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OLAV THON GROUP  

REPORT FOR H1 2023 1)  
 
 
  Highlights of H1: 

 
• The Olav Thon Group posted profit before tax of NOK 94 (5,346) million.   

 
• Fair value adjustments of property and financial instruments (including joint 

ventures/associates) totalled NOK -1,743 (3,374) million 2.   
 

• Profit before tax, fair value adjustments/depreciation and currency result amounted to 
NOK 2,216 (1,995) million2. 
 

• The Group’s financial position is solid. At the end of H1, its equity ratio was  
57% (58%), while its liquidity reserves were NOK 10,245 (11,956) million.  
 

• The shopping centre portfolio owned by the Group had retail sales of NOK 29,168 
(27,528) million in Norway, and SEK 6,829 (6,285) million in Sweden. 
 

• The annual rental income level in the property portfolio was NOK 6,560 (5,925) million 
and the vacancy rate was 3.8% (3.8%).  
 

• At the end of H1, Thon Hotels had 13,887 rooms in 93 hotels in Norway and abroad. 
 
 
______________________________________________________________ 

 
1) The report for H1 2023 has not been prepared in compliance with the requirements in IAS 34. The figures in 
brackets are for the corresponding period last year.  
2) See page 1 for definitions.  
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Summary of income statement and 
balance sheet  
 
Financial position/balance sheet as at 30.06.2023 
The Group’s total assets were NOK 119,537 (119,589) 
million, with its property portfolio accounting for NOK 
109,206 (108,639) million of that figure. 
 
The property portfolio consists of investment properties 
valued at NOK 93,805 (93,387) million and owner-occupied 
properties valued at NOK 15,401 (15,252) million.  
 
For a further description of investment properties and 
owner-occupied properties, please see the section later in 
the report and notes 12 and 13 to the Group’s annual 
report for 2022.  
 
Equity was NOK 68,110 (68,964) million and the equity ratio 
was 57% (58%).  
 
The Group’s interest-bearing debt was NOK 31,172 (30,907) 
million while the loan-to-value ratio 1 was 27% (27%).  
 
The Group’s share of the equity in joint ventures and 
associates was NOK 3,328 (4,568) million.  
  
  
Summary of income statement for H1 2023 
Profit before tax was NOK 94 (5,346) million. 
 
Fair value adjustments/depreciation of the property 
portfolio and financial instruments (including joint 
ventures/associates) totalled   
NOK -1,743 (3,374) million1. 
 
Profit before tax, fair value adjustments/depreciation and 
currency result thus amounted to NOK 2,216 (1,995) 
million1.  
 
 

 

 
1See page 1 for definition. 

Operating income   
Total consolidated operating income was NOK 6,960 (5,757) 
million and can be broken down into the following main 
items:  
 

 MNOK  30.06.23 30.06.22 

Rental income in Thon Eiendom 2,792 2,397 

Residential sales in Thon Eiendom  511 210 
Accommodation income in Thon 
Hotels 

1,414 1,120 

Sale of goods in Thon 
Hotels/Resthon  

454 401 

Sale of goods, industry 416 439 
Sale of goods from other 
operations  

254 215 

Other operating income 1,119 975 
TOTAL  6,960 5,757 

 
 
Operating expenses  
Total operating expenses amounted to NOK 4,336 (3,627) 
million and can be broken down as follows:  
 

MNOK 30.06.23 30.06.22 

Payroll expenses  1,012 771 
Maintenance expenses 267 253 
Cost of goods sold   561 486 
Expenses from residential sales 
in Thon Eiendom  

360 187 

Ordinary depreciation and write-
downs 

378 389 

Other operating expenses 1,758 1,541 
TOTAL  4,336 3,627 

 
Payroll expenses are rising as a result of both increased activity 
in the Group’s operations and the fact that NOK 58 million was 
received in pay compensation in 2022 in 
connection with the pandemic.  
 
Management result 
The Group’s management result, which shows the Group’s 
operating profit before fair value adjustments of the property 
portfolio and financial instruments, was NOK 2,624 (2,129) 
million.  
 
Fair value adjustments of investment properties 
The value of the Group’s investment properties was adjusted 
downward by NOK 1,935 (2,281) million in H1.  
 
The reduction in value is largely due to the average required 
yield used for valuation of the portfolio increasing from 4.72% 
to 5.20%.  
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The reduction in value is mitigated by an increase in rental 
income as a result of consumer price adjustment.  
 
For more details, please refer to the section on property 
activities later in the report and note 13 to the Group’s annual 
report for 2022.  
 
Depreciation of owner-occupied properties  
Fair value was used as the opening value for owner-
occupied properties in connection with the transition to 
simplified IFRS in 2017.   
 
In subsequent periods, the properties have been 
recognised using the cost method and the capitalised value 
is depreciated over the expected lifetime.  
 
In H1 2023, depreciation of owner-occupied properties 
amounted to NOK 184 (191) million. 
 
 
Share of profit in joint ventures and associates 
The Group’s share of the profit in joint ventures and associates 
was NOK 87 (343) million.  
 
The fall from last year is primarily due to fair value adjustments 
of investment properties and financial instruments in these 
companies amounting to NOK 21 (244) million. 
 
 
Financial income and expenses 
The Group’s net financial items amounted to NOK -682 (592) 
million. 
 
Net interest expenses amounted to NOK 696 (495) million, 
NOK 15 (18) million of which were interest expenses for 
lease liabilities.   
 
Net exchange rate losses amounted to NOK -356 (41) 
million, and dividend received amounted to NOK 5 (3) 
million. 
 
 
Fair value adjustments of financial instruments  
The Group’s portfolio of financial instruments consists of: 
 
• Interest rate swaps 
• Combined interest rate and currency swaps 
• Currency futures 
• Listed Norwegian shares  
 
In H1, long-term market interest rates rose sharply in Norway, 
Sweden and the eurozone alike.  
 
The Norwegian krone weakened in relation to both the euro 
and the Swedish krona.  
 

Overall, the value of the Group’s financial instruments 
increased by NOK 386 (1,070) million in H1.  
 
Fair value adjustments of the various financial instruments 
were as follows:  
 

MNOK 30.06.23 30.06.22 

Interest rate swaps 556 1,201 
Interest rate and currency 
swaps 

-181 -78 

Currency futures 5 -39 
Listed shares 6 -14 
TOTAL  386 1,070 

 
 
Cash flow and liquidity  
Net cash flow from Group operations was NOK 1,934 (2,034) 
million.  
 
Net cash flow from operating activities was NOK 2,141 
(1,944) million. 
 
Net cash flow from investing activities was NOK -2,652  
(-1,232) million, while financing activities increased liquidity 
by NOK 560 (-355) million.  
 
The currency effect on cash and cash equivalents was NOK 
24 (5) million, and the Group’s liquidity reserves therefore 
increased by NOK 73 (362) million in H1. 
 
The Group’s liquidity reserves at the end of H1 amounted 
to NOK 10,425 (11,956) million.  
 
Liquidity reserves consisted of short-term investments of 
NOK 1,494 (1,158) million and undrawn long-term credit 
facilities of NOK 8,931 (10,798) million.  
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Investments 
 
The Group’s net investments in H1 were NOK 2,181 (1,459) 
million.   
 

Major property acquisitions  
Sørlandssenteret, Kristiansand 
In Q1, the Group acquired the remaining 50% of the shares 
in Sørlandssenteret DA in the Municipality of Kristiansand. 
Following the takeover, the Group is the sole owner of 
Sørlandssenteret. 
 
Sørlandssenteret, which is located 12 km northeast of 
Kristiansand, is the largest shopping centre in Agder. In 
2022, retail sales were NOK 2.9 billion, making the shopping 
centre Norway’s sixth-largest in terms of sales.  
 
Amfi Ulsteinvik 
In Q1, the Group acquired the Amfi Ulsteinvik shopping 
centre, which it has managed for external owners for 
several years. The shopping centre, which is located in 
Ulsteinvik in the County of Møre og Romsdal, has a gross 
area of 12,000 square metres and recorded total retail sales 
of around NOK 300 million in 2022.   

Property development - Major property projects  
Completed in H1  
 
Triaden 
The shopping centre at Lørenskog in the Oslo area has been 
extended by 26,000 square metres of retail space, in 
addition to which 15,000 square metres of the centre have 
been refurbished. The final building phase was completed 
in Q1.  
 
Amfi Vågen, Sandnes 
This shopping centre property covering approximately 
40,000 square metres has been renovated and upgraded, 
including new hospitality and experience areas. The centre 
has also been extended by a further 750 square metres, 
including a food court.  
 
Strømmen Verksted, Strømmen  
Construction phase 2 with 102 apartments for sale was 
completed in Q2 2023.  
 
Thon Hotel Snø 
The 288-room hotel opened in June. The hotel is located 
next to SNØ, an indoor ski arena in Lørenskog in the Oslo 
area.  
 
 
 

Under construction/refurbishment  
Skårerløkka, Lørenskog  
Construction phase 2 with 158 apartments for sale is 
scheduled for completion in H2 2025.  
 
 
Arnljot Gellines vei 1, Oslo    
A property centrally located at the East side of Oslo with 
total space of 2,500 square metres. The building, with 22 
residential units for rent, is scheduled for completion in 
2023/2024.    
 
In planning phase 
The Olav Thon Group has several property projects in the 
planning phase. The projects are primarily linked to the 
further development of its property portfolio.  
 
Whether these projects will be executed depends on 
factors such as official permits and market conditions.  
 
 

Business areas 
Property development  
The commercial property market in H1 2023 
The commercial property market showed weak 
development in H1, with the sharp increase in market 
interest rates resulting in much lower demand for 
commercial property as an investment.  
 
This contributed to a higher average required yield and a 
general decrease in value for commercial property in all 
market and geographical segments.  
 
 
The property business area  
Total operating income in the property business area was 
NOK 4,693 (3,863) million in H1.    
 
The increase on the same period last year is due to both 
higher rental income and higher revenue from residential 
sales.  
 
The Group’s external rental income amounted to NOK 
2,792 (2,397) million.    
 
Income from residential sales in H1 was NOK 511 (210) 
million.  
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Property portfolio as at 30.06.2023  
 
The Group’s property portfolio is divided into the following 
main categories, which are treated differently in the 
Group’s financial statements:  
 
• Investment properties used to earn rental income.   
• Owner-occupied properties used by the Group’s 

companies for their own operations  
 
For information on valuation of the property portfolio, 
please see note 13 in the Group’s annual report for 2022. 
 
Investment properties  
The Group’s investment properties were valued at NOK 
93,805 (93,387) million.  
 
The valuation was based on an average required yield of 
5.20%. (4.72%). 
 

Owner-occupied properties 
This category mainly consists of the portfolio of hotel 
properties operated by the Group’s hotel chain, Thon 
Hotels.  
 
At the end of H1, the capitalised value of the Group’s 
owner-occupied properties was NOK 15,401 (15,252) 
million.  
 
Rental income level  
At the end of H1, the Group’s property portfolio had a 
rental income level of NOK 6,560 (5,925) million including 
estimated market rents for vacant premises. 
 
The property portfolio is made up of the following 
segments: 
 

• 59% Retail 
• 15% Hotels 
• 14% Offices 
• 4% Residential 
• 8% Miscellaneous 

 
The geographical distribution of the portfolio is as follows:  
 

• 53% Oslo region 
• 34% Rest of Norway 
• 13% Abroad 

 
The vacancy level for the property portfolio was 3.8% (3.9%) 
at the end of H1.  
 

 

 
 

The shopping centre business area 
 
At the end of H1, the shopping centre business area 
comprised 89 shopping centres in Norway and Sweden, 18 
of which are managed for external owners.  
 
79 of the shopping centres are in Norway, while 10 are in 
Sweden.  
 
The Group enjoys a strong market position and the 
shopping centre portfolio includes Norway’s six largest 
shopping centres in terms of retail sales in H1.  
 
The portfolio also includes one of Sweden’s largest 
shopping centres, Nordby Shopping Center at Svinesund 
near the border with Norway (55% interest). 
 
The Olav Thon Group is the largest owner of shopping 
centre properties in both Norway and Sweden.  
 
Shopping centres owned by the Group 
The shopping centres recorded total retail sales of NOK 
35,997 (33,514) million in H1. 
 
The shopping centres in Norway and Sweden respectively 
had the following retail sales compared with H1 2022:  
 
 

MNOK 30.06.23 30.06.22 Change 

Norway (NOK) 29,168 27,528 6.0% 
Sweden (SEK) 6,829 6,285 8.7% 
TOTAL  35,997 33,813 6.5% 

 
 
Property portfolio owned through joint ventures and 
associates  
In addition to the property portfolio recognised in the 
consolidated balance sheet, the Group holds interests in 
shopping centres, hotels, residential properties and other 
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commercial properties through joint ventures and 
associates.  
 
The interests in these companies, which range between 
12.5% and 50%, are recognised using the equity method. 
This means that only the Group’s share of the company’s 
equity is included in the consolidated balance sheet.  
 
The Group’s share of the rental income in these companies 
was NOK 395 (375) million, while the Group’s share of the 
property values was estimated at NOK 5,647 (7,022) million. 
 
 
 

Hotels  
 
The Norwegian hotel market in H1 2023 
The hotel market in Norway showed good development in 
H1 2023. Demand for hotel rooms increased gradually and 
there were 10.3 million overnight stays in Norwegian hotels, 
up 11% on the same period last year.  
 
The average room rate rose 11% to NOK 1,276, while the 
occupancy rate increased by 3 percentage points to 50%. 
The RevPAR (Revenue Per Available Room) key figure 
therefore rose 18% to NOK 638.  
 
In Oslo, market performance was even stronger than the 
national average, with RevPAR for the hotels in Oslo rising 
as much as 28% to NOK 885.  
 
The hotel and restaurant business area  
Operating income in the hotel business area (including 
internal sales) amounted to NOK 2,413 (1,936) million, 
including operating income of NOK 110 (86) million from 12 
restaurants outside the Group’s hotels.    
 
Thon Hotels  
At the end of H1, Thon Hotels had 13,887 rooms in 84 
hotels in Norway and nine in other countries.  
 
In Norway, Thon Hotels has a nationwide presence, with 
12,278 rooms in 84 hotels, 29 of which are operated by 
external franchisees.  
 
The hotel portfolio mainly consists of city centre hotels, 
most of which have been refurbished in recent years. Thon 
Hotels is a leading operator in the metropolitan regions of 
Oslo and Bergen. 
 
Outside Norway, Thon Hotels has 1,609 rooms in five hotels 
and two apartment hotels in Brussels, Belgium, and one 
hotel and one apartment hotel in Rotterdam in the 
Netherlands.  

Broken down into geographical segments, Thon Hotels 
achieved the following key figures in H1 2023 (2022): 
 
 

Average  
room rate 

Occupancy 
rate 

RevPAR 

TH Norway (NOK) 1,174 57 666 (538) 

TH Brussels (EUR) 134 61  82 (44) 
 

Total TH (NOK) 1,219 57  699 (526) 
 

 
The large increase in both occupancy rate and room rate 
meant that Thon Hotels’ results were on a par with H1 2022 
despite a sharp rise in operating expenses.  
 
 

 

 
Other business areas 
Companies outside the property and hotel business areas 
are included in other business areas. In H1, operating 
income was NOK 577 (630) million, including internal sales.  
 
The largest company, Unger Fabrikker AS, performed 
weakly in H1. Operating income amounted to NOK 416 (439) 
million and profit before tax was NOK 1 (34) million. 
 
 

Financing 
 
Interest-bearing debt and credit facilities  
At the end of H1, the Group had interest-bearing debt of 
NOK 32,172 (30,907) million.  
 
At the end of H1, the Group’s total credit facilities were 
NOK 41,103 (41,705) million, NOK 8,930 (10,798) million of 
which was undrawn.  
 
Sources of financing 
The Group’s debt portfolio consists of long-term credit 
facilities with Nordic banks and direct borrowing on the 
capital markets in Norway and Sweden.  
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Access to financing is considered satisfactory despite the 
weak development of the capital markets in H1.   
 
At the end of H1, outstanding certificate and bond debt 
amounted to NOK 13,749 (15,766) million, which can be 
broken down as follows:  
 
Norway:      NOK 12,756 (14,570) million 
Sweden:      SEK 1,000 (1,250) million 
 
Repayment profile 
The debt had an average remaining term of 2.5 (2.9) years. 
14% (14%) of the debt falls due for repayment within 1 year.   
 
Average interest rate and interest rate profile  
The Group’s average interest rate at the end of H1 was 4.71% 
(3.27%). The proportion of fixed interest rates (interest rate 
fixed for longer than one year) was 53% (53%) of debt.  
 
The average fixed interest rate term was 3.1 (3.5) years.  
 

 

 
 
Currency financing 
Interest-bearing debt was made up of the following 
currencies: 
 

Currency 

Proportion 
of debt 

30.06.23 

Interest 
rate 

30.06.23 

Interest 
rate 

30.06.22 
NOK 75% 4.86% 3.74% 
SEK 16% 3.92% 1.66% 
EUR 9% 4.67% 1.27% 
TOTAL  100% 4.71% 3.27% 

 
 
 
 
 
 
 
 
 
 
 

Outlook 
 
The Norwegian economy is still booming, but there are now 
signs of lower economic growth. Unemployment is very low, 
and price growth is still much higher than Norges Bank’s 
inflation target.  
 
In order to curb high inflation, Norges Bank has raised its 
policy rate from 0% to 4.00% since autumn 2021 and is 
indicating that it will have to be raised further if inflation is 
not reined in.  
 
The war in Ukraine, rising inflation and sharp interest rate 
rises are contributing to persistent uncertainty regarding 
economic development both in Norway and worldwide 
going forward.  
 
The Group’s solid market position and finances, together 
with a low loan-to-value ratio and healthy liquidity reserves, 
are expected to help maintain good operating profit 
development in the future. 
 
 
 
Oslo, 06.09.2023 
 
Board of Directors, Olav Thon Gruppen AS 
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OLAV THON GRUPPEN AS 
Stenersgata 2a l Postboks 489 Sentrum l 0105 Oslo l Norway 

+47 23 08 00 00 l firmapost@olavthon.no l olavthon.no 

Pictures: Thon Hotel Snø 
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