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STABELO FUND I IN BRIEF 
 
Strategy:  The Fund invests in Swedish residential mortgages that comply with the Fund’s strict 

Credit Policy and are secured by Swedish private homes 
 
Asset Management Target:  Achieving total net returns that correspond to the return of the Swedish prime 

residential mortgage market, adjusted for Fund fees / costs, while targeting only the 
most conservative part of the market and thereby keeping the risk profile low.  

 
Inception date:  3 January 2018 
 

INTERESTS, FEES, SUBSCRIPTION AND REDEMPTION 

 

Interest payments:  Net yield distributed quarterly 
 
Management fee:  0,10 – 0,25% per annum debited quarterly from gross yield 
 
Sourcing & Servicing cost:  up to 0,25% per annum debited quarterly from gross yield 
 
Subscription fee:  None 
 
Investor commitments:  accepted on a continuous basis 
 
Redemption:  Year 10 
 
  

SUPERVISION 

 
Licensing and  “Finansinspektionen” (the Swedish Financial Supervisory 
supervisory authority:  Authority). The Fund Manager is a Swedish alternative investment fund manager 

under the Alternative Investment Fund Managers Act (Sw. “Lag (2013:561) om 
förvaltare av alternativa investeringsfonder”). 

 
Depositary & Custodian:  Intertrust Depositary Services (Sweden) AB, Sergels Torg 12,  
 103 25 Stockholm, Sweden 
 
Listing: NGM 
 
Issuer’s Central Securities            Euroclear 
Depositary and Registrar: 
 
Paying agent:  Euroclear 
  
 
Auditor:  Ernst & Young AB, Daniel Eriksson, Jakobsbergsgatan 24, 103 99 Stockholm, Sweden 
 

FUND MANAGEMENT COMPANY 

 

Fund under management:  Stabelo Fund I AB (publ) (reg.no. 559075-0203) 
Fund Manager:  Stabelo Asset Management AB (reg.no. 559064-2384) 
Owner:  Stabelo Group AB (100%) 
Share capital:  1 500 000 kronor 
Address:  Engelbrektsgatan 19, 114 32, Stockholm, Sweden 
Telephone:  +46 701 722 184   
E-mail:  info@stabelo.se 
Website:  www.stabelo.se 
Contact:  Mats Nilsson 
Managing Director:  Mats Nilsson 
Board of Directors:  Hans Schedin (Chairman), Michael Ingelög (Deputy Chairman), M Johan Widerberg  
Compliance function:  Harvest Advokatbyrå AB 
Risk control function:  RPM Risk & Portfolio Management AB 
Complaints Officer: Mats Nilsson 
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THE STABELO GROUP  
  
 
The Stabelo Group is a Swedish fully digital residential mortgage lender with the purpose of 
offering residential mortgage borrowers with above average credit quality more appropriately 
priced mortgages than what is currently general market practice in the Swedish mortgage market. 
Apart from competing only on price the business objective is to offer its Swedish mortgage 
customers a superior mortgage product and application process by being transparent, easy to use 
and customer friendly.   
 
The Originator, Stabelo AB, originates residential mortgages based on one of the most conservative 
credit models in the Swedish market. All of the mortgage underwriting is carried out by Stabelo’s 
mortgage administrators but most of the distribution comes through Stabelo’s distribution 
partners. The mortgages are currently distributed by Avanza Bank (Sweden’s largest digital bank), 
Nordnet Bank, Lärarnas Riksförbund (the teachers’ union) and Stabelo AB. Stabelo is free to add 
additional distributors if that should be relevant.  
 
Stabelo’s mortgage lending is financed by large professional institutional investors through a fund, 
Stabelo Fund 1 AB, which issues long dated, ten year, participating debentures. The Fund only 
invests in super-prime residential mortgages originated by Stabelo AB but will make independent 
investment decisions compliant with its independent and fixed Credit Policy.  
 
Stabelo Asset Management provides institutional investors the opportunity to gain direct exposure 
to Swedish residential mortgages secured by single family homes or tenant-owned apartments.  
 
 
 
 
  

 
  

The Originator and the Fund Manager are under the supervision of the Swedish Financial 
Supervisory Authority. The Originator is licensed as a Mortgage Institute according to Sw. “Lag 
(2016:1024)” om verksamhet med bostadskrediter”. The Fund Manager is a Swedish alternative 
investment fund manager according to the Alternative Investment Fund Managers Act (Lag 
(2013:561) om förvaltare av alternativa investeringsfonder).  
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THE SWEDISH RESIDENTIAL MORTGAGE 
MARKET  
  
GENERAL  

The Swedish mortgage market is highly concentrated. Residential mortgages comprise almost half 
of Swedish banks’ lending and outstanding residential mortgage loans amount to Skr 3’497 bn of 
which 891% resides on the balance sheets of the six largest banks. The compound annual growth 
rate of Swedish mortgage loans has been around 7% over the last five years.  The average loan-to-
value (“LTV”) for new mortgages in 2019 was 65.5%. For the entire stock the average LTV for single 
family houses was 56% in 2019 and 61% for apartments2.  
 
67% of Swedish mortgage borrowers have an interest rate fixing period of below 1 year (of which 
the majority are on 3-month variable rate) and 32% of mortgage borrowers have an interest rate 
fixing period of between 1-5 years. The Swedish market is characterized by full recourse mortgage 
contracts, insignificant volumes of teaser adjustable rate mortgages and, in an international 
context, relatively low average loan-to-value-ratios.  
  
Of the outstanding mortgage volume, some Skr 2’400bn is financed by means of covered bond 
issuance. The outstanding bonds have an average maturity of around three years. The issuance of 
RMBS’s in Sweden has traditionally been marginal and mortgages not financed through covered 
bonds have been financed mainly on an unsecured basis.  
  
Mortgage interest rates have declined over the last five years and are at historically low levels. 
Falling interest rates has contributed to strong house price appreciation.  To contain potentially 
unhealthy borrowing levels by residential mortgage borrowers, the Swedish Financial Supervisory 
Authority (the SFSA) has taken various measures over the last few years to mitigate household 
debt growth. In 2009, the SFSA introduced an LTV cap of 85% for residential mortgages and since 
2016 mortgage borrowers are required to amortise 2% per annum on loans with LTVs exceeding 
70% and 1% on loans with LTVs exceeding 50%. As of 1 March 2018, mortgage borrowers that take 
out a mortgage that is larger than 4.5 times of annual taxable income need to amortise an 
additional 1% annually. This has resulted in slowing increase in loan-to-income ratio and the 
percentage of households that amortise has increased. The Corona pandemic has not resulted in 
“mortgage holidays” in Sweden but the FSA allows residential mortgage borrowers to pause forced 
amortisations for the time being.   
 
House prices started to decline in late 2017 due to increased construction levels and tougher 
amortization requirements. However, the recent Covid-19 pandemic has resulted in strong house 
price performance as interest rate expectations have declined and the bid for single family houses 
has increased.  
 
Please see https://www.fi.se/contentassets/735154da28f04b0488a83af1b7c54e0f/den-svenska-
bolanemarknaden-2020n.pdf for further information on the Swedish mortgage market 
developments from the Swedish FSA.  
  
SWEDISH RESIDENTIAL MORTGAGE CREDIT RISK PERFORMANCE  

The Swedish banks have historically recorded very low credit losses on prime residential 
mortgages. In 1992, during the peak of the Swedish financial crisis, the largest lender of mortgages 
recorded losses of 13 basis points (“bps”). Since then, credit losses on Swedish mortgages have been 
close to zero.   
  
In its yearly mortgage market stress test the Swedish FSA runs a scenario which consists of a 
systemic crisis including a 30% decline in residential real estate prices in combination with an 
increase in interest rates to 7 percent. In the 2020 version of the test the FSA concluded that in this 
severe stress only around 3.9% of borrowers would end up with a combination of LTV above 100% 

 
1 SCB March 2020 
2 Finansinspektionen, Den svenska bolånemarknaden 2 april 2020 

https://www.fi.se/contentassets/735154da28f04b0488a83af1b7c54e0f/den-svenska-bolanemarknaden-2020n.pdf
https://www.fi.se/contentassets/735154da28f04b0488a83af1b7c54e0f/den-svenska-bolanemarknaden-2020n.pdf
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and difficulty to service the loans, which is a decline from earlier years. Assuming that all 
borrowers pause their mortgage amortisations, only 0,5 percent would have LTV above 100% and 
difficulties to service the loans.  As much of the impacted volume would still be secured this 
indicates that Swedish residential mortgage credit quality should be resilient even under severe 
stress.  
 
FINANCIAL STABILITY CONSIDERATIONS  

Based on ample international evidence, residential real estate lending and financial stability are 
closely interlinked. House price corrections tend to have a significant negative effect on private 
consumption which in turn affects the overall economy negatively. Although Swedish residential 
mortgage assets are considered to be low risk and historical losses associated with such assets 
have been low, a housing-led economic downturn increases the risk of bank loan losses related to 
corporate credit, which for the large Swedish banks make out roughly half of lending to the public. 
That in turn could increase the  
banks’ overall funding costs. A negative feedback loop is initiated when banks pass on their 
increased funding costs to their mortgage customers that in turn will tighten consumption even 
further.  
  
The above-mentioned negative feedback loop is particularly treacherous when shortening of the 
duration of outstanding mortgage bonds has taken place as is the case in Sweden in recent 
decades. Remaining maturities on Swedish mortgage bonds have over time been reduced from 
close to 50 years to around three years today.   
  
From a financial stability perspective, every mortgage loan that is funded directly through a vehicle 
like the Stabelo Mortgage Fund results in one less mortgage loan included in the above-mentioned 
negative feedback loop.   
  
Since the Fund is issuing quite long-term notes and is targeting institutional investors with long 
term liabilities (e.g. life insurance companies, occupational pension companies, national pension 
funds and pension foundations) it contributes to mitigating the maturity transformation in the 
residential mortgage space. Thereby the Fund contributes to making the overall financing of 
residential mortgages more stable.  
 
Furthermore, mortgages financed outside of banks’ balance sheets does not result in money 
creation. When banks credit a mortgage borrower's deposit account with the proceeds from a new 
mortgage loan, new money is lent into existence. This new money helps fuel home prices and 
overall economic activity which in turn makes banks even more comfortable to lend and 
borrowers even more comfortable to borrow. This feedback loop however works both ways which 
means that in a different part of the cycle this develops into destabilizing factors. Mortgage fund 
lending is financed by already existing funds under management in large pensions companies. As 
such, mortgage fund lending does not contribute to the boom bust patterns that are familiar in bank 
balance sheet based systems. 
 
The Secretary General of the Swedish FSA, Erik Thedéen, has publicly encouraged the 
development of mortgage Funds in Sweden to promote diversity and risk sharing in the Swedish 
mortgage market.  
 
https://www.fi.se/contentassets/be35c6ade51f425683ae0db64c7e2896/nya_bolanaktorer_20190124n
y.pdf 
  

https://www.fi.se/contentassets/be35c6ade51f425683ae0db64c7e2896/nya_bolanaktorer_20190124ny.pdf
https://www.fi.se/contentassets/be35c6ade51f425683ae0db64c7e2896/nya_bolanaktorer_20190124ny.pdf
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THE STABELO FUND  
  
The Fund has an evergreen structure and is issuing fixed-term (10 year) Participating Debentures 
that entitle the Debenture holder to a share in the interest paid on the residential mortgage 
receivables in the underlying portfolio during the life of the Participating Debenture. Unless cash 
flow is needed to redeem fallen due Participating Debentures, proceeds from amortized mortgage 
receivables will be used to acquire new loans.   
  
The Fund’s medium target is to invest up to Skr10-15bn per annum.  
  
TARGET GROUP OF INVESTORS   

The Fund is only available to professional institutional investors and targets specifically 
institutions that have long-term liabilities and a strong visibility into future cash flows. This 
includes life insurers, occupational pension providers and pension foundations  
  
ASSET MANAGEMENT TARGETS  

Stabelo Fund’s asset management target is aimed at achieving total net returns that correspond to 
the return of the Swedish prime residential mortgage market, adjusted for Fund fees / costs, while 
targeting only the most conservative part of the market and thereby keeping the risk profile low.    
  
INVESTEMENT STRATEGY AND RISK PROFILE  

The Fund will invest in Swedish residential mortgages collateralized by single family houses as 
well as tenant-owned flats. The Fund will have stricter requirements for maximum LTVs and 
borrower debt servicing capacity than what is currently the credit policies of the large Swedish 
residential mortgage providers. In the highly concentrated Swedish mortgage market, mortgage 
rates are not primarily distinguished based on credit risk. Thus, the best risk-reward is found in the 
highest quality tranche of the Swedish mortgage market and the Fund will allow a maximum LTV 
of 60% and expects to achieve an average LTV of around 45% 
  
Additional features included in the Fund’s strict Credit Policy include measures to capture the 
double leverage of tenant-owned apartment and their associations.  
  
THE FUND’S CURRENCY  

The value of Participating Debentures in the Fund is stated in Swedish kronor (Skr). As the Skr is 
the Fund’s denomination currency, the value of assets and liabilities will be stated in Skr in the 
Fund’s annual report, for example. Consequently, Debenture Holders’ investments and repayments 
will be denominated in Skr.  
  
INVESTMENT PROCESS  

Newly originated loans will be acquired from the Originator on a monthly basis when available and 
added to the existing portfolio of mortgage receivables. The Fund acquires the mortgage 
receivables at par value and in the case the mortgage receivables have accrued unpaid interest 
while on the Originator’s balance sheet the purchasing price will include accrued interest. Unless 
cash flow is needed to redeem fallen due Participating Debentures proceeds from amortized 
mortgage receivables will be used to acquire new loans.   
  
LISTING  

The Fund’s Participating Debentures are listed on Nordic Growth Market (a Swedish Regulated 
Market).   
  
FINANCIAL INDEBTEDNESS  

The Fund shall not create or permit to subsist any security over its assets, except for financial 
indebtedness. The financial indebtedness shall not at any time exceed 5% of the nominal amount 
of the outstanding mortgage receivables plus the market value of cash and bonds.  
  
EQUAL TREATMENT OF DEBENTURE HOLDERS  
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All Debenture Holders are investing on equal terms.  
  
ORIGINATOR AND SERVICER  

The origination and servicing are done by the Originator. The Originator is under the supervision 
of the Swedish Financial Supervisory Authority and is licensed as a Mortgage Institute according 
to Sw. “Lag (2016:1024)” om verksamhet med bostadskrediter”.   
  
The servicing of the mortgage book is performed by the Originator under a Service Agreement. The 
task of the servicer consists of assignments such as communication with clients, rate resets, 
redemptions etc. The Servicer is outsourcing parts of the servicing through servicing agreements.  
  
RISK MANAGEMENT  

Risk management is an integrated and important part of the management of the Fund. The Fund 
Manager company and its Board of Directors have identified various types of risks and define 
guidelines for how these should be managed. The Board of the Fund Manager regularly adopts a 
risk management plan, which provides more detailed guidance on how the Fund Manager should 
identify, monitor and control these risks. The Fund Manager also sets limits for the risks that the 
portfolio manager is allowed to take in its portfolio management activities. A robust risk 
management process comprises risk monitoring, risk control and risk management. Under service 
agreements, risk monitoring and risk control are performed by professional specialised 
subcontractors that operate independently from the Fund Manager.  
  
RISK CONTROL  

The Fund Manager has a separate risk control function that operates independently of the Fund’s 
other operations. The risk control function is performed by RPM Risk & Portfolio Management AB 
under a service agreement and in accordance with instructions adopted by the Fund Manager’s 
Board. The task of the independent risk control manager includes examining that the Fund is 
operating in accordance with the Fund’s terms and conditions.  
  
COMPLIANCE  

The Fund Manager has a separate compliance function that operates independently of the Fund’s 
other operations. Apart from training and providing information to the employees the function 
ensures the Fund is compliant with all applicable rules and regulations. The compliance function 
is performed by Harvest Advokatbyrå AB under a service contract and in accordance with 
instructions adopted by the Fund Manager’s Board. The purpose of compliance is to ensure that 
the Fund Manager can meet its obligations under the laws, regulations and internal rules that 
regulate the activities of the Fund Manager.  
  
INTERNAL AUDITING  

The Fund Manager has established an internal audit function that is separated from and is 
independent from the other activities of the Fund. The internal audit is performed by Lüsch & Co 
Revision AB. The task of the internal audit function is to examine and assess whether the Fund 
Manager's systems, internal control mechanisms and procedures are appropriate and effective. 
Another task is to promote improvements. The function thus monitors the Fund Manager’s risk 
management and compliance activities and reports directly to the Board of Directors. The internal 
audit function devotes particular attention to examining how the Fund Manager handles 
regulatory rules and reporting requirements, the Fund Manager’s internal rules and security as well 
as administration. The Fund Manager has adopted a set of instructions governing the activities of 
the internal audit function as well as an audit plan for its activities.  
  
INDEPENDENT VALUATION  

The Fund Manager has an internal valuation function that operates independently of the Fund’s 
other operations under the oversight of the Fund’s Independent Valuation Officer and in 
accordance with instructions adopted by the Fund Manager’s Board. The valuation covers the 
assets and liabilities of the Fund including the valuation of individual mortgage loans on a monthly 
basis.   
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DEPOSITARY  

The depositary services are performed by Intertrust Depositary Services (Sweden) AB. The 
Depositary is registered by the Swedish Financial Supervisory Authority. The tasks of the 
depositary are:   
  

• Cash flow monitoring/reconciliation,  
• Safekeeping of financial assets, verification of ownership of all assets,  
• Oversight duties.  

  
Intertrust Group is a global leader in the corporate services sector and provides a broad range of 
services to funds and financial institutions. Intertrust Group is listed on Euronext Amsterdam.  
  
CENTRAL SECURITIES REGISTRAR AND PAYING AGENT  

The Fund Manager has appointed Euroclear as Central Securities Registrar and Paying Agent. 
Euroclear is responsible for maintaining the Fund Debenture Holder register and arranging interest 
rate payments.  
  
THE FUND MANAGER’S LEGAL STATUS  

The Fund Manager is a Swedish Alternative Investment Fund Manager (“AIFM”) according to the 
Alternative Investment Fund Managers Act (“Lag (2013:561) om förvaltare av alternativa 
investeringsfonder”). The Fund Manager is an external manager managing the Fund. The Fund 
Manager is under supervision of the Swedish Financial Supervisory Authority. In order to cover 
potential claims resulting from potential legal disputes the Fund Manager will at all times have the 
legally required available funds according to chapter 7, article 5.  
  
LEGAL IMPLICATIONS OF INVESTING IN THE FUND  
  
The Fund is a Swedish limited company (AB) according to the Swedish Company Act. The Fund 
Manager is a Swedish limited company (AB) according to the Swedish Company Act. The manager 
is under supervision of Finansinspektionen.  
 
The Paticipating Debentures are governed by Swedish law and are listed on a regulated market in 
Sweden (NGM). By signing a Subscription Undertaking the Debenture Holder will be legally bound 
Terms & Conditions of the Fund. Swedish law is applicable in case of any disputes concerning an 
investment in the Fund and shall be finally settled by arbitration in accordance with the Arbitration 
Rules of the Arbitration Institute of the Stockholm Chamber of Commerce.  
  
  
CORPORATE GOVERNANCE POLICY  

The Fund Manager, in its management of the Fund, shall act exclusively in the interest of the 
Debenture Holders. The Fund Manager works continually to identify and manage any potential 
conflicts of interest. The custodian and administrative tasks have both been outsourced to 
Intertrust (Sweden) AB. The service agreement governing the relationship between the Fund 
Manager and Intertrust (Sweden) AB does not give rise to conflicts of interest. Intertrust Depositary 
Services (Sweden) AB is a separate legal entity isolated from Intertrust (Sweden) AB. In the event 
of a (possible) conflict of interests that may arise during the normal course of events, the Custodian, 
Depositary and the Administrator will comply with the applicable legislation.  
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INVESTING IN THE FUND  
  
Set out below is information summarising the way participation in the Fund takes place. For more 
detailed information, investors are referred to the Fund Terms and Conditions.   
  
The Participating Debenture entitles the Debenture Holder to a share in the interest paid on the 
residential mortgage receivables in the underlying portfolio during the life of the Participating 
Debenture.   
  
SUBSCRIPTION  

Commitments are accepted and registered on continuous basis. Debenture Holders agree to the 
total amount that they wish to make available to the Fund (the Committed Amount) for a minimum 
of 12 months or longer based on the Debenture Holders’ preferences. The Outstanding Committed 
Amounts of Debenture Holders whose Entry Form was received in a previous quarter will be called 
up first until these Debenture Holders are filled. Consequently, subscription undertakings received 
in a later quarter will only be processed subsequently. When allocating Participations, the Manager 
will call up the Debenture Holders’ Outstanding Committed Amount received within an individual 
quarter pro-rata. The manager may deviate from the foregoing if it is in the interest of all Debenture 
Holders.  
  
Subscriptions are made on a Subscription Undertaking, which can be ordered from the Fund 
Manager and by returning the signed version as an attachment to an email. Payment instructions 
are provided on the subscription form. Debenture Holders agree the total amount that they wish to 
make available to the Fund (the Committed Amount). The minimum commitment is Skr 
50,000,000.   
  
The frequency with which the Fund is issuing the Participating Debentures is dependent on the 
mortgage receivables available for sale from the Originator.    
   
REPAYMENT  

Repayment of Participating Debentures is to take place on the last day of the tenth (10) calendar 
year after the issue date. Each Participating Debenture shall be repaid with its Repayment Price no 
later than (10) Business Days after its Repayment Date. The Issuer shall calculate the Repayment 
Price for the relevant Repayment Date. Interest on a repaid Participating Debenture shall be paid 
by the Issuer on the following Interest Payment Date.   
  
If the Fund does not have principal proceeds available for a scheduled repayment and it determines 
(acting reasonably) that it is not possible to sell a sufficient part of the portfolio for a purchase price 
equal to the principal capital amount of the relevant mortgage loans plus accrued interest, the Fund 
may postpone a scheduled repayment, in whole or in part, up to 12 months, if all affected Debenture 
Holders are treated equally.    
  
TRANSFERRAL OF PARTICIPATING DEBENTURES  

If a Debenture Holder wish to sell its debentures instead of requesting prepayment, this is allowed 
according to the Terms and Conditions of the Fund. Participating Debentures may be both 
transferred or pledged by the initial Debenture Holder to a third party.   
  
VALUATION OF THE FUND  
  
The net asset value of the Fund is determined monthly although the Manager may decide to 
determine the net asset value more frequently.   
  
The value of a mortgage receivable is determined by discounting the future contractual cash flows. 
Cash flows are discounted using a discount rate which is equivalent to the market rate of newly 
issued mortgage receivables with the equivalent remaining maturity. In practice this means that 
the net asset value of all loans at the time of purchase is equal to par. It also means that the 
calculated value of variable rate mortgages will not deviate from par in any meaningful way 
whereas fixed rate mortgages will vary to some extent around the nominal value of the 
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receivables. Simulations based on historical interest rate movements (from 1997) give an overall 
deviation in net present value of the Fund from the nominal value of the underlying mortgage 
receivables that is very limited. This is not necessarily a guide to future performance but should be 
a strong indication of limited volatility in the net asset value. See chart below for simulation of 
historical net asset value relative to nominal value of mortgage receivables.  

 

Cash at hand or investments in short dated government or covered bonds are valued at market 
value.  
  
ISSUE AND REPAYMENT PRICE  
  
The issue price is determined by the net asset value of the portfolio. The share of the overall 
portfolio that is acquired by a Debenture Holder in a new issue is calculated as the Debenture 
Holder’s investment in the issue, divided by the sum of the pre-issue net asset value of the Fund, 
plus the value of the new issue.   
  
Repayment value is calculated as the Debenture Holder’s share of the Fund multiplied by the net 
asset value of the mortgage receivables and any cash at hand prior to repayment.  
  
The technical term for the nominal value of all outstanding Participating Debentures is the “Total 
Base Amount”. The Total Base Amount is a multiple of the Base Amount per each Fund Share which 
is fixed at Skr 1,000,000. At the opening of the Fund the Total Base Amount will be equivalent to the 
net asset value of the Fund.  
  
LIQUIDITY RISK MANAGEMENT  
  
The Fund is set up to fund residential mortgage loans with significantly lower maturity 
transformation than what is currently the general practice in the Swedish mortgage market. This 
is achieved by issuing Participating Debentures with a final maturity of 10 years to fund a 
residential mortgage portfolio consisting of mortgages with a behavioural maturity estimated at 7 
3- 10 years (30-year legal maturity) resulting in an assumed overall annual amortisation rate of 10-
14%. In Sweden, individual mortgage lenders typically have higher amortisation rates than the 
mortgage system as a whole. This is because borrowers change suppliers from time to time and 
thus pay back their loans with their existing mortgage provider.   
  
After year 2, the Group plans to issue and fund Skr 10-15 bn mortgages annually. In such a scenario 
10% or less of liabilities matures annually as of 10 years from the first issue date.  
 

 
3 FI PM Dnr 19-1738, page 8 
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Under periods of severe funding market stress, the behavioral maturity of the residential 
mortgages enables controlled dismantling of the portfolio. Matching of asset and liability 
maturity relates to both mortgage borrowers and investors.   
  
 

 

In determining (acting reasonably) that it is not possible to sell a sufficient part of the portfolio for 
a purchase price equal to the principal capital amount of the relevant mortgage loans plus accrued 
interest, the Fund may postpone a scheduled repayment, in whole or in part, up to 12 months, if all 
affected Debenture Holders are treated equally.    
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INTEREST PAYMENTS  
  
Interest paid on Participating Debentures is distributed quarterly as a net yield and calculated 
according to the following formula:  
  
(+) Interest paid on the mortgage receivables. The interest on mortgage receivables at any given 
time will depend on prevailing actual market residential mortgage rates as well as the distribution 
of interest rate fixing periods in the mortgage portfolio   
  
(+) Loan loss recoveries. Should loan losses have been recorded on the portfolio of mortgage 
receivables in previous quarters these losses will have been subtracted from Debenture Holders’ 
interest (see next paragraph). Any recoveries in subsequent quarters will be added to Debenture 
Holders’ interest,  
  
(-) Loan losses. Provisions arising are deducted from the quarterly interest payments to 
Debenture Holders. The proceeds from the undistributed interest payments will be reinvested in 
newly issued mortgage receivables,  
  
(-) Sourcing & Servicing cost of up to 25 bps is reimbursed from the Fund to the Originator to cover 
costs related to the origination of new loans and management of outstanding loans. Managing of 
the existing loan book includes handling loan terminations, requests for changes in lending 
terms, managing amortisations, ensuring correct and timely payments from borrowers, borrower 
communication etc. The sourcing and servicing cost is calculated on the aggregate principal 
capital amount of all Mortgage Loans in the Portfolio (gross yield),  
  
(-) Management fee of 10-25 bps is reimbursed from the Fund to the Fund Manager. Activities 
performed by the Fund Manager include investing, loan book credit quality monitoring, reporting, 
cash management, NAV calculation, supporting activities for investor’s regulatory reporting, 
investor relations etc. The management fee is calculated on the aggregate principal capital 
amount of all Mortgage Loans in the Portfolio (gross yield).  
  
The management fee will vary on a monthly basis subject to the level of the discount to banks’ 
average actual lending rates the previous month. If Stabelo applies a higher discount than 25bps, 
there will be a deduction from the management fee and if the discount is smaller than 25bps, the 
management fee will increase in line with the table below.  
  

 
  
  
The Management fee incentive structure is applied to further align incentives between 
institutional investors and Stabelo.  
 
The base level of the Management fee is negotiated with each individual investor.  
  
INTEREST PAID ON MORTGAGE RECEIVABLES  

The Pricing Policy is defined as the maximum discount that can be applied to the interest on 
mortgage receivables. The discount is deducted from the average actual residential mortgage rate 
charged by the six largest mortgage lenders in the Swedish market. The average actual mortgage 
rate for various interest rate terms is calculated by each institution in accordance with the Swedish 
Financial Supervisory Authority’s regulations and general guidelines (FFA 2015:1) that entail that 
banks and credit market companies offering mortgages to consumers must report the actual 
mortgage rates their customers are paying monthly. The Fund’s Pricing Policy is expressed as a 
maximum 50 bps discount relative to the average rate of the six largest mortgage lenders.   
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According to the terms and conditions of the Fund, it takes the votes of a minimum of 90% of the 
Fund’s investors to change the Pricing Policy of the Fund.   
 
CREDIT LOSS PROVISIONS AND RECOVERIES  

Historical credit losses on Swedish residential mortgages have been low. Nevertheless, the Fund 
should at every point in time have an up-to-date assessment of the current loan loss provision 
requirement. Provisions are made for both specific and collective expected credit losses. Examples 
of indications of provision need are:   
  
• significant difficulties for the borrower to service its debt,  
• breach of contract, for example in the form of cancelled or late payments of 

interest rates or agreed-on amortisations, 
• that the Fund has granted a borrower any kind of forbearance,    
• that a default of the borrower is deemed likely,  
• other observable factors that indicate that there is a measurable decline in the 

expected future cash flow from the outstanding mortgage receivables even though 
the individual problem loans have not yet been identified.  

  
A credit loss provision is calculated as the difference in the nominal value of the receivable and the 
present value of the best estimate of the future cash flows from that receivable. Future expected 
cash flows should be discounted using the interest rate charged on mortgage receivables with the 
corresponding interest rate fixing term. For loans with an LTV below 100% it is typically assumed 
that the pledge will be realized.  
  
Any recoveries of previous loan loss provisions will be added to the interest paid on the Participating 
Debenture as they are recorded. 
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ESG 
 
UN PRI SIGNATORY 

Stabelo is a signatory to the UN PRI and supports the UN’s view that incorporating ESG factors in 
the investment process will enhance returns and enable us to better manage risks. 
For full ESG strategy , please see appendix 3. 

 
GREEN MORTGAGES AND GREEN INVESTMENT LOANS 

 
Stabelo’s Green Mortgage initiative is intended to incentivize homeowners to improve the energy 
efficiency of their homes or acquire an already energy efficient property by way of preferential 
financing conditions linked to the mortgage. Homeowners who own a home in a building that 
holds a valid Energy Performance Certificate (“EPC”) from Boverket with an A or a B rating get a 
discount of 10bps on their mortgage rate.   
 
As a complement to Stabelo’s green mortgages it is also possible for our borrowers to remortgage 
to invest in energy efficiency measures and / or renewable energy sources connected to the 
property. The investment amount (the “Green Investment Loan”) gets a favorable mortgage rate 
discount of 20bps.   
 
Institutional Investors that invest in Stabelo Fund I will contribute to incentivizing homeowners 
to invest in the retrofitting of buildings to enhance their energy efficiency. The Green Mortgage 
initiative will also contribute to increasing awareness related to the benefits of having a more 
sustainable home. 
 
Another important aspect is that energy efficient properties (“green properties”) have a lower risk 
profile than “brown properties”. International research indicates that energy efficiency has a risk 
mitigation effect as a result of its impact on a borrower’s ability to service their loan and on the 
value of the property. This means that energy efficient mortgages represent a lower risk. 
 
1) Energy efficient borrowers have a lower probability of default as a result of more disposable 

income in the household due to lower energy bills, reducing a bank’s credit risk 
2) Improving the energy efficiency of a property has a positive impact on property value, 

reducing the risk of the asset and thereby have a positive impact on LGD 
 
SUSTAINABILITY RELATED INFORMATION  

 
Regulation (EU) 2019/2088 of the European Parliament and of the Council on sustainability-related 
disclosures in the financial services sector (the “Disclosure Regulation”) entered into force on 10 
March 2021. The Disclosure Regulation is part of the European Commission's action plan for the 
financing of sustainable growth and the objectives include ensuring transparency and openness 
on sustainability-related issues. 
 
Sustainability risk refers to an environmental, social or governance-related event or circumstance 
which, if it were to occur, would have an actual or potentially significant adverse impact on the 
value of the investment ("sustainability risk"). 
 
Please see Appendix 4 regarding Stabelo´s integration of sustainability risks in the investment 
decision process, consideration of adverse sustainability impact and the Funds procedure of 
promoting environmental and social characteristics.  
 

INVESTOR INFLUENCE  
  
The Fund will operate based on a set of policies regulating items such as interest charged on 
outstanding mortgage receivables (The Pricing Policy), credit quality (The Credit Policy) and 
valuation (The Valuation Policy). The policies under which the Fund will operate are designed to 
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remain fixed. The share of Debenture Holders consent that is needed to make alterations to policies 
differ depending on subject.   
  
The following matters require the consent of Debenture Holders representing at 90 % of the value 
of the Fund:  
  

• a change to the calculation of interest, issue price or repayment price,  
• a change to the Funds’ right to utilise the proceeds from the Participating Debentures,  
• a change to the business activity that the Fund shall engage in,  
• any change to the fact that the Debentures are freely transferrable, 
• amendments only applicable for future Debenture Series, 
• any amendment to, or replacement of, the Valuation Policy,  
• any amendment to, or replacement of, the Credit Policy,   
• any amendment to, or replacement of, the Pricing Policy,  
• any amendment to, or replacement of, the Mortgage Loan Arrears Policy 
• a change to the terms dealing with the requirements for Debenture Holders’ consent.  

  
The following matters require the consent of Debenture Holders representing at 67% of the value 
of the Fund:  
  

• any change to, or waiver of, the terms and conditions,  
• any transactions or agreements between the issuer and an affiliate (with some 

exceptions which are described in the terms and conditions,  
• a consent to a change of control event, 
• a consent to engage in competitive business. 

  
The following matters require the consent of Debenture Holders representing at 50% of the value 
of the Fund:  
  

• approvals of acquisitions, or mandates for acquisitions, of portfolios of mortgage loans.  
  
Information about decisions taken at a Debenture Holders’ meeting or by way of a written 
procedure shall promptly be sent by notice to each Debenture Holder.   
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REPORTING  
  
The Fund Manager is committed to providing professional, transparent and clear reporting. The 
Fund Manager prepares half-yearly and annual financial reports, which are sent to all Debenture 
Holders. The yearly financial statement is prepared according to the AIF Act. In addition, each 
quarter a written comment from the Portfolio Manager, as well as a report on the Fund’s 
performance, net asset value and risk are sent to all Debenture Holders. The reports will be posted 
on the Fund Manager’s web site.  
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APPENDIX 1 – BOARD OF DIRECTORS   
  
HANS SCHEDIN – CHAIRMAN, STABELO ASSET MANAGEMENT & STABELO FUND I 

Hans Schedin has a broad background from financial legislation and regulation. Mr Schedin has 
been responsible for bank and insurance regulation at the Ministry of Finance and was involved 
in the resolution of the Swedish financial crisis in the early 1990s as a representative of the 
Swedish government. At the Swedish Financial Services Authority Mr Schedin acted as Deputy 
Director-General, General-Counsel and Head of the Life Insurance team.  
  
Mr Schedin is independent to both the company and its major shareholders.  
  
MICHAEL INGELÖG – BOARD MEMBER, STABELO ASSET MANAGEMENT & STABELO 
FUND I 

Michael Ingelög was up until August 2014 the CEO for Credit Suisse Group in the Nordic region 
and part of the EMEA Operating Committee for the bank, reporting to the EMEA Group CEO. In this 
role Mr Ingelög oversaw and built the bank’s activities across its different divisions. Previous to 
Credit Suisse, Mr Ingelög ran Deutsche Bank’s Global Markets division in the Nordic region 
between 2006 and 2010 and sales Sales for Holland in parallel between 2008 and 2010. Michael 
Ingelög is an entrepreneur and a private investor in financial technology and venture capital and 
is a board member in a number of businesses both in the UK  
and in the Nordic region      
  
M. JOHAN WIDERBERG – BOARD MEMBER, STABELO ASSET MANAGEMENT  

M. Johan Widerberg has a broad background in retail banking. At Handelsbanken Group he was 
Group Executive Vice President and Head Of Western Sweden Region. Mr Widerberg held several 
board positions in Handelsbanken including its Capital Markets Division, International Division and 
workout unit Handelsbanken Handel & Industri. 
  
Mr Widerberg is independent to both the company and its major shareholders.  
  
PEHR WISSÉN – BOARD MEMBER, STABELO FUND I 
 
Pehr Wissén is Senior adviser at Swedish House of Finance at Stockholm School of Economics. Pehr 
has longstanding experience in the academic world of Economics both as a professor as well as 
senior advisor and board member at various finance related research initiatives. Mr Wissén also has 
a long career within the SHB Group most recently as Executive Vice President and head of Finance 
and Risk at SPP. 
 
Mr Wissén is independent to both the company and its major shareholders.  
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APPENDIX 2 – RISKS RELATING TO THE  
DEBENTURES 
 

Risks relating to the nature of the Debentures 
Limited recourse debt  
The Issuer is a special purpose company with no business operations other than holding the 
Portfolio and issuing, and making payments on, the Debentures. The ability of the Issuer in respect 
of payments of interest and principal under the Debentures and its other costs and expenses, 
including following the occurrence of any event of default, will depend upon and is limited to the 
receipt of funds from the Portfolio. Hence, if funds from the Portfolio, including proceeds following 
an enforcement of collateral, is insufficient to satisfy the Issuer’s obligations under the Debentures 
any unpaid amount shall nevertheless be deemed discharged in full and any relevant payment 
shall be deemed to cease. Accordingly, should the Portfolio Value and the value of the collateral 
substantially decrease, there is a risk that the Debentureholders will lose some or all of their 
investments in the Debentures. 

 
Preferential rights of creditors in the event of insolvency  
The obligations of the Issuer under the Debentures will be unsecured and unsubordinated 
obligations, and will at all times rank at least pari passu with all other unsecured and 
unsubordinated indebtedness and monetary obligations of the Issuer, present and future, in the 
event of insolvency, subject to the provisions of applicable legislation. This means that in the event 
of the Issuer’s liquidation, company reorganisation, bankruptcy or other insolvency proceedings 
or similar, the Debentureholders normally receive payment after any prioritised creditors, 
including those which are mandatorily preferred by law, have been fully paid. Further, following 
prioritised creditors having received payment in full, the Debentureholders will have an unsecured 
claim against the Issuer for the amounts due under or in respect of the Debentures, which means 
that the Debentureholders normally would receive payment pro rata with other unsecured 
creditors. Under the General Terms and Conditions, the Issuer is permitted to incur financial 
indebtedness in addition to the Debentures in a maximum amount of five per cent. of the Total 
Base Amount, and may also create security over its assets to secure such indebtedness. Such 
indebtedness may as a consequence rank ahead of the obligations under the Debentures, which 
may impair the Debentureholders’ rights to payment in the event of insolvency of the Issuer. 
Accordingly, there is a risk of the Debentureholders losing entire, or parts of, their investments in 
the event of the Issuer’s liquidation, company reorganisation, bankruptcy or similar should there 
be prioritised or other unsecured creditors with claims on the Issuer. 

 
Risks relating to the Terms and Conditions  
Risks relating to the right to receive the Repayment Price 
A Debenture shall be repaid by the Issuer at its Repayment Price no later than ten Business Days 
after the stipulated Repayment Date or earlier at the option of the Debentureholder, but in no event 
before five (5) years have elapsed after the year during which the relevant Debenture Series was 
created. The Issuer’s ability to repay a Debenture is dependent on a number of factors, of which 
many are outside of the Issuers control. For example, due to the fact that the Programme is a so 
called evergreen program (i.e. with no predetermined end date) the primary source of funds to 
repay the Debentures is the issue of new Debenture Series. The Issuer’s ability to issue new 
Debenture Series will depend on market conditions pertaining to investments in debt in general 
and to investments in mortgage loans in particular, as well as the availability of competing 
investment opportunities. Hence, there can be no certainty about the timing of the issue of new 
Debenture Series and there is therefore a risk that funds received from issues of new Debenture 
Series will not be sufficient to enable timely or accurate repayment of the Debentures.  
Another important source of funds for repayment of the Debentures is the Portfolio. The timing of 
repayment of the Mortgage Loans include mortality rates, permanent moving rates and the rate 
of voluntary prepayments of such promissory notes. As there can be no certainty about the timing 
of repayment of any of the Mortgage Loans, there is a risk that there will not be sufficient receipts 
from the Portfolio alone or together with the finds raised from the issues of new Debenture Series, 
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to enable the timely repayment of the Debentures. If the Portfolio does not generate sufficient cash 
flow, or the Issuer is unable to issue new Debentures Series, it will adversely affect the Issuer’s 
ability to repay the Debentures at maturity. 
Further to above, the General Terms and Conditions gives the Manager a right to, at its sole 
discretion, postpone a scheduled repayment in whole or in part up to twelve (12) months, if it 
determines that it is not possible to sell a sufficient part of the Portfolio for a purchase price equal 
to the principal capital amount of the relevant Mortgage Loans. There is a risk that such 
postponement is not aligned with the interests of all or some of the Debentureholders. 
Furthermore, there is a risk that such postponement may entail financial deficit for a single 
Debentureholder in need of the funds from such postponed repayment.  

 
Risks relating to prepayment of the Debentures 
According to the General Terms and Conditions, the Issuer may, without any extraordinary 
compensation to the Debentureholders, prepay the Debentures if it becomes unlawful, or such 
unlawfulness is imminent, for the Issuer to perform its obligations under the General Terms and 
Conditions, or if a substantial decrease in revenue occurs, or is imminent, for the Issuer or 
substantial additional or increased cost are incurred or suffered by, or are imminent for, the Issuer, 
as a result of (i) the introduction of or any change in (or in the interpretation, administration or 
application of) any law or regulation or (ii) compliance with any law or regulation made after the 
date of General Terms and Conditions. The Issuer is subject to a large number of laws and 
regulations as well as government policies and general recommendations, such as the Consumer 
Credit Act. In addition, the Issuer is under regulatory supervision. As a result there is a higher risk 
of changes to such regulatory framework that could result in a situation where it becomes 
unlawful or more burdensome for the Issuer to conduct its operations being implemented and thus 
give rise to a prepayment of the Debentures as previously described. 
In addition, the Manager is authorised and registered by the SFSA as an alternative investment 
fund manager. The Manager is therefore subject to the requirements imposed on fund managers 
pursuant to the Swedish Alternative Investment Fund Managers Act (lag (2013:561 om förvaltare 
av alternativa investeringsfonder) (the “AIFM Act”) (including, but not limited to, requirements on 
conduct of business, regulatory capital and marketing). The Manager’s compliance with the AIFM 
Act requirements is outside of the Issuer’s control and there is a risk that the Manager does not 
comply with such requirements, which could result in the SFSA imposing additional requirements 
on the Manager or, in the worst case, revoking the Manager’s authorisation as an alternative 
investment fund manager. This may give rise to a prepayment of the Debentures as mentioned 
above. Should such prepayment risk materialise and the Issuer resolves to prepay the Debentures 
as a result thereof, there is a risk that the Mortgage Loans in the Portfolio in such a situation cannot 
be sold for a purchase price equal to their respective principal capital amount and thus risking the 
Debentures being repaid at a price lower than the Repayment Price. 

 
Inaccurate valuation of the Portfolio 
The Issue Price and the Repayment Price for the Debentures will depend on the Portfolio Value, 
which will be determined in accordance with the Valuation Policy. The method for valuation set 
out in the aforementioned policy is based on discounting of future cash flows in respect of the 
assets in the Portfolio. The method uses a valuation routine based on the average interest rates of 
the Swedish banks in respect of mortgage loans, made public in accordance with regulation 
adopted by the SFSA. There is a risk that this valuation method does not accurately reflect the 
actual market value of the Portfolio. Thus, investors may, at issuance, pay an Issue Price for new 
Debentures exceeding the actual market value, or, upon redemption, receive a Repayment Price 
falling below the actual market value of the Debentures repaid or repurchased by the Issuer. 
Accordingly, the Debentureholders may, at issuance, pay an Issue Price for new Debentures that 
exceeds the actual market value and existing Debentureholders will be diluted and thus negatively 
affected if new Debentures are issued at an Issue Price that is below the actual market value of the 
Debentures, which presents a significant risk for the value of a single Debentureholder’s 
investment.  

 
Majority decisions by the Debentureholders 
According to the General Terms and Conditions, certain majorities of the Debentureholders have 
the right to make decisions and take measures that bind all Debentureholders. The General Terms 
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and Conditions sets out three different majority requirements, ninety (90), sixty seven (67) and 
fifty (50) per cent. of the Base Amount for which Debentureholders are voting at a 
Debentureholders’ Meeting or for which Debentureholders reply in a Written Procedure. Quorum 
at a Debentureholders’ Meeting or in respect of a Written Procedure only exists if a 
Debentureholder(s) representing at least fifty (50) or twenty (20) per cent., as applicable, of the Total 
Base Amount participates. Based on the aforementioned majority and quorum requirements and 
the composition of the Debentureholders as of the date of this prospectus, a relatively small 
number of Debentureholders will be able to make decisions that bind all Debentureholders. 
Consequently, there is a risk that the actions of a majority of Debentureholders could impact other 
Debentureholders’ interests and rights under the General Terms and Conditions in a manner that 
is undesirable for a Debentureholder. An example is a majority decision to prepay a Debenture 
Series, which may not be in the interest of certain Debentureholders who has no interest to realise 
its investment prior to the Repayment Date and has calculated with the future cash flow from the 
Interest on the Debentures. If such majority decisions are adopted, it would have a material impact 
on the concerned Debentureholders’ interests and rights under the General Terms and Conditions. 

 
Risks relating to the admission of the Debentures to trading on a regulated 
market 
There may not be an active trading market for the Debentures  
Although the Debentures are intended to be admitted to trading on a regulated market, the Issuer 
is of the opinion that Debentureholders who subscribe for Debentures on the primary market will 
do so with the intention of retaining such Debentures until the Repayment Date, which is in line 
with, as far as the Manager is aware, the fact that no active secondary trading has been developed 
in respect of the debentures previously issued and admitted to trading on a regulated market by 
the Issuer. Furthermore, the Debentures are new securities that have limited distribution and for 
which there is currently no established trading. There is thus a risk that an active trading market 
for the Debentures will not develop, or, if one does develop, that it will not be maintained. If an 
active trading market for the Debentures does not develop or is not maintained, the market or 
trading price and liquidity of the Debentures may be adversely affected. The Debentures may 
consequently trade at a discount to their initial issue price, depending upon prevailing interest 
rates, the market for similar securities, general economic conditions and the financial condition 
of the Issuer. If, for any reason, a Debentureholder needs to realise its investment prior to the 
Repayment Date, it may, due to the foregoing, be difficult to dispose the Debentures and it may 
thus be difficult to ensure that the price corresponds to the real value of the Debentures. Failure or 
inability to dispose of the Debentures due to lack of active trading would adversely affect 
Debentureholders possibility to realise its investment prior to its maturity and presents a 
significant risk for a single Debentureholder. 

 
Market price of the Debentures may be volatile 
The market price of the Debentures could be subject to significant fluctuations in response to 
actual or anticipated variations in value and yield of the Portfolio, adverse business developments, 
changes to the regulatory environment in which the Issuer operates, as well as other factors. In 
addition, in recent years, the global financial markets have experienced significant price and 
volume fluctuations which, if repeated in the future, could adversely affect the market price of the 
Debentures without regard to the value and yield of the Portfolio. An example of the foregoing is 
the current outbreak of the coronavirus during 2019 and 2020 that, as of the date of this Base 
Prospectus, has had a significant impact on the financial markets (including increased volatility). 
The degree to which the market price of the Debentures may vary in the future is uncertain and 
presents a significant risk for a single Debentureholder who wishes to dispose its Debentures on 
the market. 
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APPENDIX 3 – POLICY FOR THE INTERGRATION 
OF SUSTAINABILITY RISKS AND DUE DILIGENCE  
 

 

1 BACKGROUND 

1.1 Introduction 

Regulation (EU) 2019/2088 of the European Parliament and of the Council on sustainability-related 
disclosures in the financial services sector (the “Disclosure Regulation”) entered into force on 10 
March 2021. The Disclosure Regulation is part of the European Commission's action plan for the 
financing of sustainable growth and the objectives include ensuring transparency and openness on 
sustainability-related issues.  

The regulation states that financial market participants and financial advisers must act in the best 
interests of end-investors, including, but not limited to, the requirement to perform an appropriate 
due diligence prior to investments being made. Recital 12 to the Disclosure Regulation states that in 
order to fulfil its regulatory obligations, financial market participants and financial advisers should 
integrate into their processes, including due diligence, not only all relevant financial risks, but also 
all relevant sustainability risks that could have a significant adverse impact on the financial return 
of an investment or on the advice provided, and that such risks are to be continuously evaluated. 

As a result, Stabelo Asset Management AB (the “Company”) has established and adopted the 
following policy for the integration of sustainability risks/due-diligence policy.  

2 FINANCIAL PRODUCTS AND FINANCIAL INSTRUMENTS  

2.1 The Company manages only one fund, Stabelo Fund I that invests in conservative 
Swedish residential mortgages with a maximum LTV of 60% at origination. There is no active 
management of the Fund, but investments are governed by a strict investment policy (the “Credit 
Policy”) that requires approval from 90% of invested capital to be changed. The main role of the fund 
manager is to ensure that all investments are in fulfilment with the Credit Policy.  

The Credit Policy dictate that the Fund only should invest in sustainable mortgages that offers both 
financial and social returns to its investors. Our investment policies and practices are rooted in our 
Policy for Responsible Investments that also defines the essence of sustainable mortgages. The 
Company’s philosophy of sustainable mortgage investing focuses on five objectives:  

1) Support homeownership – home ownership is a key path to savings and wealth-
building for many. Connecting borrower with lender is an established way to ease the path to home 
ownership. It is important to aspire to provide attractive and fair mortgage products also to customer 
groups that are inadequately serviced by the overall bank community that is dominating the 
Swedish mortgage market.  

2) Promote responsible lending - it is crucial that borrowers are not put at added risk 
of financial distress or burdensome debt load.  Borrowers should be able to service and repay their 
debt without distress.  

3) Fair and transparent mortgage products – simple and transparent mortgage 
products that borrowers understand enhance their ability to make overall sound financial decisions.  



               
  
  
  
 

  24 
  
  

4) Climate change – incentivising borrowers to make investments to increase the 
energy efficiency of their homes will protect them and lenders against transition risks associated 
with reaching the goals set out in the Paris Agreement.  

5) Financial crime prevention – through strong anti-money laundering processes, 
Stabelo Asset Management participates in the fight against financial crime and the financing of 
terrorism.   

3 INTEGRATION OF SUSTAINABILITY RISKS  

3.1  Sustainability risk refers to an environmental, social or governance-related event 
or circumstance which, if it were to occur, would have an actual or potentially significant adverse 
impact on the value of the investment ("sustainability risk").  

3.2 The Company thus considers in the concept of sustainability risk those risks that 
are identified and related to the environment and climate, human rights and working conditions, 
diversity and gender equality, as well as transparency. Transparency and openness are a 
prerequisite for a sustainable process, which also includes how the Company decides to consider 
sustainability risks when choosing investment objects. 

3.3     There is no active management of Stabelo Fund I, but investments are governed by 
the strict Credit Policy that requires approval from 90% of invested capital to be changed. 
Sustainability risks have been identified by Stabelo Group’s strategic leadership team and taken into 
consideration when regulating what types of mortgages that Stabelo Fund I can invest in. The risks 
are analysed based on whether they are judged to have an actual or potentially significant adverse 
impact on the value of the investment over time should the risk arise. The main role of the fund 
manager is to ensure that all investments are in fulfilment with the Credit Policy.    

3.4  Risks related to the environment and climate are identified in line with Task force 
on Climate-related Financial Disclosure’s (”TCFD’s”) approach. In the process of identifying the most 
relevant sustainability risks impacting the fund’s portfolio assets the World Economic Forum’s 
global risk reports for 2020 and 2021 that identify risks threatening the global community based on 
probability and consequence have also been used. 

The sustainability risks that the Company concludes to be most relevant due to highest probability 
of occurring in the short to medium term combined the highest impact on the financial 
performance of the portfolio are:  

• Risks of increased costs of living for borrowers in energy inefficient homes due to 
policy changes to drive climate transition to be able to deliver on Sweden’s ambitious emissions 
targets in line with the goals of the Paris Agreement which might decrease borrowers credit 
worthiness. 

• Risks caused by changes in consumer behaviour resulting from increased 
awareness of the impact of climate change and / or increased costs associated with energy 
inefficiency. In such a scenario one could expect the value of energy inefficient properties to 
decrease.  

• Acute climate-related risks due to increased severity of extreme weather changes 
such as storms, heat and flooding that could damage or destroy the properties underlying the 
mortgages in the portfolio.     

• Risks to some portfolio assets caused by raising sea levels. Properties situated 
close to the coastline and certain river mouths are especially exposed to raising sea levels caused by 
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melting ice sheets and glaciers as well as expansion of seawater as it warms. The level of risk 
exposure varies by region. 

3.5  Social and socioeconomic risks have been identified by looking at the World 
Economic Forum global risk reports for 2020 and 2021 that identify climate risks and socioeconomic 
risks based on probability and consequence.  

3.6  The conclusion is that although the financial impact on the portfolio because of 
certain social-related events occurring such as a collapse of social security systems, structural mass 
unemployment and loss of workers’ rights in Sweden would be severe, the likelihoods of such events 
occurring in the short to medium term are relatively low.  

3.7 The fund only invests in mortgages with strong focus on consumer protection and 
responsible lending as outlined above under 2.1. We aim to influence the best practices in the overall 
Swedish mortgage market to make it stronger. A well-functioning mortgage market is a critical part 
of the local and global economy. A healthy degree of competition and access to a wide range of 
alternatives in the mortgage market will benefit customers and safeguard a well-functioning 
marketplace. Furthermore, increasing the diversity of mortgage financing available outside the 
banking system will support financial stability. This has proven to be especially true in times of 
stress in the banking system. 

3.8  The management of the Company’s fund integrate sustainability risks into 
investment decisions made by the Company's fund manager thus evaluating and analysing the 
investment objects and taking into account any risks associated with sustainability. The risks are 
analysed based on whether they are judged to have an actual or potentially significant adverse 
impact on the value of the investment over time should the risk arise. The company carries out the 
analysis internally and it is in part based on data collection, as well as communication with relevant 
experts.  

3.9  Based on the results of the analysis carried out by the Company in accordance 
with the above, the Company's fund manager decides on whether to make an investment or not. In 
the decision, the Company makes a determination if the sustainability risk would arise. Therefore, 
the risk of a potential or actual adverse impact on the fund is also weighted in terms of returns that 
may be affected by the risk. The risk is analysed on the basis of probability and consequence, where 
the possible actions of the investment objects are also considered. It is the actual or potential 
adverse impact on the value of the investment that is the guideline for the choice of investment 
object.  

4 IDENTIFICATION AND DESCRIPTION OF ADVERSE IMPACTS ON SUSTAINABILITY  

4.1     Adverse impacts on sustainability factors refer to factors that may have an 
adverse impact on sustainable development. Sustainability factors are defined in the Disclosure 
Regulation as environmental, social and employee matters , respect for human rights, anti-
corruption, and anti-bribery matters.  

4.2 The Company has decided to take principal adverse impact on sustainability 
factors into account when making investment decisions and has thereby identified the following 
potential adverse impacts regarding sustainability.  

Adverse environmental impacts on sustainability factors: 

- High greenhouse gas emissions 
- High energy consumption from non-renewable energy 
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Adverse social and personnel-related impacts on sustainability factors: 

- Negative socioeconomic consequences arising because of unsustainable levels of debt 
carried by Swedish households. 

-  Adverse impacts for human rights and combatting corruption and bribery:  
- Occurrence of borrowers using the proceeds for activities outside the legal framework.  

4.3   The company works with three methods for integrating principal adverse impacts 
on sustainability factors in the investment process. These consist of 1) selection, 2) opting out, and 3) 
influencing.  

4.4 The Company never invests in certain operations that are judged to have adverse 
impacts on sustainability factors by their very nature. Such exclusions exist in the Company’s 
management of the fund. The activities that are continuously excluded are: 

- Cluster bombs 
- Anti-personnel mines 
- Chemical and biological weapons 
- Nuclear weapons, weapons and/or munitions 
- Pornography 
- Fossil fuels (oil, gas, coal) 
- Coal 
- Tobacco 
- Commercial casino operations 
- Alcohol 
- Extraction of tar sand, thermal coal and/or palm oil 

5 PRIORITIZATION OF ADVERSE IMPACTS  

5.1 The Company has chosen to prioritise the principal adverse impacts on 
sustainability factors stated in section 4.2. In addition to the principal adverse impacts identified in 
section 4.2, investment decisions can have adverse impacts on other sustainability factors. The 
Company has assessed that the stated principal adverse impacts on sustainability factors shall be 
prioritised on an equal basis and at the same level where no sustainability factor is prioritised higher 
than the other. This means that investment decisions shall always be assessed in relation to the 
identified principal adverse impacts in section 4.2 so that none of the principal adverse impacts 
shall exist when investment decisions are made.  

6 MEASURES 

6.1 The Company takes measures to ensure that it does not contribute, by way of its 
investment decisions, to adverse impacts on sustainability factors. Such measures include 
measuring the portfolio’s carbon footprint. This provides the Company with an in-depth 
understanding of the investment objects' environmental and climate impact at any given point in 
time.   

6.2 The Company also exercises effective influence by engaging in the investment 
objects in which the funds invest. As part of that work, the Company seeks to influence the 
investment objects in matters of climate and energy efficiency. 

6.3 In addition, the Company excludes investments in certain operations which by 
their very nature have adverse impacts on sustainability factors, see section 4.4 above.  
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7 CODE OF CONDUCT AND INTERNATIONAL STANDARDS ETC.  

7.1  The Company is a signatory of the UN Principles of Responsible Investment (“PRI”) 
since 2019 and supports the UN’s view that incorporating ESG factors in the investment 
process will enhance returns and enable the Company to better manage risks. Fundamentally, 
Stabelo believes that lending practices that do not make the customers’ wellbeing a top priority 
is imprudent and not sustainable. Lending practices that have a lax approach towards 
customer long-term affordability and financial robustness will ultimately have a negative 
impact on credit quality of the mortgage assets financed by investors. Furthermore, we believe 
that a mortgage offering should fair and easy to understand without hidden costs and 
agendas. This enhances borrowers’ ability to make sound financial decisions. Many mortgage 
providers use the practice of bundling offers where the true costs of the packaged deal are 
poorly disclosed.  

7.2  The Company invests in “green mortgages” as defined by the Energy Efficient 
Mortgage Initiative (“EEMI”) and Climate Bonds Initiative (“CBI”). The Company has been an 
official member of EEMI since 2020.    

8 WEBSITE PUBLICATION 

8.1 Pursuant to Article 3 of the Disclosure Regulation, the Company shall publish on its 
website information regarding its policies for the integration of sustainability risks in its investment 
decision process.  

8.2 Furthermore, Article 4 of the Disclosure Regulation stipulates that the Company is 
to maintain and publish information on its website regarding how the Company describes the 
principal adverse impacts on sustainability factors that are to be taken into account in the 
investment decision process etc. 

8.3 It is the duty of the CEO to ensure that the abovementioned information is 
published and, if necessary, updated.  

9 UPDATING AND AMENDING THIS POLICY 

9.1 This policy shall be reviewed regularly at least once a year or more frequently as 
required.  

9.2 A review shall be carried out prior to the Company investing in a new type of asset 
or in a new region where special adverse impacts on sustainability factors may be identified. 

9.3  Changes to the policy shall be approved and adopted by the Company's Board of 
Directors. 
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APPENDIX 4 – SUSTAINABILITY-RELATED 
DISCLOSURES 
 
Transparency regarding the integration of sustainability risks 

☒  Sustainability risks are integrated into investment decisions 
☐  Sustainability risks are not deemed to be relevant 
 
Sustainability risks have been identified by Stabelo’s  management and taken into consideration 
when regulating the types of mortgages that Stabelo Fund I can invest in. Risks are analysed based 
on whether they are judged to have an actual or potentially significant adverse impact on the 
value of the investment over time should the risk arise. Stabelo carries out analysis of such risks 
internally and it is in part based on data collection, as well as monitoring and communication 
with relevant experts. 
 
Stabelo’s Policy for the integration of sustainability risks and due diligence provides details of the 
sustainability risks that Stabelo considers most relevant. The relevant risks are those assessed 
with a high probability of occurrence in the short to medium term combined with a high potential 
impact on the financial performance of the portfolio.  
 
The assessment of sustainability risks is an integrated part of the investment decision making of 
the Fund Manager. In the investment decision making process, sustainability risk is assessed at 
the stage of product development as well as in the decision to invest in individual investment 
objects, and is monitored for the portfolio on an ongoing basis. The risk of potential or actual 
adverse impact on the Fund is weighted in terms of portfolio returns that may be affected by the 
risk. The risk is analysed based on probability and impact, where the possible impact on the 
investment objects are also considered. It is the actual or potential adverse impact on the value of 
the investment portfolio that is the guideline for the choice of investment object. 
 
 
Transparency regarding environmental or social characteristics and of sustainable 
investments  
 
☒ The Fund promotes, among other characteristics, environmental or social characteristics 
☐ The Fund has sustainable investments as its objective 
 
 

Sustainability-related characteristics promoted in the management of the fund, or that 
are included in the fund's objective 

 
☒ Environmental characteristics (e.g. the companies’ environmental and climate 

impacts). 
☒ Social characteristics (e.g. human rights, employee rights and equal opportunity). 
☐  Good governance practices (e.g. shareholders’ rights, issues relating to 

remuneration for senior executives and anti-corruption).  
☒  Other sustainability-related characteristics: Financial crime prevention. 

 
 
What environmental and/or social characteristics are promoted by this financial product? 
 
The Social Goal - To ensure sustainable consumption and production patterns. 
 
Our work to achieve this goal: 
At all times Stabelo promotes sustainable mortgage lending. It is important that Stabelo’s 
customers fully understand the terms of business when they buy a product or service and that 
they get all the support they need when making important financial decisions. It is crucial that 
borrowers are not put at added risk of financial distress due to a too burdensome debt load. 
Borrowers should be able to service and repay their debt without distress. By always striving to 



               
  
  
  
 

  29 
  
  

develop fair, simple, and transparent mortgage products Stabelo strives not only to add value to 
Stabelo’s mortgage customers but also to impact best practices in the Swedish mortgage market.  
 
By being cost efficient in all possible ways, Stabelo strives to minimize the leakage of funds from 
borrower to lender to keep customers’ mortgage rates as low as possible and pension savers’ return 
on investments as high as possible.   
 
By having strong anti- money laundering processes in place, Stabelo participates in the fight 
against financial crime and the financing of terrorism. Stabelo seeks to ensure that all funds 
provided by its investors go to sustainable home ownership lending and nothing else.   
 
Stabelo’s view is that the booms and busts, drivers of financial inequality and sources of financial 
instability in recent decades are largely a product of money creation by banks and certain shadow 
banking structures left unchecked. Stabelo’s mortgage loan production does not lead to such 
money creation or boom bust cycles, as mortgages are produced without maturity transformation, 
liquidity transformation, deposit taking or leverage. 
 
Strategic targets: 

• Promote responsible lending. 
• Offer fair, transparent, and safe products to customers. 
• Try to influence best practices in the market. 
• Minimize leakage of funds from borrower to saver.  
• Best in class AML prevention capabilities. 

 
 
The Environmental Goal - Taking urgent action to tackle climate change and its impacts. 
 
Our work to achieve this goal: 
Stabelo is in the business of residential mortgage lending financed by pension savers. Households 
account for almost 40% of energy consumption in Sweden. The energy used in Sweden today 
connected to households is relatively clean from carbon dioxide emissions as a great deal comes 
from either renewable sources or nuclear energy. To measure the climate impact of Stabelo’s 
mortgage assets, independent risk consultants calculate the carbon footprint of the mortgage 
portfolio annually, using the best data and techniques available.  
 
Today the carbon footprint of Stabelo’s portfolio of mortgages is low. However, to protect 
homeowners and investors from transition risks associated with achieving the goals set out in the 
Paris Agreement in 2015, it is important to increase borrowers’ awareness related to the impacts of 
climate change and incentivise homeowners to make investments to enhance the energy 
efficiency of their homes. Examples of such transition risks include potential future changes in 
tax regimes connected to energy efficiency and / or potential future negative impacts on 
valuations on properties considered less environmentally friendly. Stabelo aims to support its 
borrowers to be smart and proactive in adapting to change as well as contribute to the fight against 
climate change. 
 
Stabelo’s Green Mortgage Initiative is in place to reward borrowers who purchase energy efficient 
homes with the highest standard of energy efficiency or who invest to improve the energy 
efficiency of an existing property to achieve this level. “Green mortgages” (properties with an EPC 
rating of at least B) receive discounted mortgage rates.   
 
Stabelo’s Green Investment Mortgage Initiative provides attractive financing for Stabelo’s 
mortgage borrowers that make investments to improve the energy efficiency of their homes and 
/ or install renewable energy sources.   
 
Energy efficiency is important, but the type of energy sources used by a household is also 
important. Stabelo wants to support its borrowers as much as it can to invest in the future. The 
company works to connect borrowers with providers of renewable energy sources and assists 
borrowers to be smart and proactive in adapting to change as well as contribute in the fight against 
climate change.  
 



               
  
  
  
 

  30 
  
  

Stabelo does not operate through a network of branches which eliminates the need for customers 
to travel to physical offices around the country. Although Stabelo is very much digitally based 
today, the ambition is to become a 100% digital mortgage provider and eliminate all consumption 
of paper in the origination / servicing process as well as the involvement of post or courier traffic.  

 
Strategic targets: 

• Promote investments in energy efficiency 
• Facilitate connections between borrowers and suppliers of advice and investments 

related to energy efficiency  
• Work to make mortgage process as digital as possible 

 
 
What investment strategy does this financial product follow? 
 
The Credit Policy dictates that the Fund should only invest in sustainable mortgages that offer 
both financial and social returns to investors.  Stabelo’s investment policies and practices reflect 
its Policy for Responsible Investments that also defines Stabelo’s narrative for responsible 
mortgage investing. 
 
 
What are the binding elements of the investment strategy used to select the investments to attain 
each of the environmental or social characteristics promoted by this financial product? 
 
Stabelo’s narrative of responsible mortgage investing focuses on five objectives:  
 

1) Support homeownership – home ownership is a key path to savings and wealth-building 
for many. Connecting borrower with lender is an established way to ease the path to 
home ownership. It is important to aspire to provide attractive and fair mortgage 
products also to customer groups that are inadequately serviced by the overall bank 
community that is dominating the Swedish mortgage market.  
 

2) Promote responsible lending - it is crucial that borrowers are not put at added risk of 
financial distress or burdensome debt load.  Borrowers should be able to service and 
repay their debt without distress.  
 

3) Fair and transparent mortgage products – simple and transparent mortgage products 
that borrowers understand enhance their ability to make overall sound financial 
decisions. 
 

4) Climate change – incentivising borrowers to make investments to increase the energy 
efficiency of their homes will protect them and lenders against transition risks 
associated with reaching the goals set out in the Paris Agreement. 
 

5) Financial crime prevention – through strong anti-money laundering processes, Stabelo 
participates in the fight against financial crime and the financing of terrorism.   

 
How is that strategy implemented in the investment process on a continuous basis? 
 
Stabelo Fund I invests in sustainable Swedish residential mortgages with a maximum LTV of 60% 
at origination. There is no active management of the Fund, but investments are governed by a 
strict investment policy (the “Credit Policy”) that requires approval from 90% of invested capital to 
be changed. The Fund Manager ensures that all investments are in fulfilment with the Credit 
Policy. 
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Stabelo Fund I 
 
What is the asset allocation planned for this financial product? 

 
 
How will sustainable investments contribute to a sustainable investment objective and not 
significantly harm any sustainable investment objective? 
 
Stabelo takes sustainability factors into account when making investment decisions, focusing on 
factors with a principal adverse impact on sustainability. Three methods for integrating principal 
adverse impacts on sustainability factors in the investment process are implicit in the approach:  

1) selection, 
2) influencing and 
3) opting out. 

 
Selection measures to ensure that investments do not contribute to adverse impacts on 
sustainability objectives include measuring the portfolio’s carbon footprint. This provides an 
understanding of the investment objects' environmental and climate impacts at any given point 
in time. 
 
Stabelo exercises influence by engaging borrowing customers. As part of that work, Stabelo seeks 
to influence the investment objects in matters of climate and energy efficiency. 
 
The EU “do no significant harm” principle is taken into account when making investment 
decisions and following EU criteria for environmentally sustainable economic activities. 
 
Stabelo’s Policy for the Integration of Sustainability Risks and Due Diligence provides further 
details on how adverse impacts on sustainability factors are considered.  
 
 
Can I find more product specific information online?  
 
Please see our website for more product specific information.  
 
Reference benchmarks 

☐  The fund has the following index as its benchmark: 
☒  No index has been designated as a reference benchmark 
 
 
Methods used to integrate sustainability risks, promote environmental or social 
characteristics or to attain a sustainability-related objective 
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☒ Positive screening 
 
Stabelo uses positive screening of investments based on environmental or social characteristics. 
The following methods are used for positive screening: 

• Only invest in sustainable mortgages that offer both financial and social returns to its 
investors 

 
☒ Negative screening 

The Fund does not invest in companies that are involved in the following products and services. 
(A maximum of 5% of the turnover in the company in which the investment is made may be 
derived from the specified product or service.)  
 

Products and services 
 

☐ Cluster bombs, anti-personnel mines  
 

☒ Chemical and biological weapons 
 

☒ Nuclear weapons 
 

☒ Weapons and/or munitions 
 

☒ Alcohol 
 

☒ Tobacco 
 

☒ Commercial gambling operations 
 

☒ Pornography 
 

☒ Fossil fuels (oil, gas, coal) 
Fund Manager’s comments: Stabelo will not decline a mortgage investment where the 
underlying property uses fossil fuel as an energy source. However, the use of fossil fuels in 
Swedish households are very limited. Please see more details in our Carbon Footprint 
report.  

 

☒ Coal 
 

☒ Uranium 
 

☒ Genetically modified organisms (GMO) 
 

☒ Other 
Fund management company’s comments: Established on a case basis in accordance with 
the Policy for Integration of Sustainability Risks and Due Diligence. 

 
International norms 
 
International norms refer to international conventions, laws and agreements such as the 
UN Global Compact and OECD guidelines for multinational companies that relate to issues 
concerning the environment, human rights, labour practices, and business ethics.  
 



               
  
  
  
 

  33 
  
  

☒  The Fund does not invest in companies that violate international norms. The 
assessment is carried out either by the Fund Manager or a third party.   
 
☒ The Fund does not invest in companies which do not address identified problems or 
where the Fund makes the assessment that the company will not address the problems 
within a time frame deemed reasonable in that specific case.  
 
Countries 
 
☒ For sustainability reasons, the fund does not invest in companies involved in certain 
countries/interest-bearing securities issued by certain states. 
Fund management company’s comments: All Fund investments are made for private 
residential homes in Sweden. 
 
Other  
 
☐ Other 

 
☒ The fund management company influences  
 

☐  The fund management company exercises its investor influence to influence 
companies on sustainability-related issues.  

 
☒ The fund management company engages with companies with a view to influencing 
them to adopt a more sustainable approach.  
 

☐ In-house investor influence 
☐ Investor influence in cooperation with other investors 
☐ Investor influence through external suppliers/consultants 
☐ Voting at General Meetings 
☐ Participation in nomination procedures in order to influence the composition of 
the Board  
☒ Other forms of investor influence 
Fund management company’s comments: The Green Mortgage Initiative and the 
Green Investment Mortgage Initiative are in place to incentivise homeowners to 
make investments to enhance the energy efficiency of their homes.  


