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  Credit Update | 09 September 2026 

Y-Säätiö 
H1 26: Cost cuts support profitability, occupancy stabilising from a weak level  

Y-Säätiö’s H1 26 report showed promising signs of operational stabilisation, 
with the occupancy rate roughly flat h/h and lower costs lifting the NOI 
margin to its strongest level since H2 23. That said, occupancy remains 
weak at 92.4% and ICR of 2.2x is low, which we expect to hover close to the 
2.0x maintenance covenant level in 2026-28E. The 2030s are quoted in line 
with the ‘BBs’ real estate curve, which we find fair despite early signs of 
operational turnaround. We keep Marketweight. 

Y-Säätiö’s revenue was flat h/h partly impacted by the disposal of c. 800 
apartments (4% of total apartments) in H1. Average rent level was up 0.7% 
h/h, below our +1.5% estimate, highlighting the still-oversupplied rental 
market and high tenant sensitivity to rent increases. Despite a flat top line, NOI 
increased 9% y/y, which we assume was supported by the EUR3m cost-
saving programme. NOI-% on our adjusted definition was 38.8%, up clearly 
from 35.7% in H1 25, and the highest semi-annual margin since H2 23. 

The occupancy rate showed tentative signs of stabilisation at 92.4% in H1 (H2 
25: 92.2%). This ended a period of five consecutive semi-annual declines h/h, 
although we note the level remains weak, especially for a subsidised landlord 
with rents below market levels. However, as there are some signs of 
improving supply/demand balance in the capital region (58% of Y-Säätiö’s 
portfolio), and with new construction activity remaining low, we would expect 
gradually improving occupancy for the foundation going forward. 

Danske-adj. net LTV increased to 67.8% from 66.6% h/h, as growth capex 
again exceeded operating cash flow. However, H1 capex of EUR24m was the 
lowest in years and well below the EUR39m average since 2022. We expect 
investments to slow, given the less supportive regulatory environment for 
subsidised rental development and a lower pipeline of 248 apartments under 
construction at end-H1 26 versus an average of 480 apartments in 2022-25. 
This should be credit positive, as growth capex has been largely debt-funded. 
Moreover, covenant headroom remains tight with 2.2x reported ICR close to 
the 2.0x covenant level. Rep. equity ratio was flat at 26.5% (covenant: 25%). 
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EURm H1 24 H2 24 H1 25 H2 25 H1 26

Rental income 77 78 79 79 79

EBITDA (rep.) 24 25 23 25 26

Net income 3 -1 0 -1 0

Investment properties 1,451 1,478 1,506 1,528 1,538

Total debt 1,071 1,104 1,114 1,168 1,174

Ratios H1 24 H2 24 H1 25 H2 25 H1 26

Gross LTV 73.8% 74.7% 74.0% 76.5% 76.3%

NOI margin 36.7% 38.2% 35.7% 37.5% 38.8%

EBITDA int cov 12m rolling (x) 3.1 2.9 2.5 2.3 2.3

Net debt/EBITDA 12m rolling (x) 20.9 21.7 22.5 22.8 21.9

Total debt/total capital (x) 71.1% 71.7% 71.9% 72.8% 72.9%

Source: Company data, Danske Bank Credit Research estimates

Marketweight
Real estate

Corporate ticker: YFNDAT

Equity ticker: 1656775D FH

Ratings:
S&P: NR / NR
Moody's: NR / NR
Fitch: NR / NR

ESG rating:
Sustainalytics ESG Risk Rating: 

Analyst
Olli Eloranta
oelo@danskebank.com
+358 10 5468479

Marcus Gustavsson
marcg@danskebank.se
+46 7 524 80402

29%

30%

30%

31%

31%

32%

32%

33%

0

20

40

60

80

100

H1 24 H2 24 H1 25 H2 25 H1 26

Net sales EBITDA (Rep)

LTM EBITDA margin

19.5

20.0

20.5

21.0

21.5

22.0

22.5

23.0

0

200

400

600

800

1,000

1,200

H1 24 H2 24 H1 25 H2 25 H1 26

Net debt Equity Net debt/EBITDA



 
 

2 |     09 September 2026 https://research.danskebank.com 

 

   

   

Chart 1. Semi-annual revenue (EURm) and NOI-%  Chart 2. LTM revenue (EURm) and NOI-% 

 

 

 

Source: Company data, Danske Bank Credit Research  Source: Company data, Danske Bank Credit Research 

 

Chart 3. Book value net LTV (%) and Danske-adj. ICR  Chart 4. Danske-adj. net LTV 

 

 

 

Source: Company data, Danske Bank Credit Research  Note: Adjusted net LTV based on unregulated portfolio valued at market prices 
and regulated portfolio at acquisition cost lest depreciation 
Source: Company data, Danske Bank Credit Research 

 

Chart 5. ICR versus maintenance covenant  Chart 6. Equity ratio versus maintenance covenant 

 

 

 

Source: Company data, Danske Bank Credit Research  Source: Company data, Danske Bank Credit Research 
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Chart 7. Occupancy rate  Chart 8. Average rent per square metre (EUR) 

 

 

 

Note: H2 occupancy rates are estimates as Y-Säätiö only discloses occupancy 
rates for H1s and FYs 
Source: Company data, Danske Bank Credit Research estimates 

 Source: Company data, Danske Bank Credit Research 

Danske Bank Credit Research 2026-28 estimates  

Table 1. Danske Bank Credit Research 2026-28 estimates 

EURm 2022 2023 2024 2025 2026E 2027E 2028E 
Revenue 143.5 150.8 156.3 160.4 159.8 166.2 176.8 
NOI 51.6 55.3 58.5 58.7 62.2 65.6 70.7 
EBITDA 43.7 46.7 49.2 48.6 52.2 55.8 60.6 
                
Revenue growth 4.1% 5.0% 3.7% 2.6% -0.4% 4.0% 6.4% 
NOI-% 35.9% 36.7% 37.5% 36.6% 38.9% 39.5% 40.0% 
EBITDA-% 30.4% 31.0% 31.4% 30.3% 32.7% 33.6% 34.3% 
                
Occupancy rate 96.5% 96.5% 94.6% 92.6% 92.7% 94.5% 96.0% 
                
Operating cash flow 33.0 30.3 30.7 27.2 28.8 28.1 30.7 
Capex -79.2 -88.7 -85.1 -75.6 -48.9 -45.0 -30.0 
Net M&A -2.4 -4.2 -2.8 -2.8 2.6 0.0 0.0 
Dividends 0.0 0.0 0.0 0.0 0.0 0.0 0.0 
Free cash flow -48.6 -62.5 -57.2 -51.1 -17.5 -16.9 0.7 
                
Adjusted net debt 960 1,027 1,066 1,106 1,134 1,151 1,150 
Adjusted property value 1,634 1,624 1,646 1,661 1,668 1,686 1,687 
                
Adjusted net LTV 58.7% 63.2% 64.7% 66.6% 68.0% 68.3% 68.2% 
Adjusted ICR 3.4x 3.5x 2.9x 2.3x 2.2x 2.0x 2.0x 

 

Source: Company data, Danske Bank Credit Research estimates 

Recommendation  

We keep our Marketweight recommendation on Y-Säätiö. The foundation’s 
2030s are trading close to the real estate ‘BBs’ reference curve. We consider 
this fair due to Y- Säätiö’s (1) unrated status, (2) low bond liquidity, (3) small 
issuer and issue size, (4) high leverage and weak metrics relative to 
investment grade rated peers, (5) low amount of unencumbered assets, and 
(6) uncertainty on founder support and whether the governing entities would 
be willing to inject equity in the event of financial stress. Moreover, while we 
acknowledge the foundation continues to benefit from the largely state-
subsidised debt portfolio with a very long average debt maturity of 20.4 years 
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and 90% hedging ratio including the impact of the state’s interest cost 
subsidies, we regard negatively the foundation’s relatively weak profitability, 
occupancy rate and balance sheet in a historical context. For more thorough 
credit considerations, please see our issuer profile from September 2025.  

Chart 9. Relative value 

 

Source: Bloomberg, Danske Bank Credit Research 

 

 

ALXDRT 30 (EUR) (NR/B+)

CELDES 31 (EUR) (NR/B)

CITCON 28 (EUR) (WR/B+)

CITCON 29 (EUR) (NR/B+)

CITCON 30 (EUR) (NR/B+)

CITCON 31 (EUR) (NR/B+)

CPIPGR 29 (EUR) (Ba2/BB)

CPIPGR 30 (EUR) (Ba2/BB)

CPIPGR 30 (EUR) (Ba2/BB)

CPIPGR 31 (EUR) (Ba2/BB)

DLINVS 30 (EUR) (NR/B+)

HEIMST 30 (EUR) (NR/B)

HEIMST 31 (EUR) (NR/B)

YFNDAT 30 (EUR) (NR/NR)

Real estate BBs

Real estate BBB-

0

25

50

75

100

125

150

175

200

225

250

275

300

325

350

375

1.0 1.5 2.0 2.5 3.0 3.5 4.0 4.5 5.0 5.5 6.0 6.5 7.0 7.5 8.0

Z spread  (EUR)*

YTW**

* Swapped to indicated currency. ** Years-to-worst.
Note: Fair value curve(s) based on Danske Bank Credit Research's index group of EUR bonds.

https://research.danskebank.com/research/#/Research/articlepreview/3c7030a6-d8d8-40d5-8a4c-f1881b39cf6e/EN


 
 

5 |     09 September 2026 https://research.danskebank.com 

 

   

   

Company summary 

 

Company description  Portfolio breakdown by geography 

 

 

 

Key credit strengths  Key credit challenges 

• Focus on the stable Finnish residential real estate market 
• Stable operating cash flow that is fully retained 
• Strong social profile 
• Ability to pass on higher expenses to tenants 

 • High leverage 
• Negative operating momentum 
• Regulatory and political risk 
• Uncertain founder support 

Debt maturity profile (EURm)  Main shareholders 

 

 

 

Selected outstanding bonds  Relative valuation 

 

 

 

Rating migration  

 

 

 

n/a 

 

Source: Company data, Bloomberg, Danske Bank Credit Research [all charts and tables] 
 

Y-Säätiö is one of the largest landlords in Finland and a politically independent 

non-profit entity providing affordable rental housing. It has over 19,000 rental 

apartments in 58 Finnish municipalities.
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Summary table 

 

Source: Company data, Danske Bank Credit Research estimates 

 

Income statement (EURm) 2024 2025 2026E 2027E 2028E
Rental income 155 159 158 164 175
Other operating income 1 2 2 2 2
Total revenue 156 160 160 166 177
Total property related costs 98 102 98 101 106
Net operating income (NOI) 59 59 62 66 71
EBITDA 48 48 52 55 60
Net interest expenses 17 20 24 28 30
Profit from property management 2 -0 1 1 1
Change in property values 0 0 0 0 0
Change in financial derivatives 0 0 0 0 0
Other 1 1 0 1 1
Pre-tax profit 2 -1 1 1 1
Current tax 0 0 -0 -0 -0
Deferred tax -0 1 -1 -0 -0
Net income 2 -0 0 0 0
Balance sheet (EURm) 2024 2025 2026E 2027E 2028E
Market value properties 1,478 1,528 1,550 1,567 1,568
Other fixed assests 17 18 18 18 18
Intangible assets 10 11 10 10 10
Deffered tax assets 0 0 0 0 0
Investments in associated companies
Cash and cash equivalents 39 62 21 4 5
Total assets 1,577 1,644 1,637 1,637 1,639
Equity 435 436 438 438 439
Shareholder loans 0 0 0 0 0
Deferred taxes 19 18 19 19 19
Total debt 1,104 1,168 1,155 1,155 1,155
Other liabilities 19 21 25 25 25
Total equity and liabilities 1,577 1,644 1,637 1,637 1,639
Cash flow statement (EURm) 2024 2025 2026E 2027E 2028E
FFO (adjusted) 32 28 30 28 31
Cash flow from operations (FFO) 31 27 29 28 31
Investment (properties) -5 -4 -2 0 0
Disposals (properties) 2 1 4 0 0
Investments other (net) 2 1 -0 0 0
Capex -85 -76 -49 -45 -30
Free operating cash flow -57 -51 -18 -17 1
Dividends and share repurchased 0 0 0 0 0
Debt financing (net) 43 64 -13 0 0
Change in cash -13 15 -31 -17 1
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Summary table 

 

Source: Company data, Danske Bank Credit Research estimates 

 

Adjusted ratios (EURm) 2024 2025 2026E 2027E 2028E
Sales growth 3.5% 2.6% -0.4% 4.0% 6.4%
EBITDA margin 30.9% 29.8% 32.6% 33.3% 34.0%
NOI margin 37.5% 36.6% 38.9% 39.5% 40.0%

EBITDA interest coverage (x) 2.9 2.3 2.2 2.0 2.0
FFO/interest coverage (x) 2.9 2.4 2.2 2.0 2.0
FFO/debt (x) 2.9% 2.4% 2.6% 2.4% 2.7%
Net debt/EBITDA (x) 21.7 22.8 21.7 20.6 19.0

Gross LTV 74.7% 76.5% 74.5% 73.7% 73.6%
Net LTV 72.1% 72.4% 73.2% 73.4% 73.3%
Equity ratio 27.6% 26.5% 26.7% 26.8% 26.8%
Total debt/total capital 71.7% 72.8% 72.5% 72.5% 72.4%

Half-yearly overview (EURm) H1 24 H2 24 H1 25 H2 25 H1 26
Rental income 77 78 79 79 79
EBITDA 24 25 23 25 26
Net interest expenses 8 8 10 10 12
Net income 3 -1 0 -1 0
CFO 21 10 17 10 15
Investment properties 1,451 1,478 1,506 1,528 1,538
Total debt 1,071 1,104 1,114 1,168 1,174
Net debt 1,031 1,066 1,088 1,106 1,123
Equity 435 435 436 436 437
Ratios
LTM NOI margin 36.7% 38.2% 35.7% 37.5% 38.8%
LTM EBITDA margin 32.1% 31.4% 30.4% 30.3% 32.0%
Direct yield 4.0% 4.0% 3.9% 3.8% 4.0%
Gross LTV 73.8% 74.7% 74.0% 76.5% 76.3%
LTM EBITDA interest coverage (x) 3 3 3 2 2
Net debt/LTM EBITDA (x) 21 22 23 23 22
Total debt/total capital 71.1% 71.7% 71.9% 72.8% 72.9%
FFO/debt 1.6% 1.3% 1.4% 1.1% 1.3%
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Recommendation structure 

Investment recommendations are based on the expected development in the credit profile as well as relative value compared with the sector and peers. 

As at 30 June 2026, Danske Bank Credit Research had investment recommendations on 189 corporate bond issuers. The distribution of recommendations is 
represented in the distribution of recommendations column below. The proportion of issuers corresponding to each of the recommendation categories above to which 
Danske Bank provided investment banking services in the previous 12 months ending 30 June 2026 is shown below. 

 
Rating 

 
Anticipated performance 

Time 
horizon 

Distribution of 
recommendations 

Investment banking 
relationships 

Overweight Outperformance relative to peer group 6 months 26% 50% 

Marketweight Performance in line with peer group 6 months 60% 62% 

Underweight Underperformance relative to peer group 6 months 13% 44% 

 

 

Validity time period 

This communication and 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 in 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 at 
https://danskeci.com/ci/research/disclosures-and-disclaimers. Select Credit Research recommendation history – Recommendation history. 

Other previous investment recommendations disseminated by Danske Bank Credit Research are also available in the database. 

General disclaimer 
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 based on 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 ma de 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 has been prepared for professional clients. Distribution of research reports containing investment 
recommendations and complex financial products to retail clients is prohibited unless Danske Bank A/S has conducted an evaluation and determined, on a case-by-
case basis, that the client possesses the necessary financial knowledge and experience to understand the complexities and risks involved. Under no circumstances may 
this report be distributed to individual investors in the United States. 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’); (II) high net worth entities falling within article 49(2)(a) to (d) of the Order; 
or (III) 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. 

Changes to recommendation in the past 12 months:

Date Old rec. New rec.

1 Oct 2025 No recommendation Marketweight

https://danskeci.com/ci/research/disclosures-and-disclaimers
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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: 9 September 2026 at 11:15 CET 
Report disseminated: 9 September 2026 at 11:35 CET 

 


