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Overview of Norwegian real estate market
Market highlights and current ratings in NCR's portfolio

Market highlights NCR rates three Norwegian real-estate issuers?

»  Solid operational performance and limited supply of new builds
bolster demand for existing properties.
= Of the three, two are property managers.
= High share of secured funding from capital markets in Norway

compared to other Nordic markets, driven by syndicates". =  Bane Nor Eiendom AS, Obos Eiendom AS and Obos BBL are some

of Norway's largest capital market issuers, with outstanding

= Financing costs nearing their peak, and bank financing spreads volumes totalling NOK 17.1bn, approximately 16% of total

tightening. outstanding volume among Norwegian real-estate issuers, as of Q1
2025.

= Yield gap is narrower in Norway than in other Nordic markets,
particularly for prime offices in the capital.

Largest issuers by outstanding volume, Q1 2025 Rating scorecard

m Entra Subfactor Bane Nor Eiendom OBOS Eiendom
Olav Thon Eiendomsselskap Operating environment bbb+ bb+
® Norwegian Property Market position, size and diversification a- bb
W Bane NOR Eiendom Portfolio assessment a- bbb-
m OBOS BBL Operating efficiency bbb+ bbb
m Public Property Invest Business risk assessment bbb+ bb+
OBOS Elendom Ratio analysis bbb- bb
m Bulk Infrastruct G
ulk Infrastructure Group Risk appetite bbb+ bbb-
MB Property 1
perty Financial risk assessment bbb bb+
B Scala Eiendom -
Supportanalysis +2 +1
m Other
Issuer rating A BBB-

Source: Stamdata and NCR. 1) Group of investors pooling their resources to purchase specific properties or portfolios. 2) NCR rates residential real estate developer
OBOS BBL as a corporate issuer using NCR's Corporate Rating Methodology.
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Operations

Limited operational headwinds in cyclical segments

Fewer new builds bolster demand for existing properties, although an economic slowdown could reduce rents

6,000

=  Number of corporate defaults in Norway has
increased since 2021, but despite rising
interest rates and softening domestic 5,000
demand, remain lower than 2013—2019.

»  Construction, restaurant and retail sectors
facing greatest challenges - collectively 4000

accounting for 38% of defaults. '

= We expect fewer new builds due to high
construction costs, supporting demand for
existing properties. The grocery segment is
one of the few areas where new
construction is economically viable.

3,000

Number of defaults

= Rental growth has been robust in recent
years, driven by lease indexations with
limited operational challenges.

2,000

= Vacancies in several Norwegian office
markets have remained stable and, in some 1,000
cases, decreased. We believe that an
economic slowdown could lead to
increased vacancies and slower rental
growth in more cyclical subsegments. 0

Source: Akershus Eiendom, CBRE, SSB and NCR.
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Interest rates

Interest rate cuts of about 110bps by end-2026 are priced in

We expect steeper interest rate cuts due to geopolitical uncertainty and worries about economic activity

= The Norwegian central bank has increased
interest rates by 400bps since end-2021
and maintained restrictive levels from
August 2023.

= The five-year NOK swap rate is lower than
current market interest rates, offering
minimal benefits to financing costs by fixing
interest rates.

= Market pricing of interest rates has varied
considerably over the last few weeks
following higher geopolitical uncertainty and
weakening economic prospects. About a
month ago, market prices indicated interest
rates of 3.8% by end-2026 compared with
3.4% currently. The weakening of the
Norwegian krone may affect inflation and
where interest rates stabilise.

= We expect average interest costs to rise
after the expiration of low-interest swaps.
Although bank margins are tightening, the
expected all-in financing cost is slightly
higher than that currently reflected in
company accounts.

= Hedging enhances financial flexibility and
resilience against unexpected events,
reducing overall financial risk.
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Source: Capital IQ, SEB and NCR.
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Interest rates

We expect all-in financing costs to stay at 5—6% unless inflation increases

Bank margins have tightened, yet the overall financing cost is higher than we initially expected

= Bank financing costs for Norwegian real 8
estate firms have increased to nearly 6% as
of Q1 2025 from about 3.5% at end-2021.

7
=  Financing costs peaked in Q3 2024, and the
market began to price in interest rate cuts,
leading to a decrease in the five-year swap 6
rate.
=  Credit spreads on bank loan have tightened 5

compared with pre-2022 levels, yet overall
financing costs remain higher

%
IN

=  Five-year NOK swap rate increased in 2025

due to geopolitical tensions and
uncertainty, leading to higher financing
costs in Q1 compared with Q4 2024. The
swap rate has, however, declined since Q1.
=  We believe all-in financing costs will stay at
5—6% unless inflation increases or the
economy weakens more than we currently
expect.
= |n our sample of nine Norwegian real estate
X . = A 0

issuers, the average interest-fixing period is
about three years. Interest hedging has Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4
offset financing costs, which were at 4.5% 2021 2022 2022 2022 2022 2023 2023 2023 2023 2024 2024 2024 2024 2025
in Q4 2024. We expect interest costs to rise
when swaps expire.

w
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m 5yr NOK swap rate Bank margin

Source: companies, UNION and NCR.
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Interest rates

Interest rate hikes are not fully reflected in companies' average interest rates

Interest coverage bottoming out Average interest rate, 2023—2024

= The average interest rate for our sample
was 4.5% at end-2024 compared to
approximately 3% in Q2 2022.

= Obos Eiendom, rated by NCR, experienced
an increase in average interest rate to 6.1%
in first-half 2024 from 5.1% in first-half
2023.
= Many issuers in our sample have average
interest coverage below current all-in 0

ﬁnancing costs. Their interest-fixing Obos Eiendom* Public Property ~ Olav Thon Norwegian Bane Nor Eiendomsspar  Thon Holding Entra

arrangements have provided some relief to Invest Eiendom PZ’(‘)’SQV .255“’“
interest coverage.

. . . Interest coverage ratio, 2023—2024
= Entra experienced a slight decrease in

average interest rate through 2024 due to
divestments and repayment of its highest
cost debt. Lower financing costs led to a
marginal rebound in the company's interest
coverage.

4
3
x

= Unless the companies in our sample 2
experience a material increase in vacancies,

their interest coverage will be modestly 1
affected when swaps entered into at lower

interest rates expire, as rental growth may 0

offset the impact of higher interest costs on Thon Holding OlavThon  Eiendomsspar Obos Eiendom*  BaneNor  Public Property Entra Norwegian

interest coverage. Eiendom Eiendom Invest Property
2023 m 2024
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Source: companies and NCR. *As of 30 Jun. 2024.
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Capital structure

Rebound in average debt maturity likely as credit margins tighten

Moderately short debt maturities Average debt maturity profile, 2023—2024

= The average debt maturity profile in our
sample decreased to 3.7 years at end-2024
from 4.0 years mid-2022. This reflects a
higher proportion of shorter-dated debt as
widening credit margins made longer-dated 12
debt unattractive.

14

= Availability of bank financing for tenors
longer than three years typically comes with
steep pricing in the Nordic real estate
sector, resulting in comparatively short debt
maturity profiles. 8

10

= Steen & Strgm’'s average remaining debt
maturity of approximately 12 vyears is
unusual in the Nordic real estate sector, 6

leading to notable credit margin stability
needs.

= Public Property Invest significantly
lengthened its debt maturity profile
following a bond issue of EUR 300m in Q4
2024.

=  For the rest of our sample, we anticipate 0

and robust liquidity with limited refinancing

reflnancmg with Ionger_ debt_ matl_mtles _as Steen & Strgm* Eiendomsspar Public Property Bane Nor Eiendom Olav Thon Entra Norwegian
spreads tighten, making financing with Invest Eiendom Property
longer tenors more accessible. 2023  m2024

years

D

N

Source: companies and NCR. *As of 30 Jun. 2024.
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Capital market financing

High proportion of secured financing from capital markets in Norway

Shortening of debt maturities Issued volumes Norwegian real estate 2024—Q1 2025

= Issued debt by Norwegian real estate firms 16
has been relatively low in recent years due to 14
higher financing costs compared to pre- 12
2022 levels. Consequently, bond maturities c 10
have shortened, with a relative increase in 2 s
three-year tenors. S &
» Bond issuance rebounded in Q1 2025. Over 4 — .
50% of volumes were issued by Entra, Bane 2
Nor Eiendom, and Norwegian Property. 0 e I — I

Q12024 Q22024 Q32024 Q42024 Q12025
= Senior secured bonds represent a
significant portion of issued volumes in H Senior secured Senior unsecured  ® Other
Norway, reflecting a relatively high
AU U U oMl Issuance volumes Norwegian real estate, 2020-Q1 2025
financing. This contrasts with Sweden and
Finland, where senior unsecured bonds

dominate. 50
. . 40 —
= The proportion of senior unsecured bonds
issued in Norway has risen in recent years. £ 30
However, we expect the issuance of senior 5
= 20

secured bonds to remain significant.

= We expect that many of the companies 10 . . .
choosing to issue senior secured bonds 0 . [ I

carry hlgher risk Compared to those iSSUing 2020 2021 2022 2023 2024 2025
senior unsecured bonds, as investors
require additional transaction security. m Senior secured Senior unsecured  m Other

Source: Stamdata and NCR.

° B| Nordic Credit Rating



Capital market financing

Refinancing challenges may lead to syndicates being forced to sell

Front-loaded debt maturities Bond maturities Norwegian real estate, Q2 2025—-Q1 2026

= Norwegian real estate issuers face about 16
NOK 48bn in maturing debt from capital 14
markets over the next three years. 12
10
=  Approximately NOK 16bn is due in 2025, with g s
the majority maturing in second quarter. 2 6
= Capital market maturities for Norwegian real 4
estate companies are relatively front-loaded, 2
yet more even|y distributed than the 0 - | _ -
Swedish real estate market. Q22025 Q32025 Q4 2025 Q12026
= We believe capital markets will remain m Senior secured Senior unsecured  ® Other

accessible for most issuers; however,
LIS A S URUEUEU I Bond maturities Norwegian real estate, Q1 2025-2030
conditions and reduce risk sentiment.

= A significant portion of senior secured
financing matures in 2026. We expect some 20 —
syndicates will be forced to sell due to

refinancing difficulties in capital markets £ 15
since asset values have declined and S
willingness to lend is lower. Failure to divest z 10

assets may lead to distressed exchanges.

5
= We anticipate that the majority of senior 0 - . . - -

unsecured_ debt refinancing V\_nll occur in 2025 2026 2027 2028 2029 2030
debt capital markets, provided these
markets offer attractive spreads. m Senior secured Senior unsecured  ® Other

Source: Stamdata and NCR.
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Transaction market

Oslo prime office yields affected by limited supply of prime assets

Low share of foreign buyers Norwegian transaction market statistics, 2016—2024

200 30.0

= Since 2016, the average transaction volume

in the Norwegian property market has been 150 225

about NOK 93bn annually, with foreign c

buyers accounting for about 18%. g 100 150 £
= The Norwegian property market is relatively =

illiquid, with lower turnover and a smaller 50 75

proportion of foreign buyers compared to .

other Nordic markets. 0 0.0

2016 2017 2018 2019 2020 2021 2022 2023 2024

= Before 2022, the average yield gap between
Oslo prime office yields and the five-year mmmm Transactionvolume === Share of foreign buyers (rhs)
NOK swap rate was approximately 2.1%.

SUCRUCRUCIEIREERMERIRUHEEEELIYVAE  Norwegian prime yields offices and logistics, 2018—Q1 2025

about 60bps.
= The vyield gap for logistics has shown a 8
similar, but relatively lower, development to 6

that of prime offices.

= The yield gap for prime assets does not
support debt-financed transactions at
current rates and the market has been 0

dominated by all-equity buyers. We ~N 0 ® O OO DO OO OO0 - - - N NNN®OO OO ST T T WD

ici he vield gap will need to widen for S o oo oooo00800858888088888888888 8688
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Source: Colliers, CBRE, Akershus Eiendom, and NCR.
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Transaction market

Oslo has significantly lower yield gap compared with other Nordic capitals

Yield gap has tightened substantially Nordic capitals’' prime office yield gap, 2018—Q1 2025

The yield gap has compressed significantly
for all Nordic markets since 2018, with some
seeing negative yield gaps during brief
periods.

» Oslo has the smallest yield gap among
Nordic capitals. The yield gap between prime
offices in Oslo and Stockholm is currently
approximately 90bps, compared to an
average of 70bps since 2018. We believe the
narrower yield gap reflects a limited supply
of, and high demand for, prime assets,
influenced by the smaller market size.

= Yield gaps at current levels do not support
debt-funded transactions, which has
resulted in an increased number of all-equity
buyers in Oslo offices.

= Other segments and regions in Norway have
also experienced a narrowing yield gap, yet
it remains sufficient to support transactions
funded by debt.

-1.0
=  We expect the yield gap in prime markets will MO O®O2 2222922 05SSR ITIYN
not remain below 1% over time, with SRR23S33888KR888R88KRRK8KLR{RRSSSR
potential yield expansion through 2025. 5983593833598 35983595835938858388s5
Other subsectors may experience flat yield
gap development due to larger distance to oslo Stockholm Helsinki Copenhagen

financing cost.

Source: Capital IQ, CBRE, Akershus Eiendom, and NCR.
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Rating overview

Scorecards on NCR-rated Norwegian real estate companies

Subfactor Impact Bane Nor Eiendom OBOS Eiendom™
Operating environment 20% bbb+ bb+
Market position, size and diversification 12.5% a- bb
Portfolio assessment 12.5% a- bbb-
Operating efficiency 5% bbb+ bbb
Business risk assessment 50% bbb+ bb+
Ratio analysis bbb- bb
Risk appetite bbb+ bbb-
Financial risk assessment 50% bbb bb+
Indicative credit assessment bbb+ bb+
Liquidity Adequate Adequate
ESG Adequate Adequate
Peer Comparison Neutral Neutral
Standalone credit assessment bbb+ bb+
Support analysis +2 +1
Issuer rating A BBB-
Outlook Stable Stable
Short-term rating N2 N3
Senior unsecured issue rating A BBB-2

Source: NCR. 1) NCR rates residential real estate developer OBOS BBL as a corporate issuer using NCR’s Corporate Rating Methodology. 2) Senior secured.
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Disclaimer

If you have questions or comments about our policies, please contact us at:

Disclaimer © 2025 Nordic Credit Rating AS (NCR, the agency). All rights reserved. All information and data used by NCR in its analytical activities come from sources the agency considers accurate
and reliable. All material relating to NCR's analytical activities is provided on an "as is" basis. The agency does not conduct audits or similar warranty validations of any information used in its analytical
activities and related material. NCR advises all users of its services to carry out individual assessments for their own specific use or purpose when using any information or material provided by the
agency. Analytical material provided by NCR constitutes only an opinion on relative credit risk and does not address other forms of risk such as volatility or market risk and should not be considered
to contain facts of any kind for the purpose of assessing an issuer's or an issue's historical, current or future performance. Analytical material provided by NCR may include certain forward-looking
statements relating to the business, financial performance and results of an entity and/or the industry in which it operates. Forward-looking statements concern future circumstances and results and
other statements that are not historical facts, sometimes identified by the words "believes", "expects", "predicts", "intends", "projects”, "plans", "estimates", "aims", "foresees", "anticipates", "targets",
and similar expressions. Forward-looking statements contained in any analytical material provided by NCR, including assumptions, opinions and views either of the agency or cited from third-party
sources are solely opinions and forecasts which are subject to risk, uncertainty and other factors that could cause actual events to differ materially from anticipated events. NCR and its personnel
and any related third parties provide no assurance that the assumptions underlying any statements in analytical material provided by the agency are free from error, nor are they liable to any party,
either directly or indirectly, for any damages, losses or similar, arising from use of NCR's analytical material or the agency's analytical activities. No representation or warranty (express or implied) is
made as to, and no reliance should be placed upon, any information, including projections, estimates, targets and opinions, contained in any analytical material provided by NCR, and no liability
whatsoever is accepted as to any errors, omissions or misstatements contained in any analytical material provided by the agency. Users of analytical material provided by NCR are solely responsible
for making their own assessment of the market and the market position of any relevant entity, conducting their own investigations and analysis, and forming their own view of the future performance
of any relevant entity's business and current and future financial situation. NCR is independent of any third party, and any information and/or material resulting from the agency's analytical activities
should not be considered as marketing or a recommendation to buy, sell, or hold any financial instruments or similar. Relating to NCR's analytical activities, historical development and past
performance does not safeguard or guarantee any future results or outcome. All information herein is the sole property of NCR and is protected by copyright and applicable laws. The information
herein, and any other information provided by NCR, may not be reproduced, copied, stored, sold, or distributed without NCR's written permission.
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