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Akelius is a Sweden-based residential real estate company
focusing on properties in attractive locations in growing
metropolitan cities. Main geographies are USA (New York, Boston,
Washington D.C., Austin), Canada (Toronto, Montreal, Ottawa,
Quebec City), England (London), France (Paris) and Germany
(Berlin).

Residential 100%
Geographically well-diversified portfolio

Focus on residential properties implies stable cash flows and
limited cyclicality

Limited vacancy risk

Strong balance sheet and financially strong main owner

Typically low property yields and limited cash flows lead to
relatively high net debt/EBITDA leverage

Uncertainty regarding future portfolio composition

Sensitivity to rising interest rates and revaluation of properties

Main shareholders

Balder is one of Sweden's largest real estate companies, focusing
on commercial and residential properties in the Nordics, with
additional exposures to Germany and the UK. The property
portfolio is well-diversified and benefits from generally long
lease terms with tenants.

Residential 60%, commerical 40%

Well-diversified property portfolio in terms of both property
types and locations

Limited single-tenant exposures and typically long lease lengths
in commercial portfolio

Limited dividend payments

Comparatively high leverage and weak ICR

Acquisitive growth strategy

Complex balance sheet with a large number of associated
companies

Main shareholders

Castellum is one of the largest real estate companies in the
Nordics. It focuses on commercial properties in growth regions in
Sweden, Denmark and Finland. In addition to direct property
exposures, Castellum owns close to 40% of Norwegian commercial
real estate company Entra.

Office 60%, other commercial 40%

Strong diversification in terms of geographies and tenants
Comparatively strong financial position

Financially strong main owner in Akelius

Currently weak office rental market and rising vacancies

Large-scale disposals lower property quality while reducing scale
and diversification

Earnings exposed to swings in economic cycles

Main shareholders

Heimstaden Bostad is one of the largest residential real estate
companies in Northern Europe. The company owns properties in
Sweden, Denmark, Norway, Germany, Finland, the Netherlands,
the UK, the Czech Republic and Poland.

Residential 100%
Focus on residential properties implies stable cash flows and
limited cyclicality

Large and geographically diversified portfolio

Limited vacancy risk

Strong institutional owners that have contributed new equity in
the past

Limited cash-flow generation and weak ICR

Uncertain ownership outlook considering differing views on
shareholder agreement

Sensitive to changes in interest rates and yield requirements

Main shareholders

Name Capital Votes Name Capital Votes Name Capital Votes Name Capital Votes
Akelius Apartments Ltd 99.0% 99.0%  Erik Selin and companies 33.0% 46.9%  Akelius Apartments Ltd 26.4% 27.8%  Heimstaden AB 36.2% 50.1%
Others 1.0% 1.0% Arvid Svensson Invest 7.7% 13.8%  Gosta Welandson with companies 4.1% 4.3% Alecta 38.7% 30.4%
Swedbank Robur Funds 5.1% 3.4% BlackRock 3.6% 3.8% Folksam 18.9% 14.5%
AMF 5.0% 3.3% Vanguard 3.6% 3.8% Swedish Pensions Agency 2.1% 1.6%
Lansforsakringar Funds 3.6% 2.4% Nordea Funds 3.6% 3.8% Others 4.1% 3.4%
Geographies Geographies Geographies Geographies
USA 48.1% Helsinki 24.9% Malardalen incl. Stockholm 42.0% Sweden 27.9%
Canada 31.4% Gothenburg 18.1% Western Sweden 20.0% Germany 24.4%
UK 14.6% Eastern Sweden 15.3% Central Sweden 17.0% Denmark 21.7%
France 4.9% Stockholm 14.0% Oresund region 14.0% Czech republic 9.7%
Germany 1.1% Other 27.6% Finland 5.0% Other 16.4%
Issuer rating (S&P/Moody's/Fitch) BBB-/NR/NR BBB/NR/NR NR/Baa2/NR BBB-/NR/BBB-
Outlook (S&P/Moody's/Fitch) S/NR/NR S/NR/NR NR/S/NR S/NR/S
Adjusted property value (EURm) 5461 21646 12091 29970
Key credit metrics
Adjusted net LTV 39.5% 59.9% 48.2% 52.2%
Gross secured LTV 3.4% 24.0% 19.1% 30.6%
Adjusted interest coverage 4.6x 2.2x 2.8x 1.8x
Adjusted net debt/EBITDA 11.0x 17.8x 11.7x 16.2x
Adjusted FFO/net debt 6.4% 2.9% 5.0% 1.7%
Funding metrics
Avg. capital duration (yrs) 3.4 4.9 4.5 7.5
Avg. interest duration (yrs) 4.2 2.5 2.8 2.8
Avg. interest rate 1.8% 2.9% 3.5% 3.2%
Property portfolio metrics
Economic occupancy 96.0% 95.0% 87.5% 97.5%
Avg. valuation yield 4.9% 4.9% 5.6% 3.8%
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Hemsd is a Swedend-based real estate company focusing on
community service properties such as nursing homes, education
and health care. Properties are spread throughout Sweden,
Finland and Germany.

Public 100%

Demographic trends support nursing homes and healthcare
Long contract lengths, often with public sector tenants
Strong ownership by government pension fund AP3 (85%)

Strong interest fixing and debt maturity profile

Comparatively high leverage

Interest coverage likely to decline from strong levels

Education properties could face demographic headwinds

Main shareholders

Lumo Homes is Finland’s largest private residential property
company, focusing on the main growth centres in the country. The

Sagax is a Sweden-based real estate company which owns and
manages light-industry properties in the Nordic countries as well

greater Helsinki area constitutes majority of the portfolio’s market as France, the Netherlands, Spain, Germany, and Denmark.

value. The company is also present in other larger cities in Finland
including Tampere, Turku and Oulu.

Residential 100%

Focus on the stable residential real estate market
Geographic focus on the main growth cities in Finland
Comparatively low leverage

Diversified tenant mix

Sensitivity to rising interest rates and revaluation of properties

Challenging near-term rent increase outlook due to rental
apartment oversupply in the Helsinki metropolitan area

Geographical concentration

High tenant turnover

Main shareholders

Industrial 100%

Strong cash-flow generation and interest coverage
Strong diversification in terms of geographies and tenants
Proven access to capital markets

Healthy interest-fixing profile provides earnings stability

Historically expansive strategy

Complex balance sheet with large exposures to JVs and associated
companies

High-yielding assets indicate above-average property risk

Main shareholders

SATO is the second largest private residential landlord in Finland.
Majority of the company's investment portfolio is located in the
Helsinki region. Balder, one of the largest Swedish property
companies, is SATO's main owner.

Residential 100%

Focus on the stable residential real estate market
Geographic focus on the main growth cities in Finland
Comparatively low leverage

Diversified tenant mix

Sensitivity to rising interest rates and revaluation of properties

Challenging near-term rent increase outlook due to rental
apartment oversupply in the Helsinki metropolitan area

Geographical concentration

High tenant turnover

Main shareholders

Name Capital Votes  Name Capital Votes  Name Capital Votes  Name Capital Votes
Third AP Fund 85.0% 85.0% Heimstaden Bostad AB 18.7% 18.7%  David Mindus 15.8% 28.0%  Fastighets AB Balder 58.4% 58.4%
Sagax 15.0% 15.0% Varma 16.6% 16.6%  Staffan Salén 6.2% 11.3% APG 22.6% 22.6%
limarinen 7.8% 7.8%  Avanza Pension 4.0% 2.8% Elo 12.8% 12.8%
The Finnish Industrial Union 6.0% 6.0% Vanguard 3.8% 2.6% The State Pension Fund 4.9% 4.9%
Trade Union of Education in Finland 3.5% 3.5% Handelsbanken Funds 2.4% 1.7%  Tradeka-invest 0.2% 0.2%
Geographies Geographies Geographies Geographies
Sweden 65.0% Helsinki region 75.9% Finland 30.0% Helsinki Metropolitan Area 85.4%
Finland 18.0% Tampere 8.4% France 22.0% Tampere 8.5%
Germany 17.0% Turku 3.8% Sweden 20.0% Turku 5.8%
Other 12.0% Benelux 15.0% Other 0.3%
Other 13.0%
Issuer rating (S&P/Moody's/Fitch) A-/A3/AA- NR/Baa2/NR NR/Baa2/NR BBB/NR/NR
Outlook (S&P/Moody's/Fitch) S/S/S NR/S/NR NR/PO/NR S/NR/NR
Adjusted property value (EURm) 8,069 8,474 6,524 5,357
Key credit metrics
Adjusted net LTV 57.2% 45.0% 57.4% 42.6%
Gross secured LTV 0.0% 12.1% 6.9% 14.2%
Adjusted interest coverage 3.3x 2.4x 4.3x 2.2x
Adjusted net debt/EBITDA 13.8x 14.1x 13.1x 12.3x
Adjusted FFO/net debt 5.0% 3.0% 6.4% 4.1%
Funding metrics
Avg. capital duration (yrs) 52 2.7 3.0 3.1
Avg. interest duration (yrs) 3.8 2.3 2.5 N/A
Avg. interest rate 2.1% 3.4% 2.7% 3.5%
Property portfolio metrics
Economic occupancy 97.8% 94.4% 95.0% 95.3%
Avg. valuation yield 5.1% 4.5% 6.3% N/A

Source: Various company data, Danske Bank Credit Research
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Disclosures -:l

This research report has been prepared by Credit Research, a division of Danske Bank A/S (‘Danske Bank’]. The authors of this research report (together with contact details] are listed on the front page.

Analyst certification

Each research analyst responsible for the content of this research report certifies that the views expressed in the research report accurately reflect the research analyst's personal view about the financial
instruments and issuers covered by the research report. Each responsible research analyst further certifies that no part of the compensation of the research analyst was, is or will be, directly or indirectly, related to
the specific recommendations expressed in the research report.

Regulation

Danske Bank is authorised and regulated by the Danish Financial Services Authority (Finanstilsynet). Danske Bank is authorised by the Prudential Regulation Authority in the UK and subject to regulation by the
Financial Conduct Authority and limited regulation by the Prudential Regulation Authority. Details about the extent of our regulation by the Prudential Regulation Authority are available from us on request.
Danske Bank’s research reports are prepared in accordance with the recommendations of Capital Market Denmark.

Danske Bank is not registered as a Credit Rating Agency pursuant to the CRA Regulation (Regulation (EC) no. 1060/2009). Hence, Danske Bank does not comply with nor seek to comply with the requirements
applicable to Credit Rating Agencies.

Conflicts of interest

Danske Bank has established procedures to prevent conflicts of interest and to ensure the provision of high-quality research based on research objectivity and independence. These procedures are documented in
Danske Bank’s research policies. Employees within Danske Bank’s Research Departments have been instructed that any request that might impair the objectivity and independence of research shall be referred to
Research Management and the Compliance Department. Danske Bank’s Research Departments are physically separated from other business areas within Danske Bank and surrounded by arrangements (Chinese
Walls) to restrict the flows of sensitive information.

Research analysts are remunerated in part based on the overall profitability of Danske Bank, which includes investment banking revenues, but do not receive bonuses or other remuneration linked to specific
corporate finance or debt capital transactions.

Danske Bank is a market maker and a liquidity provider and may hold positions in the financial instruments of the issuers mentioned in this research report.

The Equity and Corporate Bonds analysts of Danske Bank and persons in other departments of Danske Bank with which the relevant analysts have close links are not permitted to invest in 1) financial instruments
that are covered by the relevant Equity or Corporate Bonds analyst and 2) the research sector within the geographical area (the Nordics) to which the analyst is linked.

Danske Bank, its affiliates and subsidiaries are engaged in commercial banking, securities underwriting, dealing, trading, brokerage, investment management, investment banking, custody and other financial
services activities, may be a lender to the companies mentioned in this publication and have whatever rights are available to a creditor under applicable law and the applicable loan and credit agreements. At any
time, Danske Bank, its affiliates and subsidiaries may have credit or other information regarding the companies mentioned in this publication that is not available to or may not be used by the personnel responsible
for the preparation of this report, which might affect the analysis and opinions expressed in this research report.

Completion and first dissemination

The completion date and time in this research report mean the date and time when the author hands over the final version of the research report to Danske Bank’s editing function for legal review and editing.

The date and time of first dissemination mean the date and estimated time of the first dissemination of this research report. The estimated time may deviate up to 15 minutes from the effective dissemination time
due to technical limitations.

See the back page of this research report for the date and time of first dissemination.

Validity time period
This communication as well as the communications in the list referred to below are valid until the earlier of (a) dissemination of a superseding communication by the author, or (b) significant changes in
circumstances following its dissemination, including events relating to the market or the issuer, which can influence the price of the issuer or financial instrument.

Investment recommendations disseminated during the preceding 12-month period

A list of previous investment recommendations disseminated by the lead analyst(s) of this research report in the preceding 12-month period can be found in Danske Bank’s Credit research database at
https://research.danskebank.com/research.

Other previous investment recommendations disseminated by Danske Bank Credit Research are also available in the database. See https://danskeci.com/ci/research/disclosures-and-disclaimers for further disclosures and
information.
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General disclaimer B

This research has been prepared by Danske Bank A/S. It is provided for informational purposes only and should not be considered investment, legal or tax advice. It does not constitute or form part of, and shall under
no circumstances be considered as, an offer to sell or a solicitation of an offer to purchase or sell any relevant financial instruments (i.e. financial instruments mentioned herein or other financial instruments of any
issuer mentioned herein and/or options, warrants, rights or other interests with respect to any such financial instruments) (‘Relevant Financial Instruments’).

This research report has been prepared independently and solely on the basis of publicly available information that Danske Bank A/S considers to be reliable but Danske Bank A/S has not independently verified the
contents hereof. While reasonable care has been taken to ensure that its contents are not untrue or misleading, no representation or warranty, express or implied, is made as to, and no reliance should be placed on,
the fairness, accuracy, completeness or reasonableness of the information, opinions and projections contained in this research report and Danske Bank A/S, its affiliates and subsidiaries accept no liability
whatsoever for any direct or consequential loss, including without limitation any loss of profits, arising from reliance on this research report.

The opinions expressed herein are the opinions of the research analysts and reflect their opinion as of the date hereof. These opinions are subject to change and Danske Bank A/S does not undertake to notify any
recipient of this research report of any such change nor of any other changes related to the information provided in this research report.

This research report is not intended for, and may not be redistributed to, retail customers in the United Kingdom (see separate disclaimer below) and retail customers in the European Economic Area as defined by
Directive 2014/65/EU.

This research report is protected by copyright and is intended solely for the designated addressee. It may not be reproduced or distributed, in whole or in part, by any recipient for any purpose without Danske Bank
A/S’s prior written consent.

Disclaimer related to distribution in the United States

This research report was created by Danske Bank A/S and is distributed in the United States by Danske Markets Inc., a U.S. registered broker-dealer and subsidiary of Danske Bank A/S, pursuant to SEC Rule 15a-6 and
related interpretations issued by the U.S. Securities and Exchange Commission. The research report is intended for distribution in the United States solely to ‘U.S. institutional investors’ as defined in SEC Rule 15a-6.
Danske Markets Inc. accepts responsibility for this research report in connection with distribution in the United States solely to ‘U.S. institutional investors'.

Danske Bank A/S is not subject to U.S. rules with regard to the preparation of research reports and the independence of research analysts. In addition, the research analysts of Danske Bank A/S who have prepared
this research report are not registered or qualified as research analysts with the New York Stock Exchange or Financial Industry Regulatory Authority but satisfy the applicable requirements of a non-U.S. jurisdiction.
Any U.S. investor recipient of this research report who wishes to purchase or sell any Relevant Financial Instrument may do so only by contacting Danske Markets Inc. directly and should be aware that investing in
non-U.S. financial instruments may entail certain risks. Financial instruments of non-U.S. issuers may not be registered with the U.S. Securities and Exchange Commission and may not be subject to the reporting and
auditing standards of the U.S. Securities and Exchange Commission.

Disclaimer related to distribution in the United Kingdom

In the United Kingdom, this document is for distribution only to (I) persons who have professional experience in matters relating to investments falling within article 19(5) of the Financial Services and Markets Act
2000 (Financial Promotion) Order 2005 (the ‘Order’); (Il) high net worth entities falling within article 49(2](a) to (d) of the Order; or (lll) persons who are an elective professional client or a per se professional client under
Chapter 3 of the FCA Conduct of Business Sourcebook (all such persons together being referred to as ‘Relevant Persons’). In the United Kingdom, this document is directed only at Relevant Persons, and other persons
should not act or rely on this document or any of its contents.
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Disclaimer related to distribution in the European Economic Area -:|

This document is being distributed to and is directed only at persons in member states of the European Economic Area (‘EEA’] who are ‘Qualified Investors’ within the meaning of Article 2(e) of the Prospectus
Regulation (Regulation (EU) 2017/1129) (‘Qualified Investors’). Any person in the EEA who receives this document will be deemed to have represented and agreed that it is a Qualified Investor. Any such recipient will
also be deemed to have represented and agreed that it has not received this document on behalf of persons in the EEA other than Qualified Investors or persons in the UK and member states (where equivalent
legislation exists) for whom the investor has authority to make decisions on a wholly discretionary basis. Danske Bank A/S will rely on the truth and accuracy of the foregoing representations and agreements. Any
person in the EEA who is not a Qualified Investor should not act or rely on this document or any of its contents.

Report completed: 31 August 2026 at 12:11 CET
Report disseminated: 31 August 2026 at 13:30 CET
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