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Important notice
This document (the “Green Financing Framework” or “Framework”) contains information on Diös (“Diös”)
and its potential use of financing with added environmental criteria (the “Green Terms”). Any financing that
includes the Green Terms in its associated financing documentation, by reference or inclusion, as detailed in this
document or in future versions of this document, will be designated as Green Financing (“Green Financing”).
Other labels may apply to the specific type of financing, for instance Green Bond (“Green Bond”), Green
Commercial Paper (“Green Commercial Paper”) or Green Loan (“Green Loan”). Depending on the language
of the financing documentation the Green Terms in this Framework may be translated into other languages, as
required or preferred in the local jurisdiction. Furthermore, all parties are advised to review the applicable risk
factors and terms specific for the type of Green Financing used, for instance in the relevant financing documen
tation, issuance prospectus, financing documentation or information memorandum.
Investors and third parties are advised to conduct an independent evaluation of the relevance and adequacy
of the information in this Framework, and for making such other investigations considered necessary prior to
entering into any of the types of transactions or arrangements where the Green Terms would be applicable,
for instance regarding the adherence to current and future regulation, standards or market practices such as the
Green Bond Principles or the forthcoming EU Green Bond Standard.
New Green Financing will include a reference to, or inclusion of, the most recently published Green Terms,
which shall be publicly available in the Framework on Diös website. Any Green Financing will be subject to
the version of the Green Terms specified in the associated financing documentation.
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BACKGROUND
Sustainable cities are the only way forward. Urbanisation will
continue and the demand for sustainable urban development will
increase. As the leading property owner in its markets, Diös is
uniquely positioned to help its cities grow sustainably, taking
responsibility for both the current and future generations. We
will create the most inspiring cities in Sweden.
Diös is one of Sweden’s leading property companies with 330
properties and a leasable area of 1.5 million square metres. The
company’s strategy is centred on urban development, which it
implements by managing and developing both commercial and
residential properties. Diös has created a unique position as the
major property owner in the central business district (“CBD”)
of ten growing cities in the northern part of Sweden.
The company was established in 2005 and listed on Nasdaq
Stockholm in 2006. Since its inception, the company has prima
rily grown through acquisitions, with two major acquisitions, one
in 2011 of SEK 5.8 billion and one in 2017 of SEK 4.5 billion,
contributing to the company’s property value of SEK 21.5 billion,
as at March 31 2019. In recent years, the company has focused on
concentrating its property portfolio into CBD locations where we
see higher demand, rising rents and more stable property values
over time.

In the future, more people will live in cities to benefit from eve
rything a city has to offer. New technology is driving new beha
viours, making location and the content of the location more im
portant. Cities need to adapt to these changes, but they must do so
in a sustainable way. Diös aims to take a leading part in developing
cities to respond to both increased urbanisation and new demands.
The company will act responsibly and promote sustainable urban
development. With our leading position in city development and
powered by a strong cash flow we have the ability to make this
happen.
For Diös, responsible business involves taking a comprehensive
approach encompassing economic, social and environmental
factors. We are making a concerted effort to change our own beha
viour to have a more positive economic, social and environmental
impact, and this will ultimately inspire and encourage our stake
holders to do the same. We want to help fight climate change and
build safer cities while also creating new opportunities for busines
ses and new places for people to meet.
New construction will only take place in the cities, i.e. no green
field developments. In this way, creating a higher density of
workspace and residences in the city centre will favour economic
growth and reduce the need for exploitation and infrastructure
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investments. Additionally, we will accelerate initiatives related to
loading docks for electrical vehicles and solar cell facilities. All
new construction will be environmentally certified, preferably by
BREEAM, to a minimum level of Very Good. Diös has taken
a decision to certify all its existing buildings, and as of March 31
2019, 11 per cent of the total rentable area was certified.
In 2017, Diös signed the UN Global Compact. To ensure that the
values behind the Global Compact inspire our culture and working
climate, Diös has a Code of Conduct that is based on the Global
Compact’s ten principles on human rights, labour, environment
and anticorruption. The Code of Conduct covers all employees.
Our responsibility to uphold human rights, as an employer and as
a business partner, means that the company has zero tolerance for
discrimination, harassment and corruption. Diös is also working
towards a vision of a zero rate of incidents, accidents and work
place insecurity, and we have a longterm ambition to achieve zero
greenhouse gas emissions.
Being a reliable business partner that creates value for our stake
holders is a prerequisite for good long-term relations. With trans
parency becoming an increasingly central issue in today’s society,
it is important to facilitate comparisons between companies, both
nationally and internationally. That’s why Diös has chosen to re

port according to generally accepted systems and standards. Every
year, the company reports on its sustainability activities in accor
dance with the standards defined by the international organisation
GRI. In 2018, Diös reported to GRESB and achieved a Green
Star rating.
The geography in which we operate has a very good supply of
energy from hydropower and wind power. Currently, 98 percent
of our buildings’ energy consumption is supplied by renewable
sources, but our longterm target is to have all energy from renewa
ble sources.
Diös will monitor the development of Green Financing and strive
to continually advance the Framework and the Green Terms.
As such the Green Financing Framework may be updated from
time to time to reflect current market practices. In establishing
the terms in this framework Diös has sought to comply with
the Green Bond Principles (June, 2018), Green Loan Principles
(December, 2018), as well as the current market best practice.
Diös has worked together with Handelsbanken to develop the
Green Financing Framework. Cicero has provided a second opini
on on the Framework, which is publicly available on Diös website.
More information about our work with sustainability is available
on our website (www.dios.se).
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METHODOLOGY
ENVIRONMENTAL OBJECTIVES
(GBP)
The Green Bond Principles contains a set of high level Environ
mental Objectives (“Environmental Objectives”), which outline
the main environmental benefits of the anticipated use of proceeds.

1.

Climate change mitigation: Activities that contribute to
the stabilization of greenhouse gas concentrations in the
atmosphere at a level which prevents dangerous anthro
pogenic interference with the climate system by avoiding
or reducing greenhouse gas emissions or by greenhouse
gas removals.

2.

Climate change adaptation: Activities that contribute to
reducing or preventing the negative effects of the current
and expected future climate on the location and context spe
cific economic activities or natural and built environments.

3.

Natural resource conservation: Activities that contribute
to the sustainable utilization of natural resources, for instan
ce soils, waters and plants, or the preservation of forests and
watershed areas, to ensure that renewable resources are not
used up faster than they are replaced, while lessening the
dependence and ensuring the sustainable use of nonrenewable resources.

4.

Biodiversity conservation: Activities that contribute to the
preservation and regeneration of genetic, species and ecosys
tem diversity in the terrestrial, marine and aquatic environ
ment.

5.

Pollution prevention and control: Activities that contri
bute to a high level of environmental protection from pollu
tants other than greenhouse gasses affecting air, water or soil
whilst minimizing negative impact on human health and the
environment.

EXCLUSIONS
The net proceeds will not be allocated or linked to fossil based
energy generation, nuclear energy generation, research and/or
development within weapons and defence, potentially environme
ntally negative resource extraction (such as rare-earth elements or
fossil fuels), gambling or tobacco.

ALLOCATION OF NET PROCEEDS
An amount equal to the net proceeds will be used to finance
Green Assets in accordance with the Green Financing Framework.
The long-term ambition is to allocate the majority of the net pro
ceeds to new projects and assets (defined as projects and assets
financed within 12 months from completion). The proportion of
net proceeds allocated to new projects and assets will be disclosed
in the annual reporting.

Not more than 15% of net proceeds will be allocated to
Eligible Green Assets with a primary alignment towards
environmental objective 3-5.
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ALIGNMENT WITH THE UN SUSTAINABLE
DEVELOPMENT GOALS
Agenda 2030 and the Sustainable Development Goals (“SDG”) were adopted by the United Nations General Assembly
on 25 September 2015. There are 17 global goals with 169 defined underlying targets, aimed at achieving long-term
sustainable economic, social and environmental development in order to eradicate extreme poverty, to reduce inequality
and injustice in the world, and to fight climate change.
The business sector plays an important role in helping to achieve Agenda 2030. The property industry is often linked to
Goals 7, 11, 12 and 13 and that’s where Diös can make the most impact. Below there are examples of activities linked
to these particular goals.

How we work with the Sustainable Development
Goals and Agenda 2030
AFFORDABLE AND CLEAN ENERGY
By producing solar energy on the roofs of the proper
ties, there’s an indirectly increase access to clean energy
in the electricity market. Existing solar panels, generate 220 MWh
of electricity annually. Encouraged by the positive experience of
two major solar panel projects in the last few years, the ambition is
to invest and install another 20 solar cell projects in 2019.

SUSTAINABLE CITIES AND
COMMUNITIES
Through a major infrastructure project in our cities,
Diös are assisting the transition from a fossil fuel-powered fleet in
all our cities. Over the next few years, the ambition is to add 700
charging points, which will be necessary to enable more people to
drive electric cars. Diös also adjusting internally by replacing fossil
fuel-powered service cars with electric cars. Half our service cars
were replaced in 2018 and by the end of 2019 there will be a 100
per cent electrically powered fleet in our service organisation.

RESPONSIBLE CONSUMPTION AND
PRODUCTION

CLIMATE ACTION
To increase the knowledge and enable the employees
to be a part of the transition to a more sustainable
business, and to give a better understanding of Diös role and how
the company will be affected by the climate change that is already
taking place, engagement in sustainability training activities on an
ongoing basis is required. By strengthening the expertise internally,
the hope is to be able to spread knowledge and information to our
tenants and partners.
The aim is to reduce the energy usage annually by three per cent
through optimisation and new installations.
Longer-term, the aim is to obtain environmental certification for
all properties in the portfolio. This will quality-assure the properties
as well as the property management activities.
To lower the environmental impact, Diös only purchase originlabelled electricity. 98 per cent of the energy use today comes from
renewable sources.
Framework alignment with the SDG’s
The investments covered by this Framework primarily contributes
to goal number 7, 9, 11, 12 and 13.

In 2018, a new agreement was put in place that is de
signed to improve control of purchases of products for care and
upkeep of properties. The use of a single agreement will cut costs,
regulate chemicals management, give a better overview of the total
needs and make it easier to specify requirements for the products
that used. The new agreement also introduces a new way of wor
king for the building maintenance technicians that will require better
planning and more sustainable consumption patterns, including
fewer journeys.
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GREEN TERMS
1. USE OF PROCEEDS
The net proceeds from Green Financing will exclusively be used
by Diös to fully or partly finance or refinance investments and
expenditures that promote the transition to low-carbon, climate
resilient and sustainable economies. Such assets (“Eligible Green
Assets” or “Green Assets”) must comply with the categories and
criteria’s below as well as the Exclusion criteria, Allocation criteria
and Environmental Objectives described in the Methodology
section. Diös only operates in the Swedish market and the net
proceeds will therefore be used exclusively to finance or refinance
investments in Sweden.
Only financing or refinancing of tangible assets (without age
restriction) can qualify. The combined allocated amount to a
specific Green Asset, by one or several sources of financing with
specified use of proceeds, may not exceed its value.

CLEAN TRANSPORTATION
Main Environmental Objective: Mitigation

Financing of supportive infrastructure such as charging stations
for all types of electric vehicles, bicycle garages, pedestrian
walkways, bicycle lanes or other investments that support and
emphasize the use of clean transportation solutions.

GREEN BUILDINGS
Main Environmental Objective: Mitigation

New commercial properties
Financing of development, acquisition or otherwise completed
properties that have, or will, receive (i) a design stage certification or
(ii) a post-construction certification or (iii) an in-use certification in
any of the following building certification schemes at the defined
threshold or better: Miljöbyggnad “Silver”or BREEAM-SE “Very
Good” as well as a 15 % lower energy use than required by the
applicable national building code (BBR).
Existing commercial properties
Major renovation or otherwise completed properties that have, or
will receive, (i) a design stage certification, (ii) a post-construction
certification or (iii) an in-use certification of at least Miljöbyggnad
”Silver” or BREEAM In-Use “Very Good” and achieve an energy
target, as specified below.
Existing properties requires a 15% lower energy use than
required by the applicable national building code (BBR).
Criteria for residential buildings
New or existing accommodation that (i) have or will receive a
certification of Svanen or (ii) achieve at least 15 % lower energy
use per square meter than required by the applicable national
building code (BBR).

ENERGY EFFICIENCY
Main Environmental Objective: Mitigation

Financing of investments in the existing portfolio of buildings that
target a lower overall energy use and an improved environmental
footprint. This could include, for instance, the installation of
geothermal heating/cooling, energy-efficient lighting, IT-technology
(monitoring, efficiency management and remote operation), energy
efficient windows or an upgraded ventilation system. Only directly
associated expenditure (e.g. material, installation and labour) is
eligible for financing. Diös will ascertain the following:
a) High estimated energy savings in the targeted area
(minimum 20%).
b) Minimize long term negative climate impact and potential
rebound effects.
c) Minimal negative climate impact from the technology used.
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POLLUTION PREVENTION AND CONTROL
Main Environmental Objective: Pollution prevention
and control

Financing of investments in waste management, such as
prevention, reduction or recycling of waste as well as enabling
infrastructure and facilities.
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RENEWABLE ENERGY
Main Environmental Objective: Mitigation

Financing of renewable energy production, such as on-site solar
power installations or stand-alone solar farms, as well as related
infrastructure investments for example grid connections, electric
substations, networks or foundations.

2. PROCESS FOR PROJECT
EVALUATION AND SELECTION
Projects and assets potentially eligible for Green Financing will be
identified as part of the ongoing operations. Identified projects
and assets will be evaluated by the Green Business Council
(“GBC”), which is a subcommittee of the Investment Council
and currently has the following members:
CEO
CFO
Head of Sustainability
Treasury Department
Green Financing Specialist
Head of Energy Optimisation
Director of Business Support
The GBC will evaluate the nominated projects and assets to ensure
compliance with the Green Terms. It will review information
about the assets and evaluate the overall environmental impact,
which includes life cycle considerations, potential rebound effects,
resilience and adherence to at least one of the five Environmental
Objectives. The projects and assets must also be compliant with
applicable national laws and regulations, as well as policies and
guidelines at Diös. The Green Business Council can request
additional information and consult with internal parties, but the
mandate to make decisions is held by the group. A decision to
allocate net proceeds will require a consensus decision by the
GBC, whereby the Head of Sustainability effectively holds a veto.
Decisions made by the council will be documented.

An updated list of all Green Assets will be kept by Diös treasury
department. If a project or asset ceases to meet the Green Terms,
it will be removed from the list (and the funds will be recycled).
The list will also be used as a tool to determine if there is a current
or expected capacity for additional Green Financing.
The Selection Process of Eligible Green Assets at Diös

Compliance
with laws and
regualtions

Compliance
with policies and
guidelines

Compliance with
Green Terms

Pool of Green
Projects & Assets

Ineligible Projects
& Assets

Projects & Assets
selected for
financing

Transparency via
annual reporting
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3. MANAGEMENT
OF PROCEEDS

4. REPORTING AND
TRANSPARENCY

The net proceeds of any Green Financing will be credited to a
dedicated account (the “Green Account”) or otherwise tracked by
Diös (the “Green Portfolio”).

Diös will publish an annual report on its website (www.dios.se/
gronfinansiering) (the “Green Website” or “Website for Green
Financing”) that will detail the allocation of green funds and
adherence to the Green Terms (the “Reporting”). The first such
Reporting under this Framework is expected to take place in March
2020 and will be available in English.

Deductions will be made from the Green Portfolio by an
equivalent amount corresponding to the financing, refinancing,
investment or expenditure of Eligible Green Assets or at
repayment of any Green Financing.
If an Eligible Green Asset no longer qualifies or if the underlying
project or asset is divested or lost, an amount equal to the funds
allocated towards it will be re-credited to the Green Portfolio.
Funds may also be reallocated to other Green Assets during the
term of any Green Financing, unless otherwise agreed in the loan
documentation.
The treasury department will keep a record of the purpose of
any change in the Green Portfolio and ensure that the combined
funds directed towards a specific Green Asset, by one or several
sources of Green Financing or other financing with specific use
of proceeds, does not exceed its value.

In addition to the yearly reporting, a quarterly statement will be
published on the Green Website disclosing the total amount of Green
Financing outstanding and the total value of Green Assets.
The Reporting will contain information on the Green Assets that have
been financed with Green Financing, a summary of Diös activities in
the past year as pertains to Green Financing as well as information,
including examples, of the financed Green Asset’s adherence to the
relevant criteria.

Allocation Disclosure
Diös will provide allocation reporting and emphasis will be placed
on providing examples to single projects based on size.
The sum of outstanding Green Bonds and the sum of the Green
Portfolio balance, including any short term investments or funds
managed within Diös liquidity portfolio.
The proportion of net proceeds allocated to new investments
(see definition under Methodology).
All data is to be as of the end of the previous year.

Pending fund disbursement to Green Assets and while the Green
Portfolio has a positive balance the proceeds may be invested or
utilised by the treasury in accordance with Diös financial policy. Such
unallocated funds may for instance be invested in short-term interest
bearing securities, such as Swedish treasury bills (and related entities)
or Swedish municipal notes (including related entities).

Performance Reporting

Ex-post verification of funds
Diös acknowledges the recommendation in the Green Bond
Principles regarding transparency and verification of allocation.
The allocation will be verified by Diös external auditor. For further
information, see the “Annual Review” section under Reporting
and Transparency.

The Reporting will contain a disclosure of asset level performance
indicators. The reporting will strive to disclose the impact based on
the Green Financings share of the total investment. For financed
Green Assets that are not yet operational, Diös will strive to
provide estimates of future performance levels. Diös will emphasise
energy savings and greenhouse gas reductions as the most relevant
performance metrics for most projects.
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TRANSPORTATION
i. Annual absolute (gross) greenhouse gas emissions in CO2e.
ii. Annual absolute (gross) greenhouse gas savings in percentage.
iii. The number of charging stations for electric vehicles installed.

IMPACT METRICS ENERGY EFFICIENCY
INVESTMENTS
Each yearly report will include at least one example of an energy
efficiency investment that have been financed with green net proceeds.
Given the number of project types that qualify under the category the
KPI’s will not be disclosed beforehand in the framework. Diös will
emphasize energy and carbon savings, where applicable, as relevant
performance metrics.

IMPACT METRICS FOR GREEN BUILDINGS
i. Environmental certification.
ii. Energy consumption disclosed by absolute consumption (kWh)
and intensity (kWh per square meter) per year.
iii. Calculated carbon footprint disclosed by absolute emissions (kg)
and intensity (grams per square meter) per year. The greenhouse
gas emissions are monitored annually by Diös in accordance with
the greenhouse Gas Protocol.

IMPACT METRICS FOR POLLUTION
PREVENTION AND CONTROL
Each yearly report will include an example of an investment that has
been financed with green net proceeds (if such a project has been
financed). Given the number of project types that qualify under the
category the KPIs will not be disclosed beforehand in the framework.
Diös will showcase a description of the investment, as well as the
expected impact on waste volumes and the ability to recycle and reuse
waste as relevant information metrics.
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IMPACT METRICS FOR RENEWABLE
ENERGY
i. Yearly production (GWh).
ii. For an installation of renewable energy in a real estate asset the
percent of the assets total energy use supplied by the installation
will be disclosed.
iii. Prevented CO2e emissions from production (tonnes).

Annual Review
The external auditor of Diös, or a similar party appointed by Diös
with the relevant expertise and experience, will investigate and report
whether the net proceeds have been allocated to the Eligible Green
Projects and Assets that Diös has communicated in the Reporting.
The conclusions will be provided in a signed statement, which will
be published on Diös website (dios.se/gronfinansiering).

Website for Green Finance
Diös has a dedicated webpage for Green Financing at its website
(dios.se/gronfinansiering) where investors, lenders and other
interested parties can find information regarding Diös Green
Financing, including:
The Green Financing Framework
The Second Opinion
The Reporting
The Annual Review
The Quarterly Statement
Investor Presentations
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DEFINITIONS
MILJÖBYGGNAD SILVER means the rating Silver within

SVANEN means the environmental assessment and certification

the Miljöbyggnad building certification scheme administered by the
Sweden Green Building Council (SGBC), pursuant to its definition at
the time of receipt of the relevant certification.

scheme of real estate assets developed and administered by the Nordic
Swan Ecolabel, pursuant to its definition at the time of receipt of the
relevant certification.

BREEAM VERY GOOD means the rating Very Good within
BREEAM, a grading scheme for the real estate sector developed
by BRE Global, as well as local adaptations such as BREEAM-SE
developed by the SGBC respectively, pursuant to its/their definition at
the time of receipt of the relevant certification.

BBR means the Swedish national building regulation set up by
the National Board of Housing, Building and Planning, determining
the regulatory requirements and offering general advice regarding all
stages of planning, construction and operations of real estate assets.

Policy documents that govern Diös Environmental
and Sustainability work
Public Policies and Guidelines are available at dios.se
#

Name

Publicly available

1

Annual report 2018

Link

2

Sustainability appendix

Link

3

EPRA spreadsheet

Link

4

Anti-Corruption Policy

Link

5

Employee Code of Conduct

Link

6

Environmental Policy

Link

7

Equal opportunity and Anti-Discrimination Policy

Link

8

Health and Safety Policy

Link

9

Supplier Code of Conduct

Link
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