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Slight improvement to interest coverage ahead

Financing conditions to remain strong e
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Lower credit margins on new loans expected to
improve interest coverage
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Financing conditions are expected to remain strong
despite the uncertain macroeconomic environment, with
credit margins on borrowings in some cases being lower
than prior to the announcement of US tariffs.

We expect limited upside to interest coverage, reflecting
our outlook for modest rental growth and stable market
interest rates. Improvements to interest coverage
expected to be driven by lower credit margins on new
loans.
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Transaction volumes are expected to increase. Project )

activity is likely to remain limited outside of community Offices

service and |OgiStiCS subsectors. Expectations of mare visible recovery in rental growth and net letting by 2026
Swodsh office preperty managers net letting, G2 2022-G2 2025

Early indications of increased search activity among
prospective tenants in more cyclical segments could
lead to a more visible recovery in net letting by year-end
2025.

However, we expect some short-term negative impact
on occupancy, and that rental levels may be adjusted to
reduce vacancies, which could weigh on rental growth.
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While we expect a recovery in the broader real estate
sector, we believe community service properties and ot R & 4
residential properties face lower downside risk to income e | e, s B i
streams and more favourable growth trajectory.
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NCR public real estate ratings

Detailed public real estate ratings”

I il
Issuer BAMEMOR @ VACSE M Axfast CATENA  Heba INTEA.  STENVALVED mome [~ ST S - QBas ml’hm STENHUS
ariavztar T R
Lofagti':;'m A A- BBB NR (BBB)** BBB BBB BBB BBB- BBB- BBB- BBB- BBB- BB BB
Outlook Stable Stable Stable - Stable Stable Stable Stable Stable Stable Stable Stable Stable Stable
EUETEESIE bbb+ a- bbb- = bbb+ a- bbb+ bbb- bbb- bbb- bb+ bbb- bb+ bb+
assessment
PER Retail &
property Public Public Office Logistics Residential Public Public Office Residential Retail Retail Office T Logistics
type(s)
el 28.1* 11.0 25.6 = 14.0 25.4 16.2 20.1 15.7 21.4 16.9* 29.6 13.6 15.2
(SEKbn)
Avg.
remaining 5.8 9.2 4.9 . . 8.1 4.7 26 2.6 5.3 5.1 4.0 6.1 4.2
lease term
(yrs)
UEMEEL S bbb bbb+ bbb+ = bb+ bb+ bbb- bbb- bb+ Bbb bb+ bb+ b+ b+
assessment
EETTEEY 22 47 26 . 2.4 2.4 26 22 B 3.0 2.1 2.4 2.0 18
net interest (x)
Net debt/
T 11.9 7.6 10.8 = 16,5 11.4 10.3 13.9 122 9.5 13.3 11.0 10.4 11.8
NetLTV (%) 423 30.8 31.9 = 46.8 46.9 48.7 436 46.0 52.2 42.1 49.6 53.6 54.7

1) As of 16 Sep. 2025. All metrics adjusted in line with NCR methodology. *NOKbn. **Catena’s rating was affirmed and withdrawn on 28 Feb. 2025.
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Macroeconomy

Disinflation supports stabilisation of policy rates

Limited upside to cash flows Swedish inflation statistics, 2022-2026e

= Inflationary  pressures have eased, 14
reflecting a weaker economy, a stronger 12
Swedish krona, and cautious household 10
spending. 8
L 6
= The volatile global macroeconomic 4 /
environment is likely to persist, potentially 9
affecting demand, investment and ——
purchasing power negatively. (2)
= US tariffs expected to have limited impact [N njo" (5,0‘0 nj"’ 5 N" No"’ @,'\ o @& 60" b,o@ 60"’
on Swedish inflation. However, potential W’D’ q/&" %’9 & Y e S

redirection of goods from other continents
with increased price competition could —CPI CPIF ——CPIF-XE

resuit n disinflation and weaker economy. The Swedish central bank policy rate, 2022-2027¢

= Macroeconomic uncertainty is expected to

negatively affect demand in more cyclical 45
property segments in the short term, 35
impacting rental levels and occupancy.
Signs of recovery may emerge by year-end 25
2025, with the economy expected to L
strengthen in 2026. 1.5
= We expect lower inflation to limit rental 05
growth from CPI-indexed contracts. 05
* Interest rates are expected to remain near ST FIA O FTI SISO HFNO PO
current policy levels, limiting potential Q'D’ 0'9/ 0'9/ Qq’q/ Qq’rb 0'1':5 Q({’b 0'1':5 Qq’b‘ 0(1? Qq'b‘ qub‘ Qq(’o Q(f’o oqio Q(f’o 0(1'% oqu Qq’b oqu 6{'\ Qr{’\ Qr{’\ Qr{’\
. .. ' R N i ) g i ) L ) ) ) L i S i ) Rt R Y
improvements in issuers' interest coverage. Policy rate Market pricing

Source: SCB, Konjunkturinstitutet, the Swedish central bank, SEB and NCR. CPI-Consumer price index. CPIF-Consumer price index with fixed interest rates.
CPIF-XE-Consumer price index excluding energy with fixed interest rates. e-estimate.
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Demographic trends Sweden

Demographic development set to impact demand for elderly care facilities

Ageing population shifts demand

= Sweden's population is projected to

Population projection growth by Swedish county, 2024-2050e

County Growth, % (total) Growth, % (>64 years)

increase by 7.3% in total between 2024 and Uppsala 189 388
2050, with the highest growth anticipated in Stockholm 115 533
Stockholm, Uppsala, Halland, and Skane. Halland 11.0 335
= However, growth is primarily driven by an Skéne 110 339
ageing population. The number of people Véstra Gotaland 8.6 287
over 64 is projected to rise by 28% by 2050. sédermanland 7.3 25.9
* At the same time, the population under the Vasterbotten 62 129
age of 15 is expected to decline by 1%, Véstmanland 6.0 232
while the 15-64 age group is projected to Ostergotland 5.8 23.2
increase by 3%. Brebro 55 199
= We expect the demographic shift to drive Gotland 5.2 a7
higher demand for elderly care and Jonkoping 46 20.9
healthcare facilities, supporting rental rates Kronoberg 43 18.3
and occupancy levels. : ’
Jamtland 2.7 7.6
] In most counties, demand for preschools Virmland 0.3 7.4
and school facilities may decline and some Kalmar 0.9 9.7
facilities may need to be repurposed. ' '
Dalarna -3.2 5.2
= In our view, larger Swedish cities and their Gavleborg 3.4 6.5
surrounding areas have stronger Blekinge 43 9.6
foundations for long term demand across : :
most property types, supported by higher Norrbotten -6.9 2.2
population density and growth. Vasternorrland -7.9 1.0
Sweden total 7.3 27.9

Source: SCB and NCR. e-estimate.
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Residential

From shortage to oversupply?

Existing stock positioned for growth Construction cost development, 2020-Jul. 2025

» Since 2020, total construction costs have 150
increased by approximately 33%, while __ 140
material costs have risen by about 44%. The 5] 130 —
sharp rise in costs has resulted in new I
builds commanding significantly higher g 120
rents to be profitable. Q110
$ 100
= Although the national supply of rental 2 %
apartments is trending towards a deficit,
companies report longer lead times for 80
finding tenants for new builds. This is Q,o" 0,0‘° 0,0‘b S \,6” & (vo'\ (vo‘° W,@ %’0\ %,0% (5,0"’ No'\ v,o"" w& (0,0" (o,o%
because rental levels exceed a large share "v& ,L& %& ,»& ,L& ,19% %& ,L& ,L& W& ,»& ,L& ,1& N4 ,L& ,»&

of prospective tenants' willingness to pay, i i
contributing to the lowest number of == Total construction cost Material cost

truction starts in t .
e Construction starts in Sweden, 2020-Q2 2025

=  We expect higher prices for new builds and

reduced demand for these units to support 20,000
demand for existing apartments. 16,000
= This has led many companies to prioritise 5 12.000
upgrading existing apartment stock over £ '
investing in new builds, as renovations 3 8000
typically offer higher returns. After
renovation, rental rates remain competitive 4,000
with new builds. I I
0
= We continue to view the residential O O O O AN AN DN AN D D D DD DD A A xS B
. PP P PPI P PP PP PP PPPPEE P
segment as strong, despite a shortage of S L I N N I N R N IR N S SR IR N
affordable residential properties. ARSI AR RS R A RS A S S S S S S S SRS At

Source: company reports, SBAB, Public Housing Sweden and NCR.
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Offices

Expectations of more visible recovery in rental growth and net letting by 2026

Rental growth under pressure Swedish office property managers net letting, Q2 2022-Q2 2025

400
= Vacancies have continued to rise in the
office segment as economic activity has
slowed, leading to softer like-for-like rental 300

growth.

» Cautious market sentiment and increased
market supply are intensifying competition 200
for tenants, resulting in a decline in rental
levels for some companies.

. . 100
= Tenants are reassessing their space e
requirements, with some key tenants x
relocating to more central areas while also &
reducing their office space. 0

= We expect longer contracts that were
signed before the pandemic to be more -100
affected by downsizing considerations than
those signed during or after the pandemic.

= We believe centrally located, modern -200
premises are better positioned than
secondary locations to maintain occupancy.
w | b -300
" e expect net letting to begin recoverin o o o o ™ ™ ™ ™ % %
by yearr)-end 2025, wi’?h a morge pronounceg m&% (19,13, r@rﬂ I S S A R
recovery during 2026. o & o oy o & o oy S\ & o oy S\
. Platzer . Atrium Ljungberg mmmm Castellum Dids Fabege . Vasakronan — Total

Source: company reports and NCR.

7 ®| Nordic Credit Rating



Industrial & logistics

Longer lead times for new-builds, but demand for existing premises remains robust

Cautious tenants may impact rents

Net inflows of new orders past three months, 2020-Jul. 2025

=  We expect structural growth in the logistics

segment driven by increased e-commerce 100
volumes. Although vacancies have been
rising, this is primarily due to new supply. 80
We anticipate that vacancies will decline as
economic conditions improve. 60
=  Order inflows slowed down for
manufacturing since the announcement of 40
US tariffs in April. Order intake remains 3
stable, with no clear signs of expansion or 3 20
contraction, supporting demand for existing 3
premises. s
Q
= Net letting in the segment was positive in §
the second quarter of 2025, with logistics T -20
and industrial property managers reporting @
like-for-like growth. < 0
= Tenants remain cautious, resulting in longer
lead times for contract signings and -60
commitments to new builds.
= We expect demand for existing properties 80
to remain robust, supported by positive
structural trends. However, if -100

macroeconomic conditions deteriorate,
vacancies may increase and rental growth
could slow.

S P & L & L L O > L O & &

N 0 0 0 o o o
NSO, L, L N 4 I £ RO, - O BN Y S B
DS SUTS S U S S S S S S S S

Consumer goods

Manufacturing Investment goods Durable consumer goods

Source: company reports, Konjunkturinstitutetand NCR.
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Retail

Signs of recovery as consumption rebounds

Structural trends may affect tenants Turnover in the retail sector, 2020-Jun. 2025

=  Turnover in the discretionary and grocery 160
retail sector rose in the first half of 2025, 140
indicating early signs of recovery. § 120 /\/\_/\/
" 100
= In Jul. 2025, the total number of corporate S 80 /\__\/’_\/_’\/
defaults declined sharply, while defaults in S e
the retail segment remained largely 3 40
unchanged. We expect tenants in certain IS 2
subsegments to struggle with profitability,
which may affect default rates. 0
S PP PSPPSR S PP PN S P
=  We expect growing competition from online ,]9’9 ,9’9 ,Lg"vq’ ,9”9 ,19’9 ,9'9’ ,]9’1:5 ,Lg'f}’ ,L&'b mg’f}’ rLQW(b ,‘9"3’ W&b‘ %&“ %&b‘ q/&“ ,L&D‘ ,]9’1?‘ %@? {LQ'f”
channels in undifferentiated discretionary ; ; ) )
segments. Discretionary retail Grocery retail

=  Challenges in achieving profitability in pure | ESAGIIE RS TET ol o [TgTe N AVASE] IR T g L1 ReTa Lo KT=Te [ g L=To) Ao p 22

online grocery retailing have resulted in low
e-commerce penetration  within  the 100 = = 2
subsector. In contrast, grocery retailers are 30 23 U

leveraging synergies at physical outlets, 75 49

supporting demand for their existing
premises.

14

X 50
81 87 88 86

=  We view grocery and discount retailers as 70 77

well positioned compared with other retail 25 51

segments, given low substitution risk from

e-commerce and generally stronger 0

counterparties. The impact on the Electronics  Fashion Pharmacy  Sporting Furniture DIY Groceries Total
discretionary retail may be mitigated by the goods

adoption of omnichannel strategies. m Physical retailing  ® E-commerce

Source: SCB, Postnord and NCR.
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Transaction market

Geopolitical uncertainty hangs like a wet blanket over transaction volumes

Book values likely to be validated Swedish property market transaction volumes, 2020-Q2 2025

» The Swedish transaction market totalled 200
SEK 150bn over the past twelve months,
including SEK 69bn in the first half of 2025.
This represents a rebound in transactions
compared with the previous two years. 160

= We believe that increased geopolitical
uncertainty  following the US tariff
announcement by the US on the 2 Apr. 2025
has resulted in reduced risk sentiment, likely 120
leading to lower transaction volumes.

SEKbn

= We expect transaction volumes to increase
if uncertainty recedes and the geopolitical
environment becomes more predictable. 80

= Residential and office properties remain the
strongest transactional segments,
accounting for 31% and 28% of transaction
volumes over the past twelve months, 40
respectively. These segments continue to
demonstrate higher liquidity than others,
though interest in the industrial and logistics
segment is increasing. o mm
o

= We expect most transactions to validate
book values, given favourable credit AN LAl SIS Sl e e LAl e
conditions. We do not anticipate significant
changes in property values. m Industrial & logistics Office mResidential mRetail ™ Community service ® Other

Source: Newsec and NCR.
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Capital market financing

Despite macroeconomic uncertainty, access to capital is expected to remain strong

Strong access to funding Bonds issues Swedish real estate, 2020-H1 2025

200

= During the first half of 2025, Swedish real
estate companies issued approximately SEK
71bn in bond debt, 91% of which comprised 150

senior unsecured bonds. This is about SEK

10bn higher than in H1 2024. 100
= Refinancing needs for 2025 have largely

been addressed in the first half of the year, 50

leaving only SEK 29bn set to mature in the

second half. 0

2020 2021 2022 2023 2024 H12025

SEKbn

= We believe some issuers are seeking to take
advantage of the favourable financing m Senior Unsecured  ® Subordinated Senior Secured  m Other

environment to refinance 2026 maturities in
the near term. Bond maturities Swedish real estate, H2 2025-2030

* Financing conditions are expected to remain 160
strong, with capital markets accessible at
low credit margins, encouraging increased 120

use of capital markets funding.
= Hybrid bond issuance remains low, with 80

some issuers choosing to issue equity to

repay these bonds at the first call date. 40 . -
* We expect issuance of hybrid bonds to 0 -

remain low, with most issuers likely to repay H2 2025 2026 2027 2028 2029 2030
hybrids at the first call date using proceeds
from divestments or new equity. m Senior Unsecured  m Subordinated Senior Secured  m Other

SEKbn

Source: Stamdata and NCR.
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Capital market financing

NCR-rated issuers face limited bond maturities in the next 12 months

Return to capital markets Bonds issues NCR-rated Swedish real estate, 2020-Q2 2025

= NCR-rated issuers have experienced a 5

strong rebound in issued capital markets 4
debt since the start of 2024, as financing

condit_ions have improved significantly c 3 m —

following two years of elevated spreads and s

increased reliance on bank financing. ® 2 .
= Ample access to financing has led issuers to 1 —

increase their outstanding capital markets — e —

debt as a share of total financing. NCR-rated 0

issuers have issued SEK 6bn in the first half Q12023 Q22023 Q32023 Q42023 Q12024 Q22024 Q32024 Q42024 Q12025 Q22025

of 2025 and approximately SEK 19bn since Intea Heba m Stenvalvet m SFF

the beginning of 2024. Stendodrren B Svenska Handelsfastigheter ® Platzer Bonnier Fastigheter

m Vacse CA Fastigheter Stenhus

VAL I C el NI UELCE Il Bond maturities NCR-rated Swedish real estate, Q3 2025-Q4 2027
debt of NCR-rated issuers matures in this

next 18 months. Most of the maturing debt is 4
from investment grade issuers, which
generally have access to credit facilities to 3 -
meet upcoming maturities if needed. c
Q
= We expectissuers to access capital markets é 2 -
and issue longer-dated bonds to extend I
their debt maturity profiles. 1 - — .
=  We currently view refinancing risk as low, but 0 — i
sentiment could shift quickly if there is a Q32025 Q42025 Q12026 Q22026 Q32026 Q42026 Q12027 Q22027 Q32027 Q42027
significant deterioration in the Intea Heba B Stenvalvet B SFF
macroeconomic environment. Stendérren m Svenska Handelsfastigheter m Platzer Bonnier Fastigheter
Hm Vacse CA Fastigheter Stenhus

Source: Stamdata and NCR.
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NCR-rated issuers

Slight improvement to interest coverage ahead

Lower credit margins on new debt NCR-rated property managers' interest fixing period, Q4 2021-Q2 2025

= NCR-rated issuers have reported average g'g 4.0

fixed-interest periods of approximately three ' . . 2
years since the fourth quarter of 2023, 3.0 | . | . . B 30
N

indicating no fundamental change in 25 2.5

hedging strategy. However, the number of | & 20
swaps with option features has increased. 1.5
1.0
= We expect temporary compression of 05
average interest costs in the coming 0.0

N 9% "% 9% 9%

A Q O O

years

1.5
1.0
0.5
0.0

2.0
quarters due to refinancing of maturing debt
at more favourable terms and lower market S S SN S S
interest rates.

= However, average interest costs are
expected to stabilise near those reported in
the second quarter of 2025. Those levels
reflect the all-in financing costs for most
issuers, depending on the extent of their

hedging. 4
= We expect operational cash flow to remain < 3
robust for our issuers, despite a projected
slowdown in rental growth and some
vacancies in more cyclical segments.
= As a result, we expect limited upside to A H E EEENB
ORI G L A LR R

N

-

issuers' interest coverage, which is likely to
stabilise around 2.8x-2.9x on average over
the next few years. (S SHN LN SRS S SHE < LN SH e S < S« LY« S« S S <

Source: NCR-rated Swedish real estate managers and NCR. e-estimate. LTM-Last twelve months.
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Looking ahead...
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= Average interest costs are expected to stabilise near
current levels as they reflect the all-in financing cost for
most issuers.

= We expect some temporary compression of average
interest costs in the coming quarters, driven by
refinancing of maturing bonds and bank debt at more
favourable terms.

S

= We expect limited improvement in issuers' interest
coverage, reflecting our outlook for modest rental
growth and stable market interest rates.

= We expect a broader recovery in the real estate sector,
with community service properties and residential
properties showing particularly strong trends in the
coming years.

= Early indications of increased search activity among
prospective tenants in more cyclical segments are
expected to support net letting by year-end 2025, with a
more pronounced recovery anticipated in 2026.
However, sentiment remains sensitive to
macroeconomic uncertainty.

= There may be short-term negative effects on occupancy
and rental levels.

=  We expect modest changes in property values, primarily
driven by rental growth and cost control, with
transactions supporting book values.



Rating actions and research

Recent rating actions and research from Nordic Credit Rating

Rating actions Relevant research

. 14 May 2025.
, 1 Sep. 2025.
. 14 May 2025. . . 16 Jun. 2025.
, 11 Apr. 2025. , 27 May 2025.
. 1 Apr. 2025. ., 22 May 2025.
. 11 Mar. 2025. , 1 Apr. 2025.
, 4 Mar. 2025. , 1 Apr. 2025.
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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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