
wir affarsmeodedl, nu pd mytt, efter vl brs Smanskris,
levererar visentliga bidrag till det totaly reculiatet.
Vira medarbetare bidrog pd =t myciet engagerat sl
1ill denna utverkling.
Jag dr mydket nojd med uhvedklingen under 2000.
Vi har mer an val uppfylh vira mdl avseende att bide
k2 aktiviteten och zvkasiningen i sbighetspartiol-
jen och darmed vasentligt Gkat det totala readiiatet.
Sammantagst forhattrades de mest visentliga oyckd-
‘talen under dret
# Halansrakningen starkies och soliditeten Glade
frin 32 till 40 procent.
# Beliningsgraden minskade, i enlighet med vir
® Synligt epet kapital per akiie okade frin &1 1l 69k
och substansvarde exkiusive uppskjisten skatt pd
dvervirde fastigheter Giade med 10 kr 1l 77 kr
per aktie.
Die goda resultaten under dret Jerspeglades odksd
i den sarka wvecklingen av Fabege-aktien. Akbien
sleg under drel med hela 74 procent, att jamiorz med
fastighetseekctorm (OMX Real Extate) som steg 41

TRAMEAETIONSMAREMADEN TOG FART

Under 2010 praglades marknaden av ett tilltzgands
anial transaktioner. Sven om 310 inde var nigol
rekordir ser vi oo en mer normalizerad transakdions-
rearkrad ig=n. Det fmns mings akidrer pd siodk.-
holmsmarknaden men 8 bra ohjeid till saln. Antalet
transaktioner fortsatter dock 211 oka och pl Fabeges
defmarknader ser vi sunkands avkastningskray,

inte bara i Swockholms innerstad, wan aven i Solna
Busimess Park och Arenastaden

Fahege har under flera ir arhetat 6 att renodla ech
koncenirera B dighetsportioljen il et antal dedmark-
mder med hag tillvaxt Det samlade bestindest ger oss
die hasta forutsattnimgar for att skapa warden ¥iregen
arbetsinsals blir darmed av sborsta vikd vilket minskar
risken och gor ces mindre konjunkiurbercende.
Unader 2000 avytirades 54 fstigheter, hrsdskfigen i
opriorilerads omriden, for drygt 4 Mdke Dammed ar
Fabeges fastighstsbestiing till 98 procent koncentrerat
till dee tre prioriterade ddmarimaderma Sinckholms
innerdad, Solna ocy Hammarby Sjdstad  Fonstom
400 Mkr i rensiiattilickot] efier skati.

BR& HUS | BRA LAGEM
Pl byresmarknaden ser vi en begynnande brist pd
bra lokaler i bra lagen och i spdren av detta dkande
byresnivier. Jag upplever att efierfriigan pl bra
lokaler dlkade markant nnder sheiet av 2010 och ser
tydliga fhyitstrommar il kvalibetshus, Mingz vill
fiytia till modernare kontorsiokaler, och oumera ir
fiytten ocksd ofta betingad av att foretagen expande.
rar. Att Fahege har bra bus i attraltia lgen ar i detta
marimadslage mydiet vandefullt och det bidar gott
fior kommande ir. Med en allt garkare byresmarkmad
=er jag wir vakans som en polential infor frambiden.
MNya kumnder ar viktigt men det absalut viktigaste
ar befintliga kumder. Vi hebviver fortsatta att arbeta
fior 2 en dnnu bigre ande] 2y vim befintliga kunder
valjer att firlinga sina avial. [arior kommer netto -
byrningen att vara i folus i syfie 2 minska vakans-
graden och darmed ocksd Gz overskotisgraden och
dirsktzvkastningen i portioljen.

MILMS - BW SJALVELARHET

Fabege har som mil ait bidra Gll &n hillbar samhalls-
utveckling. Darfor beaktar vi hilfharhet saspecten
gennm hela affarsprocessen och den ingdr som e
maturlig och viktig del i den dagliza verksamheten
wch i dialogen med vira knnder. Minskad snerngi-
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¥¥ Vi levererade ett mycket bra forvali-

ningsresultat, men aven projektvinster

och transaktionsvinster bidm-g vasent-
|ig+ till det totala resultatet. 7%

ar sedan flera 3 tillbalka st 2w Faheges viktigaste
miljdmil Fabege har idag =n varmeanvindning som
ligger 40 procent under nationelly penomesnitis

och den totala energiznvandningen har fortsalt at
minska. fag ir stolt over den utvecklingen. Vi arbetar
och implementering av grona hyresavtal. Migot som
vi oich vira hyresgasier har erycket atf vinoa pd.

UTSIETER 2211

O dagens positiva konjunkturprognoser hesanms
ar det min Gvertygelse att Gven 3011 blir =t ir med
positiv whvedkling for bolaget och et starkt remaltad.
Fabege har tadk vare sina aimakliva fastigheter @
tillvaxtligen ech sin projeit- ech transaktions-
inrikining =xira goda uisikier att gynnas.

Wira mil for 2011 innebar fortsalt visentliga
bidrag till Faheges totala ressitat frin shl forvalt-
ming som foradling ach transaktion. Jag ser goda
mijligheter att genom dkad netiombyming fGrhittra
mingen och vardet i portfoljen. Vi pdglends
projekt ech provektmedigheter i bra lzgen ska ocksl
bodra till ckat kassafidde och vardetilhvant och det ar
o et ubmarkt lage att oka iovesieringsrolymen. ¥i
har en atiraktiv projektporifiolj med sbor potential
och en stark balansrikming svm skapar trymme for
bmvesteringar | ny2 vardeskapande projekd samt nya
forvary om ratt objiskt dyker upp.

En stark koojunktur inmebar kogre rinbekostna-
dier samibidigt som ekonomisk Hlvast ads infabion
ar positivi for fastighetsigandet. Fabege ar ett av de
bolag som genom partioljens attrakiiv Bgen och
ubvecklingsmiiligheter bar goda fonstsatiningar ai
dra extra shor fGrds v dagens marknadslags.

Stockbolm i febnaan 2011

CHRISTIAM HEEMELM
Verkabailasds Sivaiklor

.,
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VD har ordet

Nir jag ser tillbaka pa det gingzna dret ar det fraefor allt v saker jag &
orycket ndjd med.

Dt firsta & Castellums uthymingskapaciet. Farepiends ar undemeck-
mades 737 oya Ivresavial och nettousiryrmingen blev den bista nagonsin,
120 Mk, Dhat mest inponeande ar arbetet som Hgzer bakom siffroma
— alla medarhetares sait ait arbeta med art Bnesikript utveckla saval
Emndredationsma som sjva produkten, d v s kokalen och kningservicen.
En prycket stor andel av oyudryroingen kermer f2m epra natverk. Jag
ar dvertyzad om ant ndra och lingsiktisa kimdrelatoner kommer att ha
en allt sthrre betvdelse pa den framtida byresmarknaden

Dt andm ar mvesteringstakien. Under 20045 iovesterade Casteliom for
2.3 miljarder kronor. Det svara dr imbe att fvestera stora belopp utan
utmaminzen lizzer 1 Gl vilken amvkastoing och msk investerineen 20rs.
Fastighet=priserra stter hela tiden mya rekord, vilkst innebdr gre av-
kastning som i mdnpa fall ar for Iz £6r att vara intreszant for Castellum.
maqlizher ar art vina tillsammans med vara 3 900 befintiza kunder I
orzanizationen har ot short antl medarbetare frelovent bmdkontakt, vilket
medfor zod kannedom om, samt mbjlizhet ant tillendose hefintlima ach
ova kumdens ferandrade behov Dirygt 40°: av arets imvesteningar avsag
allt fran mindre omiryzznationer il stéme mproduktionsr. En anran
majlizhet ar farvarv av fasticheter med vakanta yior. Var organisation
med stor atvmingskapacitet kan i en annan ni:zkbedfmning av
vakanser in andra akiorer. Diet finns manga exempel dar Castellum relatvi
smart effer forvary aw en vakant fastighet bt bnresavtal och dammed
erhallit en avkastning som med god marginal sverstizer markradens
avkastmingzkmay pd Hevandip fastishet

2006 blev aven resultaimassizt ot bra ar. Forvaltmingsresultaet uppgick
till 823 Mkr — en Skning med 5% mot firegaends ar, vilket ir strax under
malet om 107, Med 1 stort seit oftrindrade hyresnivaer och vakanser ar
det framst 1aga ranterdvaer och effekter av penopfirda mvesteringar som
bidragit till resulfasdkrineen Diet kan noteras aft det skett tva trendskifien
frin och med medje kvartalet — sjunkande vakanser och stizande ranee-
mivader. Aven am resultatpiverkan var begransad, ar det en rydliz effeke av
den fochdrrade svenzka skonontin och arbetsmadmaden

Efterfidzan pd fastizheter ar fortsatt movcket stor frién saval svenska som
utlindsks investarare. Shumkands mvkasmnzskray bar bt szands
fastishetspriser for wadie Jretimd Arets vardeupeins | Castellums
fastizhetshestind uppaick 111 145 Mz, vilket motsvamr ca 3%,
Fesaltatet effer ckait forbaitades med 20%: till 1 §74 Mir — det basta
resultatet ndsonsin.

Feaaltarnlivasten har medfort = forslag om hijd wideining dil 2,85 kx
per akiie, en Gkming med 9% jamfte med fregaends &, Den foreslazna
uidelningen lizger i inje med savil tlivioen i frvalmingsresultatet som

CASTELLUM ARSREDOVISHING XDODE




I och med de semaste arens vardeuppeing pd fastizheter har balan:-
rakrinzen blivit allt starkare. Trofs art mmvesteringsakten umder 2006 var
bog med 107 okning av balansrakninzen, forblev soliditeten oforandrad
4%

Toalavkastmingen pa Castelhmaktien uppeick il 3,7 miljarder, vilket
motsvarar <31%. Avkastmingen r nagot hiere in Stockbolmsbhirsen men
nzot lagre an Fastizhetsindsx Sverize Andelen utlandskt &=ande har
under 2006 fortatt att Gka och uppear mu till 53%. Det dkade utlandska
miresset for saval aktier som fastipheter visar med all tydlizhet pa en
fortsat plobalizering av investerammarknaden ach att Sverige ir en del

i denma.

Arsredovisningen fir 3006 ar den tionde for Castelhm som birmeterat
bolaz. Aven om men inte kan vila pd zamia segrar kan anda konstateras
art det har varit tio bra . Forvalimingsresultatet har i genomsnict forbatt-
rats med 15%: per ar och har i samtliza kvartalshokshat varit bittre in
motsvarands period forepAends a Fastighetsportfoljen har under tiodrs-
perioden nastan redubblats. Diet ar en offekt ar vesterinsar am 14 milj-
arder, forzaljminzar om 5 miljarder och att fastizhstnardena dkat med §
genomenitt 4,5%: per ar, motsvarande 7 miljarder. For Casteliums aktie-
dmare bar periodan resuiterat § okad bérskurs och wiielninesr om knappe
16 miljarder, motsvarande en iotalavkasining o i genomsgitt 25% per ir.

Efter eit anfal & med relativi besransad tillvixd i svensk ekonoms och
tog fart under 2005 och nettoutyrningen ar pa historiskt higa nivaer
Deetta var tydlizast umder andra halvaret och det kan inte noferas nazon
avmattning umder bifjan av ionevarande ar. T muvarande marknadslage ar
befintliga vakanser om drygt 300 Mir den stirsta potentialen i Castelium.
Aven om ferinmd efterfrizan och siumkands vakanser dhills pveria
bvTesnivasma redan mnevarands ar, kommer resultaipaverkan vara be-
granzad d3 koomaktsfrfallosmakraren fordndjer afekten

Den positiva urvecklingen pd intiktssidan motverkas av stipande mark-
madsrantor med haere Entekosmader som folyd. Castelbhom har for nar-
varande en Ipeportfalj om ca 11 miljarder med en rAmieniva om 4,07,
vilket ar (1, 3%-enheter higre dn penomsnittrantan foressends ar Med all
sannolikhet kopmmer kningen att bli an bogre, da Rikshanken forvants
hija styrrantan yrierlizare under aret.

For art nd malst om resultartilivast ar dat viktigt att investeringstakten ar
foatsatt hog, uian artt foc den skoal] satta volym framfor mkasming. Den
starka balan=rakmingzen per majflishet 61l att, mom amen for en soliditet
om: 1agst 357, mvestera for ca 5 miljarder Aret har bagat bra, redan
under firsta mémaden har forvarvats for ca 600 Mkr, dir Srvarven i tva
oya tillhrtresioner — Linkdping ach Halrmstad — kinns exim spinrande.

(Criteborg den & t:abnu:lf_}ﬂﬂ'r'

) | ||

~Jag ar dvertygad om att nara och idng-
siktiga kundralationar kommer att ha
en alit stdvre befydelso pd den framiida
hyresmarknadean. *

CASTHLLUM AQASEEDODWISMING 2006 [
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Basia resuftatet ndgonsin men ooksd del samsta

2002 var et hxbxalent &r — birjade 53 bra ant Rikzhanken forsokte
ar aw styrranian. Efter ait finanskmisen bosemt under sisia kva-
alet kom en krafiie mbromsning | ekepopnin. De sankia Ame-
pivaema direfier kimns som en kisn rdst for de omfittande
varslen pa arbetsmarkraden.

Hyresrarimaden kinretacknades av b efferfm@ean pa
lokaler, fr=iktigr stizanda byrespivder och en fortsatt myproduk-
det varit fortsatt bea efterfragan pa lokalsr och stabila bryres-

Fir Castelioms del dkade hyresintakterna 2008 med ca 240 milj-
oner kronor, en effekt av sdval sirande hvresnivder som lise
har dkat med ca 60 miljoner kronor framst utifran et stime
hestind Rantekosmaderna dkade med ca 130 miljonser kronor,
varav ca §0 miljoner kronor pa prund av hogre rantenivasr.
Sapmentapet blev frvalmmesresubiater 973 pmnlionser kronor
- dat hista phzonsin!

Den 5%c-ipa tillvisten nadde mee upp tl] malet e 103,
men far inda betrakias som tllfredsstailande for et tarulent
ar som 2008, Tillvingen majlizear et forslag om okad utdsl-
ning till 3,15 kronor

Fastighatsvirden zar upp och ner. Efier att ha gt upp med
3,7 miljarder kvonor sedan 2004 mick de per med 1,3 miljardsr
kzonor undsr 2008, Diet ar uppenbart aft svinsninsama -
starkts av act det tdizare varit relativ 1am att £2 firansierng.
medan dat far llfallet | fmanskrisens spar ar betydlipr svirare.

Appendix 5

Aven marknadsrimtor gir upp ech ner De under sistq kvartales
krafripr sjunkands lanerantoma irmebar aft avealad ranta var
hégre an marknadsrantan per arsskifiet, mad en vardenedsamg 1
rangsdarvaten om drvet 1 noljard konor sem foljd.

Mad vald smareg] avsesnds fastizhetchestand och finans-
policy i Castellums méjlizher am piverka desza icks kassa-
flédespiverkands virderinezposter yriarst begrinsad Prissan-
Sedan rdera ar tillbaka péverkar dock dessa poster resulia-
rakningen, vilkef medfor aft Castelhom redenvisar eft resultat
after vardeforandrinear och skatt p2 — 663 miljoner kronor

Castellums balansakmne ar forizan stk vilket ar am vikingare
i en finanskris och infér en Ezkorjunktr. Trots under aret
Ejorda investeringar om 2, 7 mifjarder kronor och nedskriv-
pingar o 1,3 miliander kropor uppear belaminezzraden ol
Liza 507, Castalums fillzing oll Linsristiza kraditer & zod

Totalavkasmingen pa akten blew —5% Dt ar mie tillfrads-
sallands, men anda betvdlipt bamre an Stockholmshérsens
—39%; och Europeizkt Senphetsindes —40%:.

Vad skall man A3 fro oo 20087

Castelhum boar enmagerade och lnmniea medarbetare som allod
forsiker leva upp Gl kundema: fSrrmiminear, men i en
begynnande rkonjunkour kan anda imte wieskatas att dat blir
mer uppsdgningar an oyuthyrningar. En sadan uiveckling
kommer dock aft £a begransad paveskan pa 2009 43 byres-
avizlen | normalfallat masts sdgas upp mio mamader fore -
andrinz.



ot stEa umder I Tag sex 1iten risk for vasentlist frsammds
intakrer under 2000, fonstsatt att det ints blir cmixttande
komkoarser § parmes]neet

Fiamtekosmadema kommer sarmofiks syonkea under 2008, Dien
alimirma uppiminzen ar air Riksbanken kommer mt sanka
sovITantan yiterlizare, men nr detia tllsammans med statens
dkande [anebehov och firemskmisens wvacklmg kommer af
paverka priset pd pengar ar infe 1ika lanbedion Diet absobat
vikigasie for narmgslivet penerelli och Hstphetshranschen
specifikt Ar art kredimmarknaden bérjar fimzem izen

I tider av osEkerhet kvins finamsierinssmiilizheter komrmer
det Fven aft rada osikerhet om undackizande dllginespriser
P lite lanere sikt kinner a2z dock ingen oro foc Castelhoms
mnarande vardsrme am ca 9 000 konor per bvadmmeter, Det
i med pod marEnal under myprodukisonspns och krnver inga
hioga byor for ait forsvam vanderngen

Mzd en stark halansrikning och fortsant fokus pa knmden
och kassaflddat ser jar mansa infressanta méjlisheter och
ummaninzar infor de nirmsta dren.

Crieiborg den 4 feloraar 200
{ | Fi
/ | /
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Bade hyres- och fastighetsmarknaden har stirkts, vilket ger Castellum majlighet till fortsatt tillvaxt.
Resuftatet har okat, balansrdkningen har starkis och kundernas uppfatining om Castellumn har ytterligare

forbattrats.

Under 2010 Skade firvalmingsresaltatet med 1% all

1 141 Mkr et 3 det hitgsta foralmingsmeadatot ndgonsing
min tlfviixten var beskedlig jEmfort med milet om 109,
Feomta oesaken 1l der: B tillvcten var et lig
momentam fran 2000 med negativ nettanthyrming,
begrinsade imvesteringar och negativ infation, men ocksi
ot kallt och ikt 2000

htumﬁmmhtb&v-&:thmmgumniﬁ'ﬂd Mkr att
jamfira med 160 Mkr #et mnan. Fesultarfirbitringen G

till Grorviigande del cn cfickt av en forhEtad fastghes-
marknad och sigande Gseghetspriser, som fir Caseelloms
ded beriknats gl 1 ZF23 bkr motsvarande £34.

Mot bakgrund av nesukatet foreslis o utdelning om 3,60
krmonor per aktie — o ékning med % moe fincgaende &

Nalansrikningern har starkts yitedigare vmder aret. Trvest-
cringarma Gkade med 30 6l 1,5 mibard medan belanings-
graden gonk 1l 30 och outnytiade bingfristiga kredst-
utrymmen dkade Bl 2,8 miljardcr.

et dr inte bara fmansiclla mdtt som s@rkes. 1 en service-
inriktad crganisation 3r det viktigt med bide nigda
kander och medarbetare. Mamingar under anet visar ate
vi frin redan hitga nivier forbatrars yiterligare. Fortar
miljdarbete har resulborat § saval Bgre encrgiftithrukning
sam OO, -alEpp - bittre in oppsatta mil.

Aktiens totalavkastning om 31% under 2010 31 ndgot

bittre 3n Stockholmshimen ocdh Hortalet vtlands=ka
fastighctsindex, men nagot simre @n svenskt Gstighets-
index

Jag tycker att man § och med 2000 kan konstatera ate den
glohaly fmanskrisen, som o fart onder 2008, knappt
paverkat Catellam. Under den senaste seirsperiodion har
fonalmmgaenlaiet Skat med 24%, Troks mvesteringr om
5 miljarder, nodskrnrmingar om 1 miljand och on wtdelnings-
tillvixt om 204, Eeger beliningsgraden pi gz 500,

Men 2010 & modan historia och vitka fioranmingar kan
man ha pa 20117

Swerige har @ ctt intornationellt pespektiv starka stats
finanser och oo hig allvixe i BANE Wi har dock @nno
inte sctt den fells ofckten av sysclsStimmastillvaxten

pi Arbetmaienaden, vilkeet dr den vikesgaste faktorn fir
fastighetsckiorn. e fliesta verkar vara dverens om e att
svensk chanomi yitedligare kommer att firstirkas undor
di nirmsta dren, med okad BMEPF och sysselsitiming sami
stigande inflation och rantor som faljd

Med denma bl kommer Hyresmarkenaden stSrkas - dkad
marknadshyman wppit. | Castellum kan i redan oo se
firhitrad nettouthyrning och Her limmade offorter, vilket
innchir att befmitliga vakanser otgor en stor potential.
Min bedfimping Ir att fastighetkosmademna ar sahbila och
att drifsnettot darfir kommer at forbStms.

i Ramemarkraden har korointorna stigic i @kt med
Rikshankens haninge av reporantn, medan Engrintoma
ir pa ungefir samma nivier som fir et i sedan. A ort-
rintomna forséitber uppat i uppenbart, mon Castellom
botalar girna priset Fir ckonomisk dlbvixt och inflation
som Gver td gymnar Gllgamgslages Gtighoter
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(Okat intresse for fastighetsinvesteringar och en klar
firhartring att kunna lina pongar pa Kreditmarknaden har
meedfort st likviditeben pa Fastighetmmadenaden r tillbaka
pa normala mivier. Min bedSmning ar att fastigheis-
priserna fortsitber uppit, kanske mer som en filid aw
firhittmat drifenetto och mindre av snkia avkasmingskoay:

bed bhra inganing och stark balansrikning faljer hitg
investeringskapacitet — § Castellum dryge 2 miljarder netto
per ar. Vi kommeer likt tidigare & frimst att fokosera

pa hittre avkastande my-, till- och ombyggnationer fir
behntiza och nya kunder, men sjilvklare ocksd pd Rirviry
av fastigheter med aeveckbingspotential

Cmdet var ctt lage momentam @ Castellum vid arsskifiet
2009 200, 3r min bedGmning att det kommer att bygas
upp successivt under 2011 foir att & fll effcke 2002,

dovslutningsvis vill jag framfora et stort tack gl alla
amstillda i Castellom. 1 en serviceinriktad organeation
med kunden i fokus 3r ni den viktigaste resursen, vilket ni
Firvaltar pd et alkdeles wmiirkt st
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f]'.n:ﬁ.l_l.nlizf.'..'lm.'.l.l A
Verkstillainde dinckior

CASTELLUM ARSEEDOYISNING ZOUD




