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IMPORTANT INFORMATION

Information to investors

This prospectus (the “Prospectus”) has been prepared by reason of the Offering to the public in Sweden and to institutional investors in Sweden and abroad in connection
with the admission to trading of Class D ordinary shares in Akelius Residential Property AB (publ) (the “Shares”) on Nasdaq First North Growth Market (the “Offering”). For
the purposes of this Prospectus, “Akelius”, the “Company’, the “Issuer”, or the “Group” refers depending on the context, to Akelius Residential Property AB (publ) or the
group in which Akelius Residential Property AB (publ) is the parent company. Deutsche Bank Aktiengesellschaft (‘Deutsche Bank”) and Swedbank AB (publ) (“Swedbank”)
are “Global Coordinators” in connection with the Offering. See also “Definitions and abbreviations” on the following page for additional defined terms used in the Prospectus.

This Prospectus has been approved by Finansinspektionen (the Swedish Financial Supervisory Authority) as the competent authority as specified in Regulation (EU)
2017/1129 of the European Parliament and of the Council (the “Prospectus Regulation”). Approval and registration by the Swedish Financial Supervisory Authority (the
“SFSA”) should not be construed as some kind of endorsement of the Company or the quality of the Shares. The SFSA only approves the Prospectus as meeting the
standards of completeness, comprehensibility and consistency set out in the Prospectus Regulation.

Distribution of the Prospectus and participation in the Offering are subject to restrictions in certain jurisdictions pursuant to law and other regulations. No measures have
been taken and no measures will be taken to permit an offer to the public in any jurisdiction other than Sweden. The Offering is specifically not intended for such persons
residing in the United States of America, Australia, Hong Kong, Canada, New Zealand, Japan, Switzerland, South Africa or any other jurisdiction where participation would
require an additional prospectus, registration, or measures other than those required under Swedish law. Consequently, distribution of the Prospectus and other documents
pertaining to the Offering is not permitted in or to the aforementioned countries or in or to any other country or any jurisdiction where such distribution or the Offering would
require such measures or would otherwise be unlawful. Acquisition of shares contrary to the aforementioned restrictions may be invalid. Measures contrary to the
aforementioned restrictions may also constitute a breach of applicable securities law. Persons who accept copies of the Prospectus are ordered by the Company and the
Global Coordinators to ascertain and comply with such restrictions. Neither the Company, the major shareholders of the Company, nor either of the Global Coordinators
accept any legal liability for any breach of such restrictions, regardless of whether such breaches are committed by a potential investor or any other party. Neither the
Company nor the Global Coordinators have approved, or will approve, the Offering of shares through any financial intermediary, other than the Offerings from the Global
Coordinators that constitute the final placement of shares as referred to in the Prospectus.

An investment in securities is associated with certain risks (see the section “Risk factors”). When investors decide to invest, they should independently assess the suitability
of an investment in the Shares. Before deciding to invest, potential investors should engage their own professional advisers and carefully evaluate and consider the
investment decision. During the application period of the Offering, no one is authorized to provide any information to any party or to make any statements other than those
found in the Prospectus. If such nevertheless occurs, such information or such statements shall not be regarded as having been approved by Akelius or the Global
Coordinators and neither Akelius nor the Global Coordinators shall be liable for such information or such statements. Neither the publication or distribution of this Prospectus,
nor any transactions executed by reason of the Offering, shall be understood to imply that the information in this Prospectus is accurate and valid at any time other than the
date the Prospectus is published or that there has been no change in Akelius’ operations subsequent to the aforementioned date. If material changes to the information in
the Prospectus occur, such changes will only be publicized as required under the provisions of the Prospectus Regulation pertaining to supplements to prospectuses.

The Global Coordinators disclaim all liability and provide no undertakings or guarantees, whether expressed or implied, regarding the contents of this Prospectus, including
its accuracy, completeness, or verification, or regarding any other statement or future statements by the Company or the Global Coordinators, or on their behalf, in relation
to Akelius, the Shares or the Offering. Nothing in this Prospectus is, or should be relied upon as, an assurance or undertaking in this respect whether regarding the past or
the future. In accordance herewith, the Global Coordinators disclaim, to the extent allowed by law, all liability they might otherwise have regarding this Prospectus or any
such statement referred to above.

The Prospectus is available on Akelius’ website, www.akelius.com, Swedbank’s website, www.Swedbank.se/prospect and Avanza’s website, www.avanza.se, and will be
available on Finansinspektionen’s website, www.fi.se (the information on the websites is not part of the Prospectus). Other information on the Company’s website is not
incorporated in this Prospectus and does not constitute part of this Prospectus insofar as this information has not been incorporated by reference.

The Shares have not been and will not be registered under the United States Securities Act of 1933, as amended (the “Securities Act”) nor under securities laws in any
state or other jurisdiction in the United States of America and must not be offered, sold, or otherwise transferred, directly or indirectly, in or to the United States of America,
other than in accordance with an applicable exemption from, or through a transaction that is not subject to, the registration requirements set forth in the Securities Act and
in accordance with securities laws in the relevant state or other jurisdiction in the United States. The Shares are offered outside the United States of America of America
pursuant to Regulation S of the Securities Act. No offer will be made to the public in the United States of America. The Shares have not been approved or rejected by the
U.S. Securities and Exchange Commission, by any state securities agency or any other government agency in the United States of America. Nor has any such agency
assessed or expressed any opinion on the accuracy or reliability of this Prospectus. Any claim to the contrary may constitute an unlawful act in the United States of America.
Within the European Economic Area (‘EEA”), no offer to the public to acquire shares is made in any jurisdictions other than Sweden. In other member states of the EEA in
which this Prospectus Regulation applies, directly or through implementation, such an offer can only be made in accordance with an exemption as provided in the Prospectus
Regulation.

The Offering and the Prospectus are governed by Swedish law. Disputes arising from the Offering or the Prospectus shall be adjudicated by a Swedish court, whereupon
the Stockholm District Court shall be the court of first instance.

Forward-looking statements

The Prospectus may contain certain forward-looking statements that reflect Akelius’ current views on future events and the Company’s financial and operational development.
Words and phrases such as “refers to”, “assesses”, “expects”, “could”, “plans”, “estimates”, “anticipates” and other expressions that imply indications or assessments
regarding future performance or trends and which are not derived from historical facts, constitute forward-looking statements. Forward-looking statements are by nature
associated with both known and unknown risks and uncertainty factors because they are dependent upon future events and circumstances. Forward-looking statements do
not constitute any guarantee of future performance or development and actual outcomes may differ materially from that expressed in forward-looking statements. Neither
Akelius nor the Global Coordinators provide any undertakings to publish updates or revisions of forward-looking statements as a result of new information, future events or
similar circumstances other than as required by applicable law.

Presentation of financial information

If not otherwise explicitly stated in this Prospectus, the Company’s auditor has not audited or reviewed the financial information or other information in the Prospectus.
Financial information pertinent to the Company and which is not part of the information that has been audited or reviewed by the Company's auditor as stated herein has
been taken from the Company’s internal bookkeeping or reporting systems. Certain financial and other information presented in the Prospectus has been rounded off to
make the information easily accessible to the reader. Consequently, the figures in some columns in the Prospectus may not add up precisely to the stated total.
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Summary

INTRODUCTION AND WARNINGS

Through this prospectus (the “Prospectus”), Akelius Residential Property AB (publ) (the “Company” or “Akelius”)
is offering to the public in Sweden and institutional investors in Sweden and abroad the opportunity to acquire for
Class D ordinary shares in the Company, ISIN SE0013110186 (the “Shares”). The corporate registration number
of the Company is 556156-0383 and its LEI code is 213800REBFN6T3PUB8L97. The address of Akelius is Svard-
vagen 3A, Box 104, 182 12 Danderyd, Sweden, and the telephone number is +46 8 566 130 00.

The Swedish language version of the Prospectus was approved by Finansinspektionen (the Swedish Financial
Supervisory Authority) on September 18, 2019. Finansinspektionen’s address is Brunnsgatan 3, Box 7821, 103 97
Stockholm, Sweden and the telephone number is +46 8 408 980 00.

This summary should be read as an introduction to the Prospectus. Every decision to invest in the Shares should
be based on the investors’ consideration of the Prospectus as a whole. Investors in the Shares may lose all or part
of the invested capital. Where a claim relating to the Prospectus is brought before a court, the plaintiff may have
to bear the costs of translating the Prospectus before legal proceedings are initiated.

Civil liability attaches only to those persons who have tabled the summary including any translation thereof, but
only if the summary is misleading, inaccurate or inconsistent with the other parts of the Prospectus, or where it
does not provide, when read together with the other parts of the Prospectus, key information in order to aid
investors when considering whether to invest in the Shares.

KEY INFORMATION ON THE ISSUER

Who is the issuer of the securities?

Legal form efc. The Company is a Swedish public limited liability company whose LEI code is
213800REBFN6T3PUB8L97 and which operates under the laws of Sweden. The
Company was founded, and is domiciled, in Sweden.

Principal activities Akelius is a Swedish property company whose main focus is residential property in
attractive and coveted locations in growing metropolitan cities. The Company owns
properties in Sweden, Germany, Denmark, Canada, England, France and the United
States of America.

Major shareholders Stiftelsen Akelius Foundation (through Akelius Apartments Ltd, Cyprus), which holds
prior to the Offering approximately 84.52 per cent. of the shares and approximately 84.95 per cent. of the
voting rights in the Company.
Stiftelsen Hugo Research Foundation (through Xange Holding Ltd, Cyprus), which holds
approximately 9.94 per cent. of the shares and approximately 9.99 per cent. of the voting
rights in the Company.
Stiftelsen Grandfather Roger Foundation (through Giannis Beta Ltd, Cyprus), which holds
approximately 4.97 per cent. of the shares and 5.00 per cent. of the voting rights in the

Company.
Key managing CEO Pal Ahlsén, Vice President Lars Lindfors and CFO Leiv Synnes.
directors
Auditor Ernst & Young Aktiebolag, where Ingemar Rindstig is the auditor in charge. The office

address of Ernst & Young Aktiebolag is Jakobsbergsgatan 24, 111 44 Stockholm,
Sweden and the telephone number is +46 8 520 590 00.

What is the key financial information regarding the Issuer?

Historical key finan- Statement of comprehensive income
cial information EUR million SEK million EUR million
2018 2017 2017 2016 2019 2018
Full year Full year Full year Full year Jan-Jun Jan-Jun
Total income 482 469 4,122 4,109 253 233
Operating profit/loss 779 1,106 10,655 14,809 361 488
Net income 507 806 7,768 10,362 233 328
Profit/loss per share 0.15 0.25 243 3.37 0.13 0.10
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Balance sheet

EUR million SEK million EUR million
2018 2017 2017 2016 2019 2018
Dec 31 Dec 31 Dec 31 Dec 31 Jun 30 Jun 30
Total assets 12,516 10,749 105,871 88,438 12,353 11,345
Total equity 5,370 4,901 48270 40,937 5,548 5,125
Financial net debt 5,506 4,733 46,601 37,958 4,936 4,583
Statement of cash flow
EUR million SEK million EUR million
2018 2017 2017 2016 2019 2018
Full year Full year Full year Full year Jan-Jun Jan—-Jun
Cash flows from the
operating activities 109 111 1072 864 28 42
Cash flows from the
investment activities -1,241 -909 -8,753 695 572 -378
Cash flows from financing
activities 1,129 799 7,700 -1,658 -603 342

What are the key risks that are specific to the Issuer?

Risks

Risk of change in value

The value of the properties owned by the Group as of June 30, 2019 was EUR 12,199
million according to the Company's internal valuation as incorporated in the Half Year
Report for the period January—June 2019. According to valuations carried out by external
valuation firms during December 31, 2018-August 1, 2019, (different properties have
been valued at different occasions), the value of the Group’s properties, at each
respective valuation date, amounted in total to EUR 11,592 million (certain valuation
amounts have been recalculated to EUR from other currencies by using the exchange
rates set forth in the recalculation table in Appendix 2 “Valuation Reports”. The risk that
factors could occur that have adverse impact on the value of the properties owned by the
Group has been assessed as high. In light of that the Consolidated Balance sheet (the
balance sheet) is comprised mainly of properties and that negative consequences may
arise upon negative changes in value, this could have a high and material adverse impact
on the Group’s business, operating results and financial position if the risk materializes.

Interest risk

As of June 30, 2019, the Group’s borrowings, excluding the Group’s 60-year subordinated
hybrid bond, amounted to EUR 4,951 million, with an average interest rate of 2.58 per
cent. and average fixed rate term of 4.6 years. The Group’s aggregate interest expenses
for debts, including the Group’s 60-year subordinated hybrid loan, amounted to EUR 143
million in 2018 and are one of the Group’s largest cost items. The risk that increases in
the interest rate level that increase the Group's interest expenses could occur has been
assessed as high. This could have high and material adverse impact on the Group’s
business, results and financial position if the risk materializes.

Operating costs, efc.

The risk that the Group’s operating costs and other costs attributable to the Group’s
properties will increase has been assessed as high. If the Group cannot be compensated
for such increased costs through rent increases, adjustments regulated in rental
agreements or renegotiation of rental agreements, this could have a low material adverse
impact on the Group’s business, operating results and financial position if the risk
materializes.

Tax risks

Tax is a significant cost item for the Group. The risk that changes in tax legislation or in
practice that, for example, entails changes in the Group’s opportunities to make tax-
related depreciations or utilize loss carry forwards has been assessed as high.
Considering that the Group is dependent upon tax laws and rules in a number of countries
and that changes could have a negative impact on the Group’s tax burden, this could
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have a high and material adverse impact on the Group's business, operating earnings
and financial position if the risk materializes.

Financing risk

The Group is dependent on external financing, e.g., for its liquidity, to refinance its debts
when they fall due and for property development. If financing cannot be obtained on
acceptable terms, there is a high risk that both acquisitions and development projects
could be postponed. In turn, delayed upgrades of properties would affect the net present
value of development projects and would thus have an adverse impact on the property
value. The risk that the Group will not be able to obtain financing or will be unable to
extend, expand, or refinance its outstanding financing, or will only be able to obtain such
financing on unfavourable terms has been assessed as low. Considering the Group’s
dependency on external financing, however, this could have a high and material adverse
impact on the Group’s business, operating results and financial position if the risk
materializes.

Changes in tenancy law and regulations

The Group’s business consists of owning and managing mainly residential properties. A
negative development in tenancy law in one or more countries or regions in which the
Group operates could lead to lower rental income or rents that do not increase to the
expected levels, which could have an adverse impact on the Group's property values. As
of December 31, 2018, a large portion of the Group’s property portfolio was located in
Germany and Sweden (61 per cent. of the total value of the property portfolio according
the Group’s calculations) and the Group is therefore particularly exposed to tenancy laws
in these countries. The risk that changes in tenancy law will occur that lead to lower rental
income than expected and thus lower property values has been assessed as medium.
Considering the Group's business orientation and large property portfolio, this could have
a medium and material adverse impact on the Group’s business, operating results and
financial position if the risk materializes.

KEY INFORMATION ON THE SECURITIES

The main features of the securities

Securities offered Up to 110,000,000 Shares in Akelius Residential Property AB (publ), (ISIN:
SE0013110186), The Company has reserved the right to increase the Offering by up to
110,000,000 Shares, depending on the demand in the Offering (the “Upsize Option™).

Denomination The Shares are denominated in EUR.

Total number of The Company’s registered share capital amounts to EUR 187,440,947.29 distributed
shares in the Issuer among 3,210,644,746 shares with a par value of approximately EUR 0.06 per share. All
shares are fully paid.

Rights attached to the The Company’s preference shares have preferential rights to receive distributions of
securities profits over the Company’s Class A and D ordinary shares (the “Ordinary Shares”). After
dividends on preference shares have been paid in full, a general meeting of shareholders
may resolve upon distribution of profits on the Ordinary Shares. If a dividend on Ordinary
Shares is resolved, the Shares shall have an annual right to five (5) times the total
dividend on Class A ordinary shares, capped at a maximum of EUR 0.10 per Class D
ordinary share per year (the “Dividend Cap”). Payment of dividends on the Shares shall
be made quarterly. Record dates for dividends will be February 5, May 5, August 5 and
November 5. If such date is not a banking day, the record date shall be the closest
preceding banking day. Payment of dividends on the Shares shall be made on the third
banking day after the record date. If no dividend has been distributed on the Shares, or if
only a dividend that is less than the Dividend Cap has been distributed, the Dividend Cap
shall be increased by an amount equal to the difference between the Dividend Cap and
the amount distributed (the “Shortfall Amount”) until the Shortfall Amount has been paid.

In the event of dissolution of the Company, preference shares shall have preferential
rights over the Ordinary Shares to receive from the Company’s assets an amount per
preference share equal to 125 per cent. of the amount in SEK that was paid for each
preference share in the first issue of preference shares (the “First Subscription Price”)
together with (i) any retained amount on account of previously omitted payments on the
preference shares, adjusted upwards by the annual interest, (ii) any accrued portion of
distributions on the preference shares before distributions are made to holders of
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Dividend policy

Ordinary Shares. The preference shares shall not otherwise carry any entitlement to a
share of distribution.

Distribution of remaining assets shall be made pro rata among the Ordinary Shares. The
right to such distribution carried by Class D ordinary shares shall be limited to the volume-
weighted average amount that was paid for each Class D ordinary share upon acquisition
of such share. Class D ordinary shares shall not otherwise carry any entitlement to a
share of distribution.

Commitment to persistent financial resilience

Akelius shall act to promote continuous dividends on preference shares and Ordinary
Shares.

This shall be accomplished through prudent financing and a diversified portfolio of
residential properties with the capacity to generate increasing rental income.

Net dividend policy

The net dividend policy is aimed at generating stable and sustainable dividends while
maintaining the level of equity required for financial stability.

Dividends distributed in a financial crisis shall be countered by an equity issue of equal
size.

Where will the securities be traded?

Admission to trading

Akelius intends to apply for admission to trading of the Shares on Nasdaq First North
Growth Market and the application is expected to be approved provided that the
dispersion requirement is fulfilled.

Nasdaq First North Growth Market is an MTF (multilateral trading facility) platform and is
not a regulated market.

What are the key risks that are specific to the securities?

Risks

Volatile share price etc.

There is a risk that the Shares occasionally are subject to significant fluctuations with
respect to price and volume that are not necessarily related to the Group's business or
future prospects. Significant fluctuations in the share price of the Shares may also occur
due to changed perceptions by the stock market. The risk that significant fluctuations in
the price of the Shares will occur has been assessed as medium. If the risk materializes,
the result could be that the price of the Shares falls to a level below that of the price of
the Shares in the Offering and that investors will make a loss upon sale of the Shares.

KEY INFORMATION ON THE OFFERING OF SECURITIES TO THE PUBLIC

Under which conditions and timetable can | invest in this security?

Issue amount and
issue costs

Terms and conditions
of the Offering

Depending on the end-price, which is determined through a bidding procedure, will the
Offering raise a maximum of approximately EUR 203,5 million and as the lowest
approximately EUR 192.5 million in capital for Akelius. If the Upsize Option is fully
exercised, Akelius will raise a maximum total of approximately EUR 407.0 million and as
the lowest approximately EUR 385.0 million in capital. Issue costs, estimated at a
maximum of approximately EUR 6.6 million and as the lowest approximately EUR 4.3
million, will be deducted from the proceeds of the issue.

The Offering comprises of up to 110,000,000 Class D shares. The Offering is directed at
the public in Sweden and institutional investors in Sweden and abroad. The Company
has reserved the right to increase the size of the Offering by up to 110,000,000 Shares
depending on the demand for the Offering.

Price Range — The price per share in the Offering will be set within the Price Range EUR
1.75-1.85.

Application Period — The application period is September 19-October 2, 2019 for the
public in Sweden and September 19—October 3, 2019, for institutional investors.

Application — An application for acquisition can be made by members of the public in
Sweden on a special application form, which is available on Swedbank’s website, www.
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Dilution effect

swedbank.se/prospekt or Akelius’ website, www.akelius.com (the information on the
websites is not part of the Prospectus, except for any information incorporated by
reference).

Applications to acquire Shares can also be made via a separately prepared application
form and sent to:

Swedbank AB (publ)
Emissioner C85
105 34 Stockholm, Sweden

Customers of Swedbank and Avanza may apply via the internet banking services of the
respective bank.

Applications for acquisition by institutional investors in Sweden and abroad must be made
to Deutsche Bank or Swedbank as separately instructed.

Allotment — Shares will be allotted on the basis of demand and will be decided by the
Board of Directors of Akelius in consultation with Deutsche Bank and Swedbank where
the objective is to further strengthen Akelius’ institutional ownership base and to increase
the spread of the Shares among the public.

If the Offering is fully subscribed, the dilution effect for existing shareholders will be
approximately 3.31 per cent. as regards the share of equity and approximately 0.34 per
cent. of all voting rights in the Company. If the Offering is fully subscribed and the Upsize
Option is fully exercised, the dilution effect for existing shareholders will be approximately
6.41 per cent. as regards the share of equity and approximately 0.68 per cent. of all voting
rights in the Company.

Why is this prospectus being produced?

Reasons and use of
issue proceeds

The net amount that the Company obtains from the Offering is planned to be used to
repay capital that rating agencies, in whole or partly, classify as debt. This will support
capital raising and growth through acquisitions of companies and properties.
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Risk factors

A number of risks are described below, including specific and significant risks concerning the Company's and the
Group's business, and specific and significant risks concerning the Shares and the Offering. If these risks materialize,
they may have a material adverse effect on the Company, the Group and for any investors.

The risk factors in this section are categorized as follows:

"Risk factors that are specific and material to the Company and the Group” with the subcategories:

- ’Risks relating to the financial position of the Company and the Group’;

- "Risks relating to the industry and the market”; and

- ’Legal and regulatory risks”, as well as

"Risk factors that are specific and material to the Shares and the Offering”

When a risk factor is relevant in more than one category, such risk factor is presented only under the category deemed
to be the most relevant for such risk factor. The most significant risk factor under each category is presented first. The
other risk factors are not ordered by significance or probability of the risk being materialized. The significance is
assessed mainly on the basis of two criteria, (i) the probability that the risk will materialize and (i) the magnitude of the
negative effect the materialized risk may have on the Company, the Group and any investors. In order to present the
assessment of the significance of the risks on the basis of the two criterias in a clear and concrete manner, the risk
factors are described with quantitative information and/or a qualitative scale with the designations low, medium and

high.

Risks relating to the financial position of
the Company and the Group

Risk of change in value

The Group's properties are recorded at fair value in the
balance sheet, based on the Company’s internal
valuations, and changes in property value are
recorded in the income statement. As a general rule,
fair value is determined on the basis of the price that
would be received to sell an asset in an orderly trans-
action between market participants at the
measurement date (an exit price). On June 30, 2019,
the Group's property portfolio consisted of 47,436
apartments. According to the Company's internal
valuation, property holdings comprised a total value of
EUR 12,199 million on that date. According to
valuations carried out by external valuation firms
during December 31, 2018—August 1, 2019, (different
properties have been valued at different occasions),
the value of the Group’s properties, at each respective
valuation date, amounted in total to EUR 11,592
million (certain valuation amounts have been
recalculated to EUR from other currencies by using the
exchange rates set forth in the recalculation table in
Appendix 2 “Valuation Reports”. These internal and
external valuations are based, among other things, on
a number of assumptions. There is, therefore, a risk
that the valuations have been based on assumptions
that are entirely or partly inaccurate, which may result

in an incorrect reflection of the value of the Group's
property portfolio and thus the Group's financial
position.

Further, the value of the Group's properties are
affected by a number of factors, including property-
specific factors such as rent levels and operating costs
(see "Operating costs, etc.” below), as well as market-
specific such as supply and demand for residential
property and capitalization rates, cost of capital and
applied interest rates in comparable transactions in the
property markets where the Group operates (see
"Interest risk” below). In addition, the value of the
Group’s property is also affected by the potential that
properties may be disposed of through sales. Large
reductions in property value may deteriorate the
Group’s credit rating and reduce its ability to obtain
financing (see "Financing risk” below) and to invest in
new properties and property developments projects,
as part of the Group’s ongoing operations.

The risk of such property-specific or market-specific
factors may occur that adversely affecting the value of
the Group’s property is deemed to be high. Given that
the Group’s balance sheet predominantly consists of
property and that several adverse consequences may
arise in the event of valuation decreases, the
materialization of these risks may have a highly mate-
rial adverse effect on the Group’s operations, results
and financial position if the risk is materialized.
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Interest risk

On June 30, 2019, the Group's loan-to-value ratio was
40 per cent. Loans, excluding the Group’s 60-year
subordinated hybrid loan, amounted to EUR 4,951
million with an average interest rate level of 2.58 per
cent and an average fixed-rate term of 4.6 years. The
Group’s total interest expenses for debt, including the
60-year subordinated hybrid loan, amounted to EUR
143 million during 2018 and is one of the Group’s
largest cost items.

The Group's interest rate levels are affected by
underlying market rates as well as credit margins on
the relevant loan amount. Interest rates have
historically fluctuated due to, and are in the future likely
to be affected by, a number of different factors. Such
factors include macroeconomic factors as well as
inflation expectations, the households’ financial
capacity and confidence, and monetary policy (see
"Financing risk” below), as well as factors linked to the
Group’s operations and industry, such as demand for
rental properties. Because some of the Group’s loans
incur interest at floating rates, changes in interest rates
can lead to increased interest expenses for the Group.

The risk that interest rates may increase and result in
increases to the Group’s interest expenses, and
adversely affect the value of the Group’s property, is
deemed to be high (see "Risk of change in value”
above). Considering the Group’s loan-to-value ratio
and that interest expenses are one of the Group’s
largest cost items, such increases can in short term
have a highly material adverse effect on the
Group’sresults and financial position and in long term
also have a highly material adverse effect on the
Group’s operations if the risk is materialized.

Financing risk

The Group depends on external financing for, among
other things, its liquidity, refinancing its debt when it
falls due, acquisition of property and property devel-
opment. On June 30, 2019, the Group's loans,
excluding the 60-year subordinated hybrid loan,
amounted to EUR 4,951 million. If financing cannot be
obtained on acceptable terms there is a high risk that
both acquisitions and development projects could be
postponed to the future. Delayed property upgrades
affect the present value of development projects,
which in turn has an adverse impact on the property
value (see "Risk of change in value” above).

As a part of the Group's strategy to seek capital market
financing on favourable terms and conditions, the
Company has applied for and received the long-term
credit rating BBB (stable outlook) from the credit rating
agency S&P Global Ratings Limited ("Standard &
Poor’s”). If Standard & Poor’s should downgrade the

Group’s current credit ratings or if other credit rating
agencies should give the Company or its outstanding
debt instruments low credit ratings, the risk is high that
the Group would only be able to obtain future financing
on less favourable terms and conditions, primarily in
the form of higher interest rates (see ”Interest risk’
above).

The Group's ability to obtain financing is affected not
only by the Group's financial position, but also by
macroeconomic factors. For example, disruptions in
the capital markets and interest rate volatility may
negatively affect the Group's ability to obtain financing
(see ’Interest risk” above and “Macroeconomic
factors” below).

The risk that the Group may be unable to obtain
financing or be unable to extend, increase or refinance
its outstanding debt, or only be able to obtain such
financing on unfavourable terms and conditions is
deemed to be low. However, due to the Group’s
dependency on external financing, any such limitation
could in short term have a highly material adverse
effect on the Group's results and financial position and
in long term also have a highly material adverse effect
on the Group’s operations if such risk materializes.

Macroeconomic factors

Akelius’ main business is to own and manage
properties, a line of business which to a substantial
extent is affected by macroeconomic factors such as
general economic trends, regional economic
development, employment rate development, changes
in infrastructure, population growth and other
demographic trends, inflation, interest rate levels,
access to financing, and other factors outside of the
Group’s control. In the light of the Group’s loan
volume, which as of the June 30, 2019, amounted to
EUR 4,951 million is the Group particularly exposed to
factors that increase its borrowing costs such as
generally increased interest rates (see "Interest risk”
above) and increased risk premiums from lenders.

Growth in the broader economy affects the employ-
ment rates, salary levels and household financial
capacity and confidence, which are significant factors
for supply and demand on the housing market and
thus affect the Group’s vacancy rates and rent levels.
In light of the fact that the Group’s property portfolio
mainly consists of residential properties, is The
Group's liquidity to a large extent dependent on reve-
nues from its rental properties and decreasing rental
revenues and increased vacancy rates could lead to
decreasing property prices on the real estate market in
general (see "Risk of change in value” above).

Offer to acquire Class D ordinary shares in Akelius Residential Property AB (publ) 8



The risk that several macroeconomic factors occur that
may have high material adverse effect on the Group’s
operations, results and financial position is deemed to
be low. However, the risk that some negative
macroeconomic factors may occur is deemed to be
high. The negative effect of such factors depends on
the macroeconomic factor and to its severity. For
instance, increased market interest rates (see "Interest
risk” above) or deteriorated access to financing (see
"Financing risk” above) may have a high material
adverse effect on the Group’s operations, results and
financial position, while changes in infrastructure or
population structure may have a low material adverse
effect for the Group.

Financial undertakings

The Group receives financing from banks, the public
capital markets and the private capital markets. The
Group has in total, as of June 30, 2019, issued loans
from banks in seven countries, nine issued bond loans
and one commercial paper programme as well as an
issued hybrid bond. The Group has provided security
and guarantees for some of these loans. All loan
agreements, excluding the hybrid bond, are subject to
financial undertakings (so-called covenants) that
contain, among other things, provisions concerning
interest coverage ratio and loan-to-value ratio. In case
of a breach of such covenants the Group is restricted
from making payments on the Shares.

The risk that the Group will breach one or several of
these covenants is deemed to be low. However, if such
a breach occurs, it may lead to the loan or loans being
terminated for immediate repayment, or security,
consisting of among other things mortgages on the
Group's properties, being enforced by the lender,
which may have a highly material adverse effect on the
Group's operations, results and financial position.

Liquidity risk

The Group's ability to fulfil its payment obligations at
the relevant due date depends to a large extent on its
ability to obtain loan financing when needed and on
favourable terms, and, secondarily, on the Group’s
ability to sell properties. The Group's ability to obtain
loan financing and carry out property sales is in turn
connected with other risks described in this section, in
particular "Financing risk” and "Risk of change in
value” above.

On June 30, 2019, the Group’s short-term liabilities
amounted to EUR 721 million. If the Group's ability to
secure funds to meet its payment obligations deteri-
orates, there is a risk that short-term financing would
only be granted on less favourable terms and condi-
tions. This could result in a considerable increase of
the Group's costs for securing short-term financing.

The risk that the Group will not have the ability to meet
a payment obligation on the relevant due date is
deemed to be medium. However, if the Group is
unable to obtain short-term financing on acceptable
terms and conditions, it could have highly material
adverse effect on the Group operations, results and
financial position if the risk is materialized.

Currency risk

A substantial part of the Group’s property investments
are made in other currencies than EUR, which is the
Group's reporting currency. The value of the Group’s
assets may deteriorate as a result of changes in
exchange rates against EUR. If such deterioration
occurs in countries where EUR is not the official
currency, it could negatively affect the value of the
Group’s assets in such countries, which, in turn, may
deteriorate the Group’s equity capital and, as a result,
its ability to pay dividends to its shareholders.

The risk that such exchange rate changes deteriorate
the value on the Group’s assets to such extent that the
Group get financial problems or difficulties to pay divi-
dends is deemed to be low. However, because more
than half of the assets recorded on the Group’s
balance sheet are located outside the Euro-zone and
in countries without an official currency linked to EUR,
any such exchange rate changes, may have a highly
material adverse effect on the Group’s results and
financial position and thus the Company’s ability to pay
dividends if the risk is materialized.

During 2018 61 per cent of revenues and 37 per cent.
of costs were denominated in other currencies than
EUR, for example SEK, USD and CAD. Assets and
liabilities denominated in local currencies are
converted into EUR on the basis of exchange rates
applicable on the relevant balance sheet date and
revenues and expenses denominated in local
currencies converted on the basis of an average
exchange rate during the relevant period. Changes in
the exchange rate of EUR in relation to local
currencies affect the recorded value of such items in
the Group’s consolidated financial statements even
though the fair value, as measured in the local
currency, is not affected. The probability of exchange
rate fluctuations is deemed to be high. The impact of
such changes on the Group’s operations, results and
financial positions if the risk is materialized is not
deemed to be material, but such exchange rate
fluctuations may have a highly material adverse effect
on the market price of the Share.
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Risks relating to the industry and market

Operating costs, efc.

The Group’s operating costs mainly consists of utility
costs such as costs for electricity, cleaning, water and
heat, as well as other costs such as property taxes
(see "Tax risks” below) and site leasehold fees.
Several of the goods and services in most of the
markets in which the Group operates may only be
purchased from one operator. Therefore, the Group
has limited control over these costs.

In the Swedish market, among others, the cost of utili-
ties is included in the rent, meaning that the cost of
heat, water and, in some cases, electricity is included
in the amount paid by the lessor. In certain markets
where the Group operates, especially in Sweden and
Germany (see "Changes in rental regulations” below),
rent levels (including utilities) are limited by rental
regulations.

The risk that the Group’s operating costs and other
costs attributable to the Group’s properties may be
raised is deemed to be high. However, even if the
Group cannot be compensated for such increased
costs through rent increases, regulation in lease
agreements or renegotiation of lease agreements, it
may in short term have a low material adverse effect
on the Group’s results and financial positions and in
long term also have a low material adverse effect on
the Group’s operations.

Project risks

During 2018, the Group invested EUR 349 million in
property development projects, of which EUR 142
million was attributable to apartment upgrades, EUR
77 million was attributable to upgrade of common
areas, EUR 100 million was attributable to
rationalization projects and EUR 29 million was
attributable to property maintenance. The Group has,
as of June 30, 2019, upgraded 45,9 per cent. of its
apartments. By upgrading properties and,
occasionally, individual apartments, the Group can
typically charge higher rent levels. Property valuation
is partly based on estimated rent levels. The value of
the Group’s properties and its rent levels may thus be
adversely affected if the Group cannot carry out prop-
erty development projects due to e.g. lack of funding
or regulatory barriers (see "Financing risk” above and
"Changes in other laws and regulations” below).

Furthermore, the Group has to obtain the necessary
governmental decisions and permits in order to carry
out property development projects. For instance, about
one-half of the Group’s approximately 14,000
apartments in Berlin are located in socially protected
areas where special permits are required for carrying

out upgrades. Increased regulatory requirements have
led to a higher administrative burden for the Group and
inability to complete upgrades with the same high
standard as otherwise. It is likely that the number of
socially protected areas in Berlin will increase, from
current 57 areas to at least over 80 areas, and thus
apply to more of the Group’s properties in Berlin.

Changes in permits, plans, regulations or legislation
may also cause property development projects to be
delayed (resulting in lost rental revenue), become
more expensive to undertake or not to be carried out
at all. Such changes may, for example, prohibit the
Group from upgrading properties and apartments or
from developing properties and apartments in the way
that the Group has planned (see "Changes in other
laws and regulations” below).

Moreover, in order to carry out profitable property
development projects, the Group must be able (among
other things) to retain and recruit competent
construction, project planning, design, architecture
and sales personnel to procure contracts for execution
of the projects on terms acceptable to the Group.

The risk that the Group would not be able to carry out
property development projects due to lack of funding,
regulatory barriers or delays or barriers related to
necessary governmental decisions and permits or
skills and manpower is deemed to be medium.
Considering the Group’s main business is to own and
manage property, it may have a low material adverse
effect on the Group’s operations, results and financial
position if the risk is materialized.

Insurance risk

It is difficult to obtain insurance policies for property
that provide full coverage on various types of disas-
ters, such as terrorist attacks, natural disasters and
war. There are also other factors that may affect the
chances of getting sufficient insurance compensation
to make the Group whole following damage to insured
properties, for example inflation, tax, changes in
construction regulations and environmental concerns.
The Group’s properties are located in some of the
world’s larger and most significant cities, which have
experienced terrorist attacks and natural disasters. In
these cities, the Group’s buildings are often older,
exclusive and may also have been designated with
antiquarian building classification and different forms
of preservation listings. If any of these buildings were
to be damaged, it is uncertain whether they could be
restored to the previous condition and to the same
value. If any of these events where to happen, there is
a risk that the Group’s insurance cover will not fully
replace possibly destroyed properties. However, the
probability of the occurrence of such event is deemed
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to be low. Considering that the Group has properties
in several cities and that it is unlikely that a disaster
would occur in all cities at the same time, the
occurrence of the risk would have a low material effect
on the Group’s operations, results and financial
position.

Legal and regulatory risks

Tax risks

Tax is a significant cost item for the Group. For
example, the Group is taxed on its profits in the
countries where the Group carries out its operations.
Therefore, the Group is affected by the tax rules
applicable from time to time in seven different
countries.

Even though the Group's business activities are
carried out in accordance with the Group's
interpretation of applicable tax laws and regulations,
and in accordance with advice from tax advisors, the
Group's interpretation may be incorrect and such
regulations may change with possible retroactive
effect. Furthermore, future changes in applicable laws
and regulations may affect the assumptions underlying
the Group's current business. Moreover, tax rates may
change in the future and other changes to regulations
may occur that affect the assumptions underlying the
Group’s property ownership, property transactions or
business in general.

Changes in taxes, such as company tax and property
tax, or other public impositions in the countries where
the Group operates could adversely affect the
premises for the Group's operations, including the
ability to carry out development projects. There is a
high risk that tax rates will change in the future or that
other changes will occur in the state and municipal
systems that affect the Group’s property holdings.

On January 1, 2019, new tax regulations entered into
force in Sweden concerning, among other things,
interest deduction limits for the business sector. The
regulations are based on EU Directive 2016/1164
concerning the establishment of rules against tax
avoidance practices that directly affect the functioning
of the internal market and involve a general limitation
on interest deductions in the business sector.
According to the regulations, a company's net interest
expense, i.e. the difference between the company's
taxable interest income and deductible interest
expenses, will only be deductible up to 30 per cent. of
the company's taxable EBITDA (i.e. earnings before
interest, taxes, depreciation and amortization). On
June 30, 2019, the Group had loans, excluding
subordinated hybrid loans of EUR 4,951 million with an
average interest rate level of 2.58 per cent. The

regulations may cause the Group’s final tax allowance,
attributable to interest, to decrease as a result of the
reduced allowance cap, which would result in lower
profits after tax.

The risk of changes in tax legislation or in practice that
result in, for example, changes in the Group’s ability to
make tax depreciations or use loss carry-forwards, is
deemed to be high. Given that the Group is dependent
on tax laws and regulations in a number of countries
and that changes may affect the Group’s tax burden
adversely, the occurrence of the risk could have a
highly material adverse effect on the Group’s
operations, results and financial position.

Changes in rental regulations

The Group’s operations consist of owning and
managing mainly residential property. A negative trend
in rental regulations in one or several countries or
regions where the Group operates may lead to lower
rental revenues, or rents that do not increase to
expected levels which could have an adverse effect on
value of the Group’s property. This is, among other
things, due to the fact that the property valuations
include an assumption that the rent may increase over
time (see “Risk of change in value* above).

As of December 31, 2018, 61 per cent. of the total
value of the Group’s property portfolio was located in
Germany and Sweden (according to the Group’s
calculations), where rental regulations are more
restrictive regarding rent increases among other
things, than the other countries in which the Group
owns property. Given the Group’s large property hold-
ings in these countries, the Group is particularly
exposed to additional regulatory restrictions on rental
increases, and in respect of Germany both on federal
and state level. In Berlin, where the Group owned
property corresponding to 23 per cent. of the total
value of the property portfolio on December 31, 2018,
the Senate has passed a bill according to which rents
will in certain cases not be permitted to be raised at all
during a 5-year period from 2020. The legislation is
likely to enter into force during 2020. In addition, the
Senate plans as of the date of this Prospectus to
implement a rent cap in Berlin with levels lower than
current rent caps. According to German media cover-
age, this may mean rent reductions for current tenants
and lower rents for new tenants. There is a risk that the
plans result in a passed bill which caps the rent for
Akelius’ properties in Berlin, depending on the age of
the apartment and recent modernisation, to EUR 8 per
sgqm per month. Since Akelius’ average rent in Berlin
was EUR 8.30 per sqm per month at the end of June
2019, would such passed bill based on the Senate’s
plans, significantly affect the rental revenue in Berlin.
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The risk of changes in rental regulations which lead to
lower rental revenues that are lower than estimated,
and thereby result in decreased property valuations is
deemed to be medium. Given the Group’s area of busi-
ness and its large property holdings, such regulatory
developments could have a medium material adverse
effect on the Group's operations, results and financial
position.

Changes in other laws and regulations

The Group’s business consists in owning and manag-
ing mainly residential properties, which means that
The Group's business is regulated and affected by
numerous laws and regulatory codes as well as
different processes and decisions relating to such
rules, both at the political as well as the civil servant
level. The Group’s properties are upgraded as part of
Akelius’ real estate management. The regulations that
affect the Group’s business therefore consist of inter
alia, the Swedish Planning and Building Act and
equivalent foreign regulations, construction norms,
safety regulations, rules concerning permissible
building materials, antiquarian building classifications
and different forms of preservation listings. Changes in
these regulations may cause increased costs for the
Group and limit the ability to develop its properties in a
desirable manner.

In order for the Group's properties to be used and
developed as intended (for example through
upgrades), different permits and decisions may also be
required, including, among others, zoning plans and
different forms of land parcelling, which are granted
and given by, municipaliies and governmental
authorities, and which are decided at both the political
and the civil servant level. There is a risk that, in the
future, the Group will not be granted permits or deci-
sions needed in order to use and develop its properties
in a desirable manner. Furthermore, decisions could
be appealed and thus significantly delayed.
Additionally, decision-making practices and political
will or direction may change in the future in a way that
is negative for the Group.

There is a medium risk that changes in laws and codes
of regulations will cause the Group increased costs
and limit of its ability to use and develop its properties
in a desirable manner. Considering the Group’s esti-
mated exposure to such changes in laws and
regulations, they would be deemed to have a low
material adverse effect on the Group's business,
results and financial position.

Disputes relating to property transactions

During the period beginning on January 1, 2018, up to
and including June 30, 2019, the Group acquired 149
properties and divested 94 properties. The Group has

a strategy of acquiring carefully selected properties,
rather than occasionally purchasing large property
portfolios. In comparison with other real property
companies, the Group performs many property
transactions. Due to the Group's high level of activity
in the real estate market, in multiple jurisdictions, there
is a risk that the Group becomes involved in disputes
or is subject to significant claims relating to property
transactions. Such disputes and claims may be time
consuming, interrupt the Group’s daily operations and
result in claims for significant amounts and also cause
significant litigation costs for the Group. The probability
that this risk materializes is deemed to be medium.
Considering that large expenses may occur if the
Group loses one or more disputes concerning property
transactions, it may have a medium material adverse
effect on the Group's results and financial position.

Risks related to EU’s General Data Protection
Regulation

The Group stores personal data and other confidential
information relating to its current and previous
approximately 85,000 tenants in seven countries and
is thus obligated to follow data protection and privacy
legislation where the Group conducts its business. The
Group partly develops and maintains its IT solutions
internally and its strategy is to do this to a greater
extent in the future. Therefore, the Group cannot rely
on third parties with respect to processing personal
data.

The EU's General Data Protection Regulation (EU)
2016/679 ("GDPR”) concerning rules and regulations
for personal data processing and other data protection
and privacy rules in the countries where the Group is
operating limits the Group's abilities to collect and
process personal data relating to, among other things,
its tenants and employees.

The application of GDPR and its implementation in
different national legislation is subject to interpretation
and development. There is a risk that these statutes
will be interpreted and applied in a manner that is not
in line with the Group's current data protection
routines. The Group is thus subject to a risk that
personal data will be used erroneously, lost, disclosed
or processed in violation of the applicable rules
concerning data protection and privacy by the Group
or by a third party (contracted by the Group). However,
the probability that the risk materializes is deemed to
be low.

Sanctions pursuant to GDPR could be comprehensive.
If the Group processes personal data in violation of
GDPR, the Group risks being subject of administrative
fines up to a maximum of the higher of (i) four per cent.
of the Group's total worldwide annual turnover, and (ii)
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EUR 20 million. During the 2018 fiscal year, the
Group’s turnover was EUR 482 million.

Risk factors that are specific and material
to the Shares and the Offering

Volatile share price, etc.

There is a risk that the Shares occasionally are subject
to significant fluctuations with respect to price and
volume that are not necessarily related to the Group's
business or future prospects. Significant fluctuations in
the share price of the Shares may also occur due to
changed perceptions by the stock market concerning
the Group, the Shares and their capped dividend yield,
effects of covenants in the Group’s loan agreements
preventing payment of dividends and different
circumstances and events, such as changes in
applicable laws and other regulations that affect the
Group's operations, results and development. The
stock market may for example consider that the
adopted, proposed and planned changes of the rent
regulation in Germany which imply restrictions
concerning inter alia rent increases may affect the
Group’s business, results and development to such
adverse extent that fluctuations in the share price
occur (see "Changes in other laws and regulations”
and “Changes in other laws and regulations” above).

In addition, may the Group’s results and future
prospects be lower than the expectations of the stock
markets, analysts or investors.

The risk for significant fluctuations in the price of the
Shares is deemed to be medium. In case the risk
materializes, it may result in the price of the Shares
falling to a level that is less than the price of the Shares
in the Offering and the investors incurring a loss when
they sell their Shares.

Shareholders with significant influence, change of
control, etc.
Currently, the Company has ordinary Class A ordinary

shares and preference shares issued. Akelius
Foundation holds (through Akelius Apartments Ltd)
approximately 84.52 per cent. of the issued shares,
both Class A ordinary shares and preference shares,
and approximately 84.95 per cent. of the Company’s
voting rights prior to the completion of the Offering.
Remaining ordinary Class A ordinary shares are held
by Hugo Research Foundation (through Xange
Holding Ltd), consisting of approximately 9.94 per
cent. of the issued shares and approximately 9.99 per
cent. of the Company’s voting rights and Grandfather
Roger Foundation (through Giannis Beta Ltd)
consisting of approximately 4.97 per cent. of the
issued shares and approximately 5.00 per cent. of the

Company’s voting rights. The remaining shares are
held by approximately 18,600 preference
shareholders with approximately 0.57 per cent. of the
issued shares and approximately 0.06 per cent. of the
Company’s voting rights. Even after the Offering has
been completed, the main shareholder will be able to
exert significant influence over the Company and
significant control over questions subject to the
shareholder decision, including, among other things
declaration of dividends on the shares, approving the
income statement and balance sheet, election and
dismissal of Board members, equity increases,
reduction in share capital and changes in the
Company's articles of association. This means that
there is a risk that other shareholders will not be able
to exert any influence over the Company since their
voting rights may be limited. There is also a risk that
the main shareholder will exercise its voting right in a
manner that is less favourable to the minority
shareholders. However, this risk is deemed to be low.

Even after the Offering has been completed, the
holders of ordinary Class A ordinary shares will
together control more than 90 per cent. of the shares.
A shareholder who has a holding of more than 90 per
cent. of the shares in a Swedish limited company has
the right to compulsory redemption to price and terms
and conditions according to the Swedish Companies
Act (2005:551). If the holders of ordinary Class A
ordinary shares add their holdings so that one share-
holder (directly and/or indirectly through subsidiaries)
owns more than 90 per cent. of the Company’s shares,
they may compulsorily redeem other shareholders’
shares (i.e. preference shares and Shares). It is hard
to estimate the probability of that shareholders will
request compulsory redemption, since it is under the
control of the Company’s shareholders. However, the
Company considers the risk of compulsory redemption
to be low.

If the Company's main shareholder — for any reason —
were to reduce its shareholding, this may result in the
control over the Company being transferred to another
current or additional shareholder. However, the risk
that this change of control will occur is considered low.
Such possible change in the controlling ownership
may affect the perception of the Company, which could
result in, among other things, decreased
creditworthiness, and can possibly trigger contractual
terms that will cause agreements that are important to
the Company to be terminated or renegotiated, which
can have a low material adverse effect on the Group's
business, financial position and results.
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The Company’s ability to distribute dividend is
dependent on several factors

The Company may distribute dividends only if there
are profits available for distribution. The size of the
Company’s dividend must appear to be justifiable
considering the Company’s need of equity capital and
the Company's consolidation needs, liquidity and
general position during a given fiscal year. In addition,
the Company's preference shares have priority over
dividends in relation to the Ordinary Shares.
Therefore, there is a risk, deemed to be low, that the
Company’s distributable funds will not be available
during an individual or several fiscal years, which may
have a high material adverse effect on investor’s
dividend yield.

The dividend cap may adversely affect the share
price

The Shares are entitled to a total of five (5) times the
total dividend the Ordinary Shares, but not more than
EUR 0.10 per Share per year, if dividends on the
Company’s Ordinary Shares are paid. The dividend
cap may lead to the perception of the Shares as a
fixed-income product. Even if the Company makes
payments up to the dividend cap, for which there are
no legal obligation nor any agreed or implied yield on
the Shares, the dividend cap may be perceived as a
nominal interest rate. A holder of a fixed interest rate
instrument is exposed to the risk that the price of such
instrument may fall because of changes in the market
interest rate. While the dividend cap is fixed during the
perpetual life of the Shares, the current market interest
rate typically changes on a daily basis. As the market
interest rate changes, the price of a fixed interest rate
instrument changes in the opposite direction. If the
market interest rate for example increases, the price of
such fixed rate instrument typically falls, until the yield
of such fixed interest rate instrument is approximately
equal to the market interest rate. If the market interest
rate falls, the price of a fixed rate instrument typically
increases, until the yield of such fixed rate instrument
is approximately equal to the market interest rate.
Even though the Shares are not subject of a fixed
interest rate, there is a risk, which is deemed to be low,
that there will be changes in the market interest that
adversely affects the market price of the Shares. Given
that changes in the market price of the Shares could
lead to losses for the holders if they sell their Shares,
the risk could have a material adverse effect for the
shareholders if it is materialized.

Dividend cap in terms of lending

The terms and conditions of certain of the Company’s
bond loans includes prevent the Company from
distributing dividends unless certain financial under-
takings (covenants) are fulfilled (see “Financial
undertakings” above). If such financial undertakings

are not met, the Company must, in order to distribute
dividends, obtain approval from the lenders or, as
applicable, the lenders’ agent. Accordingly, there is a
risk, which is deemed to be low, that dividends cannot
be distributed and that the Company does not obtain
necessary approval from the bondholders or the agent.

Currency rate risk, etc. for shareholders

After being listed, the Shares will be traded in EUR at
Nasdaqg First North Growth Market. The Company's
equity capital is reported in EUR and any dividends for
the Shares will be paid in EUR, provided that the
shareholder's income account accepts incoming
payments in EUR. Investors with a reference currency
other than EUR may incur downturns in the value of
EUR in relation to the relevant reference currency.
Investors with a reference currency other than EUR
may also incur additional transaction costs when
converting EUR to another currency.

The risk that the value of EUR falls in relation to the
investor’s reference currency in an extent that have a
material adverse effect for investors’ shareholdings
and potential dividend is deemed to be low. While it is
deemed to be a high risk that depreciation of EUR in
relation to the investor's reference currency will
materialize, which has an adverse effect on investors.
Thus, the adverse effect of the risk being materialized
depends on the extent to which the depreciation of
EUR occurs in relation to the reference currency.

Future share issues may adversely affect the value
of the Shares and lead to dilution

The Group is dependent on external financing, e.g., for
its liquidity, to refinance its debts when they fall due,
for acquisition of property and for property
development (see “Financing risk’ above). The
Company may in the future seek financing on the
capital market through issue of additional shares or
other securities. Such share issue may affect the price
of the Shares negatively and lead to dilution of
economic rights and voting rights if the share issue is
carried out without a right of pre-emption for the
existing shareholders. Provided that the Offering is
fully subscribed and the Upsize Option is fully exer-
cised the Offering will for example mean a dilution of
at most 6.41 per cent. of the shares and 0.68 per cent.
of the votes in the Company to existing shareholders
who choose to not participate in the Offering. The
Company may in the case of any future share issues
choose to use a transaction structure that entails a
dilution which significantly exceeds the dilution effect
in the Offering. Consequently, there is a risk that is
deemed to be medium that future issues will lower the
price of the Shares and/or dilute investors’
shareholding in the Company.
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Offer to acquire class D ordinary shares

The Board of Directors of Akelius intends to resolve to carry out a new issue of the Shares in accordance with
authorization of an extraordinary general meeting in Akelius and to apply for admission to trading of the Shares on
Nasdaqg First North Growth Market. The application is expected to be approved provided that the free float
requirement is met.

The Offering comprises up to 110,000,000 Shares and the end-price in the offer will be set through a bidding
procedure and resolved by the board of directors of Akelius in consultation with Global Coordinators within the
range EUR 1.75-1.85 per Share in the Company (“the Price Range”). Provided that the Offering is fully subscribed
and depending on the the end-price in the Offering, which has been determined through a bidding procedure,
Akelius will raise maximum approximately EUR 203,500,000 and as the lowest approximately EUR 192,500,000
before issue costs."

The Company reserves the right to increase the size of the Offering by up to 110,000,000 Shares, depending on
the demand for the Offering (the “Upsize Option”). Provided that the Upsize Option is fully exercised and that the
Offering is fully subscribed, Akelius will raise up to a total of EUR 407,000,000 and as the lowest approximately
EUR 385,000,000 before issue costs.

The offering price will be set by the Board of Directors of the Company based on an assessment of the markets
demands in respect of returns as well as on recommendation from the Global Coordinators, which was based on
discussions with selected institutional investors, comparison with the market price of other comparable listed
companies, analysis of previous transactions for companies in the same industry, phase of development and size,
prevailing market conditions and assessments of the Company’s business opportunities and profit outlook. The
Offering is directed at the public in Sweden and institutional investors in Sweden and abroad.

Provided that the Offering is fully subscribed and that the Upsize Option is fully exercised the number of Ordinary
Shares in the Company will be increased by 220,000,000 Shares to 3,430,644,746 shares and the share capital
will increase from approximately EUR 187,440,947 to approximately EUR 200,284,788, which corresponds to a
dilution of approximately 6.41 per cent. of the share capital and approximately 0.68 per cent. of the voting rights.

Investors are hereby offered the opportunity to acquire the Shares in accordance with the terms and conditions set
forth in the Prospectus.

Stockholm, September 18, 2019

Akelius Residential Property AB (publ)
Board of Directors

" Akelius estimates that issue costs arising from the Offering will amount to a maximum of approximately EUR 6.6 million and as
the lowest EUR 4.3 million. After deducting issue costs, the Company will raise capital of a maximum of approximately EUR 199.2
million and as the lowest approximately EUR 188.2 million or a maximum of approximately EUR 400.4 million and as the lowest
approximately EUR 378.4 million if the Upsize Option is fully exercised.

Offer to acquire Class D ordinary shares in Akelius Residential Property AB (publ) 16



._W_.._L.....

e

=

-

Hollindische Reihe 2-4, Altona, Hamburg

1L

Offer to acquire Class D ordinary shares in Akelius Residential Property AB (publ) 17



Background and reasons

Akelius is a Swedish residential property company. The business started in 1994 and the Company has since grown
to comprise 47,436 apartments as of June 30, 2019, with a total property value of approximately EUR 12.2 billion.
The Company owns properties in Berlin, Hamburg, Munich, Stockholm, Malmé, New York, Boston, Washington
D.C., Toronto, Montreal, London, Paris and Copenhagen and had, as of June 30, 2019, 1,403 employees. As of
June 30, 2019, the Company’s largest markets were Berlin and Stockholm and corresponded to 24 per cent.
respectively 13 per cent. of the total property value. The Company’s main focus is to own and manage residential
properties in growing metropolitan cities in attractive and sought-after locations.

Tenants are increasingly demanding rental apartments of a standard equal to that of newly produced
condominiums. The Company is meeting this demand with upgrades of apartments, fagades, entrances and
stairwells of higher quality and an enhanced level of service according to the Company’s Better Living concept.
Akelius had as of June 30, 2019, 21,772 upgraded apartments.

Since the founding in 1994, the Company has reinvested profits in the business and in so doing achieved rapid
growth. In order to maintain the rapid growth rate, the Company normally seeks complementary acquisitions in large
cities where growth is strong and risk is low.

In light of the above and the Company’s ambition to achieve a rating of BBB+ or better, the board of directors of
Akelius intends to resolve to carry out a new issue of the Shares. Provided that the Offering is fully subscribed and
depending on the end-price in the Offering, which has been determined through a bidding procedure, the new issue
amounts to a maximum of approximately EUR 203.5 million and as the lowest approximately EUR 192.5 million or
a total maximum of approximately EUR 407.0 million and as the lowest approximately EUR 385.0 million if the
Upsize Option is fully exercised. The net amount that the Company obtains from the Offering amounts to maximum
approximately EUR 199.2 million and as the lowest approximately EUR 188.2 million or a total maximum of
approximately EUR 400.4 million and as the lowest EUR 378.4 million if the Upsize Option is fully exercised. The
net amount that the Company obtains from the Offering is planned to be used to repay capital that rating agencies,
in whole or partly, classify as debt. This will support capital raising and growth through acquisitions of companies
and properties.

In other respects, please refer to the contents of the Prospectus, which has been prepared by the Board of Directors
of Akelius by reason of the Offering in connection to admission to trading of the Shares on Nasdaq First North
Growth Market.

The board of directors of Akelius accept responsibility for the contents of the Prospectus. To the best of the
knowledge and belief of the board of directors (who have taken all reasonable care to ensure that such is the case),
the information contained in the Prospectus is in accordance with the facts and does not omit anything likely to
affect the import of such information.

Stockholm, September 18, 2019

Akelius Residential Property AB (publ)
Board of Directors
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The Shares and the Offering in brief

Summary of terms and conditions applicable to the Shares and the Offering

Price Range: The price per share in the Offering will be set within the Price Range EUR 1.75-1.85 per share.

Dividend: The Company’s preference shares have preferential rights to distribution of profits over the
Company’s Ordinary Shares. After dividends on preference shares have been distributed in their
entirety, a general meeting of shareholders may resolve upon distribution of profits on the
Ordinary Shares. If a dividend on Ordinary Shares is resolved, the Shares shall have the annual
right to five (5) times the total dividend on Class A ordinary shares, capped at a maximum of
EUR 0.10 per Class D ordinary share per year (the “Dividend Cap”). The Shares issued in the
first issue of the Shares shall have the right to dividends from the first annual general meeting
held after such shares have been registered at Bolagsverket (The Swedish Companies
Registration Office). Payment of dividends on the Shares shall be made quarterly. Record dates
for dividends will be February 5, May 5, August 5 and November 5. If such a record date is not a
banking day, the record date shall be the closest preceding banking day. Payment of dividends
on the Shares shall be made on the third banking day after the record date. If no dividend has
been distributed on the Shares, or if only a dividend that is less than the Dividend Cap has been
distributed, the Dividend Cap shall be increased by an amount equal to the difference between
the Dividend Cap and the amount distributed (the “Shortfall Amount”) until the Shortfall Amount
has been paid.

Voting rights: Each Class D share shall carry a right to one-tenth (1/10) of one vote.
Dissolution of the In the event of dissolution of the Company, preference shares shall have preferential rights over
company. Ordinary Shares to receive from the Company’s assets an amount per preference share equal

to 125 per cent. of the amount in SEK that was paid for each preference share in the first issue
of preference shares (the “First Subscription Price”) together with (i) any retained amount on
account of previously omitted payments on the preference shares, adjusted upwards by the
annual interest, (ii) any accrued portion of the distribution on the preference shares before
distributions are made to owners Ordinary Shares. Preference shares shall not otherwise carry
any entitlement to a share of distribution.

Distribution of remaining assets shall be made pro rata among the Ordinary Shares, The right to
such distribution carried by the Shares shall be limited to the volume-weighted average amount
that was paid for each Class D ordinary share upon subscription for such share. The Shares
shall not otherwise carry any entitlement to a share of distribution.

Listing: The Shares will be admitted to trading on Nasdaq First North Growth Market.
Other: :I&Eel'terms and conditions applicable to the Shares are governed by the Articles of Association of
elius.

P bl el 3 A I 2 up, 2 E. e Bl
Katarina Bangata 75, Stockholm (property: Stockholm Vitbetan 29)
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Terms and conditions

The Offering

The Offering comprises up to 110,000,000 Shares and is
divided into two parts:

e  The Offering to the public in Sweden'’
o The Offering to institutional investors in
Sweden and abroad?

The outcome of the Offering is expected to be
announced in a press release on or near October 4,
2019.

Upsize Option

The Company has reserved the right to increase the size
of the Offering by up to 110,000,000 Shares, depending
on the demand for the Offering.

Allocation of the Shares

Allocation of the Shares to the respective parts of the
Offering will be determined in accordance with the
demand. The allocation will be decided by the Board of
Directors of Akelius in consultation with the Global
Coordinators.

Bidding procedure

To reach a marketable pricing of the Shares in the Offer,
institutional investors will be given the opportunity to take
part in a bidding procedure (so called book building) by
submitting applications.

The bidding procedure begins September 19, 2019, and
lasts to and including October 3, 2019. The price per
Share in the Offering will be determined based on an
order book prepared in the bidding procedure. The
bidding procedure for institutional investors may be
terminated earlier than the date set out in the
Prospectus. Notice regarding such termination will be
advised in a press release.

Offering price

The offering price will be set by the board of directors of
Akelius in consultation with the Global Coordinators to a
range of EUR 1.75-1.85 per Share in the Company and
is expected to be announced on or near October 4, 2019,

" “The public” refers to natural persons and legal persons that
apply to acquire a maximum of 54,000 Shares.

2 “Institutional investors” refers to natural persons and legal
persons that apply to acquire more than 54,000 Shares.

in a press release. No commission will be charged. The
Price Range is the same for institutional investors and
the public and is based on a number of factors. These
factors include discussions with selected institutional
investors carried out during a period of market sounding
prior to publication of the Offering, comparison with the
market price of other comparable listed companies,
analysis of previous transactions for companies in the
same industry, phase of development and size,
prevailing market conditions and assessments of the
Company’s business opportunities and profit outlook.

Application

Offer to the public in Sweden

Application to acquire Shares within the framework of the
Offering to the public shall be made during the period of
September 19—October 2, 2019. The Board of Directors
reserves the right to extend the application period. Any
such extension will be publicly announced before the end
of the application period.

Applications from the public to acquire Shares shall be
made for a minimum of 300 Shares and a maximum of
54,000 Shares in even lots of 50 Shares.® Applications
from the public in Sweden can be made to Swedbank or
Avanza. Please note that applications are binding. Only
one application per person is permitted and only the last
application received by Swedbank and Avanza will be
processed. Applications will thus not be aggregated.

Application via Swedbank

Parties that apply to acquire shares (the “Acquirer”)
must have a securities deposit account or investment
savings account (“Securities Custody”’) and a cash
settlement account with Swedbank or savingsbank. The
cash settlement account (in SEK) which is specified for
payment must be controlled by the party that applies to
acquire Shares. If you do not have a Securities Custody
or cash settlement account with Swedbank or
savingsbank, you may open one via
www.swedbank.se/privat/kunderbjudanden/ using your
Swedish Bank-ID (the information on the website is not
part of the Prospectus).

Liquid funds in SEK for payment of allotted Shares shall
be available on the cash settlement account with
Swedbank or savingsbank no later than October 8, 2019

3 Parties that apply to acquire more than 54,000 Shares must
contact Swedbank as instructed under section “Application —
Offer to institutional investors”.
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01:00 (1:00 AM) CET. Funds may be reserved and
debited earlier from the cash settlement account if there
are sufficient unreserved funds available, but no earlier
than October 4, 2019. Payment of allotted Shares will be
made in SEK from the cash settlement account.

Since the offering price will be set in EUR and payment
of the issue proceeds to the Company shall be made in
EUR, Swedbank will, after the Board of Director’s
resolution about allotment, make a currency exchange
EUR/SEK equivalent to the amount in EUR which been
allotted to applications from the public that have been
received by Swedbank in the Offering. When reserving
and debiting liquid funds in SEK from the cash settlement
account, Swedbank will apply the average exchange rate
EUR/SEK payed by Swedbank when carrying out above
described currency exchange (without any additional
fees). The average rate will be rounded off upwards to
two decimals, wherein for example SEK 0.002 is rounded
off to SEK 0.01. The currency exchange will be carried
out in accordance with FX Global Code. The average
rate will be specified on the contract note that is
estimated to be sent around October 4, 2019.

If the Acquirer wishes to trade in the Shares on the first
day of trading shall liquid funds in SEK for payment of
allotted Shares be available on the cash settlement
account with Swedbank or savingsbank no later than
01:00 (1:00 AM) CET on the allotment date, October 4,
2019. Funds in the Acquirer's cash settlement account
will be reserved and the Acquirer’s allotted Shares will
become available for trading. The reserved funds in SEK
will be debited the cash settlement account on the
settlement date. This will be done so that it is possible for
allotted Shares to be available in the Acquirer's
Securities Custody on October 8, 2019.

Customers of Swedbank or savingsbank may apply via
the internet banking service, mobile banking service,
Customer Service Centre — Private/Corporates, a
financial adviser or personal broker, or in person at any
Swedbank or savingsbank office.

The application form is available on Akelius’ website,
www.Akelius.com and on Swedbank's website, on the
prospectus page, www.Swedbank.se/prospekt (the
information on the websites is not part of the Prospectus,
except for any information incorporated by reference as
set forth in the section “Incorporation by reference”.

Applications can also be made using the specially
prepared application form and be submitted in person to
any Swedbank or savingsbank branch in Sweden for
registration, or sent by standard mail to:

Swedbank AB (publ)
Emissioner C85
105 34 Stockholm, Sweden

Application forms that are received past the deadline, are
incomplete, or are incorrectly filed out may be
disregarded. No changes or additions to preprinted text
are permitted.

Applications must be received by Swedbank no later
than 17:00 CET on October 2, 2019. Note that some
bank branches close before 17:00 (5:00 PM) CET.

Application via Avanza

Custody account customers of Avanza can also apply via
Avanza’s internet service. Instructions are available on
www.avanza.se. If you do not have a Securities Custody
at Avanza, you may subscribe for such custody at
Avanza with Bank-ID via www.avanza.se/bli-kund (the
information on the website is not part of the Prospectus).
Applications via Avanza'’s internet service may be made
from September 19, 2019 until 17:00 (5:00 PM) CET on
October 2, 2019. Liquid funds for payment for allotted
Shares must be available in the custody account during
the period beginning at 17:00 (5:00 PM) CET on October
2, and until the settlement date on October 8, 2019.

Mandatory NID number for natural persons

A National Identification Number or National Client
Identifier (NID number) is a global identification code for
private individuals. Under the Directive 2014/65/EU of
the European Parliament and of the Council ("MiFID II”),
all natural persons are required as of January 3, 2018, to
have an NID number and this number must be stated in
order to carry out a securities transaction. If an NID
number is not stated, Swedbank may be prevented from
executing the transaction on behalf of the natural person
in question. If you only have Swedish citizenship, your
NID number is “SE” followed by your civic registration
number. If you are a citizen of one or more countries in
addition to Sweden or are not a Swedish citizen, your
NID number may be a different type of number. Contact
your bank branch for more information about how to
obtain an NID number. Remember to determine your NID
number well in advance as the number must be stated
on the application form.

Mandatory LEI code for legal persons

A Legal Entity Identifier (LEI) is a global identification
code for legal persons. According to MIFID II, legal
persons must as of January 3, 2018, have a LEI code to
carry out a securities transaction. If there is no LEI code,
Swedbank is not permitted to execute the transaction on
behalf of the legal person in question. Acquirers that
need to obtain a LEI code to acquire Shares in the
Company may seek help from any provider in the market.
Remember to apply for registration of a LEI code well in
advance, as the code must be stated on the application
form. A list of approved institutions for the global LEI
system can be accessed via this link: www
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gleif.org/en/aboutlei/how-to-get-an-lei-find-lei-issuing-
organizations (the information on the website is not part
of the Prospectus). More information about LEI
requirements is available online, including on
Swedbank's website, www.swedbank.se/privat/spara-
och-placera/mifid/lei and Finansinspektionen’s website,
www.fi.se (the information on the websites is not part of
the Prospectus).

Offer to institutional investors in Sweden and abroad
Applications to acquire Shares within the framework of
the Offering to institutional investors may be made during
the period of September 19, up to and including October
3, 2019. Applications from institutional investors in
Sweden and abroad must be made to the Global
Coordinators (as separately instructed).

Applications must be received by Global Coordinators no
later than 17:00 (5:00 PM) CET on October 3, 2019. The
Board of Directors reserves the right to curtail or extend
the application period. Such curtailment or extension will
be publicly announced before the end of the application
period.

Allotment

Allotment of Shares will be decided by the Board of
Directors of Akelius in consultation with the Global Coor-
dinators, where the objective is to achieve a strong
institutional ownership base and wide distribution of the
Shares among the public in order to facilitate regular and
liquid trading in Akelius’ Shares on Nasdaq First North
Growth Market.

Offer to the public in Sweden

The allotment is not dependent upon when the
application is submitted during the application period. In
the event of oversubscription, fewer Shares than applied
for may be allotted, in which case the allotment may be
made entirely or in part through random selection, or no
Shares may be allotted. Allotment to investors that
receive Shares will primarily occur in such a way that a
specific number of shares is allotted per application. This
number may be lower than the minimum number of
Shares required on an application according to the terms
and conditions. Potential allotment in addition to this will
be made at a specific, equal for all, percentage of the
excess number of the Shares to which the application
refers and will be made only in even lots of 50 the
Shares. Notwithstanding the above mentioned, business
partners, employees (see details below) and other
parties related to Akelius and customers of Swedbank
and savingsbank may receive special consideration in
the allotment. Allotments may be made to employees of
the Global Coordinators, but these will not be prioritized.
In such cases, allotment will proceed in accordance with
the rules of the Swedish Securities Dealers Association
and Finansinspektionen’s regulations.

Offer to institutional investors

In connection with decisions on allotment of Shares
within the framework of the Offering to institutional
investors in Sweden and abroad, the objective will be,
as mentioned above, to achieve a strong institutional
ownership base for Akelius. Allocations among the
institutions that have submitted applications will be
entirely discretionary.

Notice of allotment and payment
Offer to the public in Sweden
The public’s applications received by Swedbank

Allotment is estimated to occur on or near October 4,
2019. Immediately thereafter, contract notes will be sent
to persons who have been allotted shares. Persons who
have not been allotted Shares will not be notified.

Liquid funds in SEK for payment for allotted Shares must
be available in the cash settlement account with
Swedbank or savingsbank no later than 01:00 (1:00 AM)
CET on the settlement date, October 8, 2019. Funds may
be reserved and debited earlier from the cash settlement
account if there are sufficient unreserved funds available,
but no earlier than October 4, 2019. If the Acquirer
wishes to trade in the Shares on the first day of trading,
liquid funds in SEK for payment of allotted Shares must
be available in the cash settlement account in Swedbank
or savingsbank no later than 01:00 (1:00 AM) CET on the
allotment date, October 4, 2019. Funds in SEK in the
Acquirer’s cash settlement account will be reserved and
the Acquirer’s allotted Shares will become available for
trading. The reserved funds in SEK will be debited from
the account on the settlement date. This will be done so
that it is possible for allotted Shares to be available in the
Acquirer’s Securities Custody October 8, 2019.

Applications received by Avanza

In order to avoid losing the right to an eventual allotment,
liquid funds for payment for allotted Shares must be
available in the account with Avanza from October 2,
2019 17:00 AM CET to, and including, the settlement
date October 8, 2019. The applicants who have applied
through Avanza’s internet service will receive a
statement regarding allotment of Class D ordinary shares
on simultaneous charge of liquid on the applicants’
custody. The estimated date for receiving this statement
is October 4, 2019. The Acquirer’s allotted Shares will be
available as of the first trading day October 4, 2019.

Offer to the institutional investors
Institutional investors will in a separate procedure

receive notice of allotment around October 4, 2019,
where after transaction notes are dispatched. Full
payment for allotted shares shall be paid in cash no later
than October 8, 2019.
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Insufficient and incorrect payment

Note that if full payment is not made on time, allotted
Shares may be allotted to another party or sold. If the
selling price in connection with such a transfer is less
than the offering price, the party that received an
allotment of Shares in the Offering may be held
responsible for the difference.

If an incorrect amount is paid, the excess amount will be
refunded. No interest will be paid on excess amounts.

Registration and reporting of allotted and paid
Shares

Allotted and paid Shares are expected to be registered
for private (retail) and institutional investors by Euroclear
on or near October 8, 2019. Thereafter, Euroclear will
send a securities statement showing the number of
Shares registered to the recipient’s securities account or
service account. Notifications to shareholders whose
holdings are nominee-registered will be made in
accordance with the respective nominee’s procedures.

Publication of the outcome of the Offering

The outcome of the Offering is expected to be
announced in a press release on or near October 4,
2019. All press releases related to the Offering will be
posted on Akelius’ website, www.Akelius.com (the
information on the website is not part of the Prospectus,
except for any information incorporated by reference as
set forth in the section “Incorporation by reference”).

Application of listing on Nasdaq First North
Growth Market

The Company’s Board of Directors intend to apply for
admission to trading of the Shares hares denominated in
EUR on Nasdaq First North Growth Market. The
application is expected to be approved provided that the
free float requirement is met and the first day of trading
is estimated to be on or near October 4, 2019. After
payment for Shares allotted within the framework of the
Offering has been processed by Swedbank, paid shares
will be transferred to the custody account instructed by
the Acquirer. Due to the time required for transfer of paid
Shares to such an Acquirer, the Acquirer may not have
such Shares available in the instructed custody account
until on or near October 9, 2019. The circumstance that
Shares may not be available until on or near October 9,
2019 may mean that the Acquirer will be unable to sell
these Shares on the first day of trading, but only when
the Shares are available in the instructed custody
account. This will not apply, however, if the custody
account instructed on the application form is registered
with Swedbank or savingsbank. See the section “Notice
of allotment and payment’ for further information.

Trading in the Shares

The trading will start before the conditions for execution
of the Offering are met, see also the section “Terms and
conditions for execution of the Offering”. The trading will
be conditional upon that the conditions are met and the
Offering may not be executed until this has been done. If
the Offering is not executed, any delivered Shares must
be returned and potential payments shall be refunded.
Registration of the new issue with
Bolagsverket

Pursuant to authorization granted by the extraordinary
general meeting of shareholders in the Company held
September 2, 2019, the Board of Directors of Akelius
intends to resolve on a new issue of the amount of
Shares which have been registered for acquisition in
connection with the Offering as set forth in the
Prospectus. The new issue is expected to be registered
at Bolagsverket (the Swedish Companies Registration
Office) around October 4, 2019. For technical issue
reasons, the Shares will be subscribed for by Swedbank.
The Shares covered by the Offering will thus be issued
at a price of approximately EUR 0.06 per share (the par
value of the share). Thereafter, Swedbank will pay an
unconditional shareholder’s contribution equal to the
remainder of the offering price (less certain transaction
costs). Eligible investors who acquire shares have in so
doing accepted that the offering price paid accrues to the
Company in these two parts. The terms and conditions
are imposed to ensure that Shares can be delivered to
eligible investors in accordance with the timetable of the
Offering.

Dilution effect resulting from the Offering

If the Offering is fully subscribed, share capital will
increase by EUR 6,421,920, the number of shares will
increase by 110,000,000 and the number of votes will
increase by 11,000,000. Share capital will thus amount
to EUR 193,862,867 distributed among a total of
3,320,644,746 shares and 3,204,692,701 votes,
comprising 18,835,606 preference shares (correspond-
ing to 1,883,560 votes), 3,191,809,140 Class A ordinary
shares (corresponding to 3,191,809,140 votes) and
110,000,000 Shares (corresponding to 11,000,000
votes). Subsequent to the Offering, the par value will be
approximately EUR 0.06 per share. If existing share-
holders do not take part in the Offering, the above entails
a dilution effect for existing shareholders of
approximately 3.31 per cent. as regards the share capital
and approximately 0.34 per cent. of all voting rights in the
Company.

If the Offering is fully subscribed and the Upsize Option
is fully exercised, share capital will increase by EUR
12,843,840, the number of shares will increase by
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220,000,000 and the number of votes will increase by
22,000,000. Share capital will thus amount to EUR
200,284,788 distributed among a total of 3,430,644,746
shares and 3,215,692,701 votes, comprising 18,835,606
preference shares (corresponding to 1,883,560 votes),
3,191,809,140 Class A ordinary shares (corresponding
to 3,191,809,140 votes) and 220,000,000 Shares
(corresponding to 22,000,000 votes). Subsequent to the
Offering, the par value will be approximately EUR 0.06.
If existing shareholders do not take part in the Offering,
the above entails a dilution effect for existing
shareholders of approximately 6.41 per cent. as regards
the share capital and 0.68 per cent. of all voting rights in
the Company.

The net worth value per share as of June 30, 2019, was
approximately EUR 3.8 before the Offering. If the Offer-
ing is fully subscribed, the net worth value will amount to
approximately EUR 3.7 per share, provided that a final
price in the Offering is equivalent to the centre of the
Price Range. If the Offering is fully subscribed and the
Upsize Option is fully exercised, the net worth value will
amount to approximately EUR 3.6 per share, provided
that a final price in the Offering is equivalent to the centre
of the Price Range.

Right to dividends and voting rights

The class D ordinary shares carry a right to dividends in
EUR as of the 2020 annual general meeting. Any
dividends will be paid following a resolution by a general
meeting of shareholders. Payment of dividends will be
administered by Euroclear or, for nominee-registered
shareholdings, in accordance with the procedures of the
respective nominee. Rights to dividends accrue to
shareholders found in the register of shareholders kept
by Euroclear on the record date set by the annual
general meeting. See also “Share capital and ownership
structure”.

Each Class D share shall carry a right to one-tenth (1/10)
of one vote.

Terms and conditions for execution of the
Offering

The Offering is conditional upon that (i) Akelius and the
Global Coordinators finalize an agreement on the place-
ment of the Shares on or near October 4, 2019, (the
“Placing Agreement”), (ii) that certain conditions in the
Placing Agreement are met, (iii) that the Placing
Agreement is not terminated and (iv) that interest in the
Offering is assessed by the Global Coordinators as
sufficiently large to achieve effective trading in the
Shares. See also the section “Legal considerations and
supplementary information.” If the Offering is withdrawn,
this will be announced through a press release no later
than the morning of October 4, 2019, and applications

that have been received will be disregarded and any paid
settlement will be refunded.

Prospectus and application form

The Prospectus and application form are available from
Akelius and Swedbank. The Prospectus and application
form are also available on Akelius’ website,
www.Akelius.com, Swedbank’s website, on the
prospectus page, www.swedbank.se/prospect and on
Avanza’s website, www.avanza.se. The Prospectus is
also available on Finansinspektionen’'s website,
www.fi.se (The information on the websites is not part of
the Prospectus, except for any information incorporated
by reference as set forth in the section “Incorporation by
reference”).

Information about the processing of
personal data

Parties that acquire Shares in the Offering will provide
personal data to Swedbank or Avanza. Personal data
submitted to Swedbank or Avanza will be processed in
computer systems to the extent required to provide
services and administer customers’ affairs within
Swedbank or Avanza. Personal data obtained from
parties other than the customer whose personal data is
processed may also be processed. The personal data
may also be processed in the computer systems of
companies with which Swedbank collaborates. Infor-
mation about processing of personal data is available on
Swedbank’s website. You may also contact a customer
service center or branch office of Swedbank, relevant
savingsbank or Avanza. Address details may be
obtained by Swedbank through automated data
processing by Euroclear Sweden.

Other information

The fact that Swedbank is the financial adviser and issu-
ing institution in connection with the Offering does not
imply that any party that has applied to acquire shares in
the Offering is viewed as a customer of the bank. The
Acquirer is viewed as a customer of Swedbank only if the
Acquirer has received advice about the investment from
Swedbank or has otherwise been contacted directly by
Swedbank regarding the investment, or if the Acquirer is
already a customer of Swedbank. The consequence of
the fact that the Acquirer is not viewed as a customer is
that the rules on investor protection set forth in the
Swedish Securities Market Act (2007:528) will not be
applied to the investment. The implications of this include
that neither client categorization nor any suitability
assessment will be performed. The Acquirer is thus
personally responsible for having sufficient knowledge
and experience to understand the risks associated with
the investment.
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Market overview

The information related to market development and Akelius’ market position in relation to the competition that is
provided in the Prospectus is Akelius’ overall estimate and is based on both internal and external sources. The
sources upon which Akelius has based its assessment are cited in the text of the information as they occur. In
addition, Akelius has made several assumptions in the Prospectus regarding its industry and competitive position
in the industry. These assumptions are based on the Company’s experience and internal analyses of market
conditions. Akelius cannot guarantee that any of these assumptions are reliable or that they accurately reflect its
market position in the industry and none of the Company’s internal analyses or information has been verified by
independent sources, which may have estimates or opinions concerning industry-related information that differ from
those of the Company. Market and business information may contain estimates concerning future market
development and other forward-looking information. Forward-looking information does not imply any guarantee
concerning future operating results or development and actual outcomes may vary significantly from the statements
made in the forward-looking information.

Information that has been sourced from a third party has been accurately reproduced and as far as the Company
is aware and is able to ascertain by comparison with other information published by that third party, no facts have
been omitted which would render the reproduced information inaccurate or misleading.

Introduction

Akelius is a Swedish company with focus on residential properties in attractive and sought-after locations in growing
metropolitan cities. Akelius owned 47,436 apartments as of June 30, 2019, and is one of the largest listed housing
companies in Europe. The apartments are located in New York, Boston, Washington D.C., Toronto, Montreal, Paris,
London, Berlin, Hamburg, Munich, Copenhagen, Stockholm and Malmd, which are among the markets Akelius has
assessed as having best conditions for long-term growth.

Population growth is occurring primarily in metropolitan regions due to ongoing urbanization around the world.
Population growth is highly significant to housing demand. Most jobs are created and population growth is greatest
in regions of high economic growth. Larger regions also usually have more advanced economies with companies
in numerous industries and a wider selection of cultural, commercial and educational opportunities.

A brief description of the markets and property segments in which Akelius does business follows. The Company's
main markets are Germany, which as of June 30, 2019, accounted for 37 per cent. of the total value of the property
portfolio, and Sweden, which accounted for 21 per cent (according to the Group’s calculations).

Germany

General
Germany is the most populous country in the EU, with a population of approximately 83 million at the end of 2018.°

In addition to the large population, Germany is the largest economy in Europe in terms of nominal GDP and the
fourth largest economy in the world.®

There is a large housing shortage in Germany in growing cities and the gap between supply and demand is expected
to remain wide in forthcoming years. If housing demand since 2009 is aggregated with newly constructed residential
units, there is a shortage of approximately 1 million units, particularly in the large cities. The strong demand for
housing is due primarily to high population growth in the metropolitan regions and a strong labour market. Conse-
quently, house prices and rents are expected to continue rising. Rents for new build and existing housing continued
to increase in 2018 but at a slightly lower rate than in 2017. While this may be regarded as a countermovement to
the strong uptrend of previous years, discussions surrounding stricter rent control laws may also have had an effect.”

5 Destatis, Statistisches Bundesamt.
8 The World Bank, Gross Domestic Product 2018.
" Deutsche Bank, German Property and Metropolis Market Outlook 2019 (March 2019).
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Facts Germany

Population (2018) 83,019,200
Global ranking, GDP 4 of 205
GDP growth 2018, per cent. 1.4
GDP growth 2019E, per cent. 0.5
GDP growth 2020E, per cent. 1.5
Unemployment 2018, per cent. 3.3

Sources: The World Bank and the European Commission
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*) With Germany means the whole country. The purpose of the figure is to show the historical aggregated development for
residential rent in relation to office rent in entire country.

Sources: Riwis Immobilien Markt Daten (Bulwiengesa) and the World Bank.

Economic trends
GDP performance

GDP growth in Germany was 1.4 per cent for the full year 2018. However, according to the Destatis, GDP in the
second quarter of 2019 was down 0.1 per cent compared to the previous quarter when BNP growth was 0.4 per
cent. The decline was mainly due to that the downturn in industry intensified slightly on the back of decreased
foreign demand. A contributing factor was the date of Brexit in the United Kingdom, initially scheduled for the end
of March, led to substantial stockpiling in the first quarter. Exports to the United Kingdom were therefore especially
weak in the second quarter. The German central bank, Bundesbank, estimates that the German economy will
continue to fall slightly in the third quarter of 2019, mainly due to the continued downturn in industry.8

Labour market

The German labour market is strong with unemployment of 3.0 per cent. in July 2019, down from July 2018 when
unemployment was 3.4 per cent. Labour shortages are expected to lead to higher wages and wage growth is
expected to persist in the next few years. With moderate inflation, this trend should further improve disposable
income and thus support growth in household spending.® In light of this, the European Commission estimates that
unemployment will fall somewhat in 2019 and 2020, with an estimated unemployment rate of 3.1 per cent. in 2019
and 2.7 per cent. in 2020.°

Inflation and interest rates

According to Deutsche Bundesbank, the central bank of Germany, inflation is expected to weaken in 2019 to 1.4
per cent. from 1.9 per cent. in 2018, due to lower energy prices. Rising prices are forecast for other goods and
services, however, as a result of rising import prices and persistent wage pressure. Inflation excluding energy and

8 Destatis, Statistiches Bundesamt and Deutsche Bundesbank, Monthly Report August 2019.
9 Eurostat, and European Commission, European Economic Forecast May 2019.
' Eurostat, and European Commission, European Economic Forecast May 2019.
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food is consequently expected to rise from 1.3 per cent. in 2018 to 1.7 per cent. in 2021 according to the
Bundesbank's forecasts.!!

The European Central Bank (ECB) is responsible for pursuing the Union’s monetary policy jointly with the national
central banks in the Member States whose currency is EUR. The main objective is to maintain price stability. The
monetary policy stance can naturally vary from one country to another, but generally speaking the ECB’s primary
purpose is to create good conditions for economic growth, including by maintaining low and stable inflation.?

At the ECB's latest monetary policy meeting on June 6, 2019, the Governing Council decided to leave the interest
rate on the main refinancing operations unchanged at 0.00 per cent. The ECB also announced that it expects key
interest rates to remain unchanged at least through the first half of 2020 and as long as necessary to ensure the
continued convergence of inflation to levels that are close to the 2 per cent. target over the medium term.'3

Rental market
The rental growth for Akelius in Germany has in average increased with 5.7 per cent. per year during 2016-2018.

The parties to a new rental agreement can generally agree on the rent freely. In cities such as Berlin where there
is a large demand surplus, the initial rent (the rent when a tenant moves in) is capped at the higher of the previous
rent (the rent when an existing tenant moves out) and ten per cent. above the rent table publicated by the valuation
board in Berlin. The rent cap does not apply to extensively modernized or renovated residential units. In leases
arranged by Akelius since 2012, the rent is index-linked to reflect changes in the Consumer Price Index. For leases
that are not indexed, the rent is adjusted through comparison with the Mietspiegel (the “Rent Mirror”). Rent increases
on this basis are capped at 15 per cent. over a three-year period. In addition, landlords are permitted to raise the
rent for an existing lease by 8 per cent. of the modernization cost of the building. However, the Berlin Senate voted
on June 18, 2019, to freeze rents for five years. The law is likely to be enacted in 2020 (see also “Changes in
tenancy law and regulations” under “Risk factors”)." Further, the Senate plans as of the day of this Prospectus to
implement a rent cap in Berlin with levels lower than current rent caps. According to German media coverage, this
may mean rent reductions for current tenants and lower rents for new tenants. There is a risk that the plans results
in a passed bill which caps the rent for Akelius’ properties in Berlin, depending on the age of the apartment and
recent modernisation, to EUR 8 per sqm per month. Akelius’ average rent in Berlin was EUR 8.30 per sqm per
month at the end of June 2019. In the event of the legislation being implemented and in those levels as indicated
in the media coverage, this would mean approximately EUR 22 million in lowered rent per year for Akelius in Berlin.®

Berlin

With a population of about 3.6 million at the end of 2018, Berlin is the largest city in Germany and presents a
plethora of opportunities for young, highly educated professionals. Berlin is also one of the fastest-growing cities in
Europe, with average population growth of about 1.3 per cent. for the past five years.'® Rents in Berlin are growing
rapidly, but rent levels are still somewhat lower than in other world metropolises. Many areas in Berlin are
undergoing gentrification and property quality improvements are ongoing.'” The Berlin property market is liquid and
parties ranging from multinational firms to individual tenants want to acquire apartments.'®

Facts Berlin Germany
Population (2018) 3,644,826 83,019,200
Annual population increase, 2008—-2018, per cent. 0.6 0.1
Annual population increase, 2013—-2018, per cent. 1.3 0.6
Annual population increase, 2015-2018, per cent. 1.2 0.3

Sources: Amt fiir Statistik, Berlin-Brandenburg och Destatis, Statistiches Bundesamt.

" Deutsche Bundesbank, Monthly Report June 2019.

2 European Central Bank.

3 European Central Bank, press release, June 6 2019.

4 Berliner Mieterverein and Biirgerliches Gesetzbuch.

> Senate Administration for Urban Development.

6 Amt fur Statistik, Berlin-Brandenburg och Destatis, Statistisches Bundesamt.

7 BerlinHyp & CBRE, Housing Market Berlin 2018 (Q1 2018). [Where market data and commentary are sourced from CBRE
market research reports, it should be noted that while CBRE has obtained the information from sources believed to be reliable
and do not doubt its accuracy, CBRE has not verified such information and makes no guarantee, warranty or representation about
it. The accuracy and completeness of such information must be confirmed independently.]

'8 Deutsche Bank, The German Housing Market 2018.
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Hamburg

With its 1.8 million inhabitants at the end of 2018, Hamburg is the second-largest city in Germany and has had
average annual population growth of about 1.1 per cent. for the past five years.'® The largest port in Germany is in
Hamburg.?? Centuries of international trade have made the city one of the richest regions in Europe. There are large
parks spread across the city. The Alster Lakes, the canals and the Elbe river provide proximity to water. Hamburg
is growing and Hafen City is one sign of that. Parts of the port have been converted here to city districts designed
for living, working, culture and leisure.?' Akelius sold 47 apartments in 2018 with an average sales price of EUR
5,517 per sqm and a gross profit above 37 per cent.??

Facts Hamburg Germany
Population (2018) 1,841,179 83,019,200
Annual population increase, 2008-2018, per cent. 0.4 0.1
Annual population increase, 2013-2018, per cent. 1.1 0.6
Annual population increase, 2015-2018, per cent. 1.0 0.3

Sources: Statstikamt Nord och Destatis, Statistisches Bundesamt.

Munich

Munich is the third largest city in Germany, with about 1.5 million inhabitants at the end of 2018 and annual
population growth of about 0.8 per cent. for the past five years.?3 Munich is a tourist magnet, attracting tourists with
its many Baroque churches and historical sights, as well as the city’s famous Oktoberfest - the world's largest beer
festival and one of the biggest public festivals in Europe.?* The city is home to numerous green spaces and parks,
including the famous English Garden, one of the largest urban parks in Europe. Munich is also home to numerous
famous industries like BMW and Siemens.?®

Facts Munich Germany
Population (2018) 1,466,464 83,019,200
Annual population increase, 2008-2018, per cent. 1.0 0.1
Annual population increase, 2013-2018, per cent. 0.8 0.6
Annual population increase, 2015-2018, per cent. 0.4 0.3

Sources: Bayrisches Landesamt fiir Statistik och Destatis, Statistiches Bundesamt.

'9 Statstikamt Nord and Destatis, Statistisches Bundesamt.

20Hamburg Port Authority.

21 Stadt Hamburg, Fact and Figures, Important Information About HafenCity, 2018.
2 Akelius Annual Report 2018.

2 Bayrisches Landesamt fur Statistik.

24 Stadt Muinchen, Das Miinchner Oktoberfest.

25 BMW AG, Siemens AG, 2018 annual reports.
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Sweden

General
Sweden is the most populous country in the Nordic region, with about 10.2 million inhabitants at the end of 2018.25
Sweden is also the largest economy in the Nordics and the 22nd largest in the world.?”

There are large housing shortages in most Swedish municipalities, but especially in the dynamic metropolitan
regions. In light of the latent need that has arisen since 2012 due to construction activity that was too low in relation
to population growth, Boverket (the Swedish National Board of Housing, Building and Planning) has estimated that
93,000 new residential units will be required through 2020. In 2018, 58,400 units were completed. Although this
was the highest number of residential units build in a single year in the 2000s, it was thus almost 35,000 units below
the estimated need. Boverket estimates for 2019 that the number of completed residential units will be about the
same as during 2018, while it is expected to decline somewhat in 2020.28

The estimated need of new residential units is an average of 66,900 per year during the period of 2018-2025. Such
a construction rate would only be exceeded by the five years before, and including, the years of the Swedish “Million
Homes” housing construction program.2®

Facts Sweden
Population (2018) 10,230,185
Global ranking, GDP 22 of 205
GDP growth 2018, per cent. 2.3
GDP growth 2019E, per cent. 14
GDP growth 2020E, per cent. 1.6
Unemployment 2018, per cent. 6.4

Sources: The World Bank, European Commission and Statistiska centralbyran

Residential rent versus office rent - Sweden

300
250
200
150
100

50
1990 1995 2000 2005 2010 2018

e Residential Office Nominal GDP per capita

Sources: Statistics Sweden, Statistiska centralbyran, Cushman & Wakefield, Boverket and the World Bank.

Economic trends
GDP performance

GDP growth in Sweden amounted to 2.3 during the full year 2018. However, the GDP growth is expected to
decline slightly for the full year 2019 to 1.4 per cent., driven by weaker domestic demand. With an assumed

% Statistiska centralbyran.

2" The World Bank, Gross Domestic Product 2018.
28 Boverket.

2 Statistiska centralbyran.
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expansion of household spending and investments, however, GDP growth is expected to increase to 1.6 per cent.
for the full year 2020.30

Labour market

Unemployment in 2018 was 6.4 per cent. down from 2017 when unemployment was 6.8 per cent. However, the
Swedish Public Employment Services estimates that unemployment will rise slightly in 2019 to 6.5 per cent. and in
2020 to 6.7 per cent.3! This is because the total labour force is estimated to increase during the forecast period
combined with a weaker economy and fewer subsidized jobs.32

Inflation and interest rates

Activity in the Swedish economy is high, and inflation is close to the target of 2 per cent. The strong economy in
Sweden indicates that inflation will remain at the Riksbank’s (Central Bank of Sweden) target going forward, but
recent outcomes suggest that inflation pressure is somewhat weaker than expected. This led the Riksbank to leave
the repo rate unchanged at -0.25 per cent. and in their assessment the rate will remain at the level for somewhat
longer than was estimated in February 2019.33

Rental market
Rents in Sweden are negotiated between the landlord and the Swedish Tenants Association in accordance with

the Utility Value system. If the landlord and the Tenants Association fail to reach an agreement, the landlord is
permitted to reach an agreement directly with the tenant. The tenant can, however, object to the rent level, in which
case the matter is referred to the Regional Rent Tribunal, where the rent level can be determined in accordance
with the Utility Value System. According to the system, the rent level should be proportionate to the standard and
location of the property and can only be increased by a level that is consistent with comparable housing. The
regulation has resulted in small differences in rents between cities and within cities and rents below market levels
in cities like Stockholm. Rents that are below market levels lead to lower housing starts and thus contribute to the
housing shortage, which is most severe in large cities. For property owners, this results in low risk of vacancies and
declining rent levels.3*

Stockholm

Stockholm County has undergone strong economic and population growth and about one quarter of the country’s
population, 2.3 million people, live in the county. The population of Stockholm County has grown on average by 1.6
per cent. per year for the past five years, which has driven demand for housing.3® Stockholm is expected to continue
growing rapidly in the next few years, primarily due to a natural population growth and net positive in-migration from
abroad.’® Stockholm has a diversified and modern economy with stable growth of tech firms. Numerous
multinational companies have chosen to locate their businesses here as their Nordic base.3”

Residential rents in Sweden are regulated and the gap to market rent levels is widest in Stockholm. The situation
in the Stockholm rental market is characterized by a severe shortage of rental units and is expected to worsen due
to the high net in-migration and the reduced stock of rental properties due to conversions to condominiums. In spite
of record-high construction in Stockholm recent years, the number of rental units is currently half as large as in the
early 1970s when the current rent setting system was implemented. Rental units’ share of the total housing stock
has thus declined steeply. At present, more apartments are conveyed as condominiums than are conveyed as
rental units in both the City of Stockholm and Stockholm County.38

At the end of 2018, 635,730 people were listed in a housing queue (waiting list for rental housing), corresponding
to an increase of 39,559 people, or 7 per cent., over the year. The average time in the queue was 10.3 years. The
average queue time was the same as in 2017. That the queue time did not grow in 2018 was a break in the trend.*®

%0 European Commission, European Economic Forecast May 2019.

31 Arbetsformedlingen, Arbetsmarknadsutsikterna varen 2019.

%2 European Commission, European Economic Forecast May 2019.

33 Riksbanken, Penningpolitisk rapport, Juli 2019.

34 Chapter 12, Swedish Land Code (1970:994) and Boverket, Det svenska hyressattningssystemet, 2014.

% Lansstyrelsen Stockholm, Stockholm 2019 — Full fart framét!

% Stockholms 1&an, Demografisk rapport 2017, Befolkningsprognos 2017-26/50.

37 Oresund Institute and Stockholm Business Region, Global companies with offices in the Nordic region, 2015.
% Fastighetségarna, Hyresmarknaden i sex storstader.

% Bostadsférmedlingen, Statistik fér bostadskén 2018.
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Facts Stockholm Sweden

Population (2018) 2,344,124 10,230,185
Annual population increase, 2008-2018, per cent. 1.7 1.0
Annual population increase, 2013-2018, per cent. 1.6 1.2
Annual population increase, 2015-2018, per cent. 1.7 1.3

Source: Statistiska centralbyran.

Malmé

Malméd is the third-largest municipality in Sweden with about 339,000 inhabitants at the end of 2018. Average
population growth in Malmé has been about 1.6 per cent. per year for the past five years.° The Oresund Bridge,
opened in 2000, and Malmé University, founded in 1998, are examples of investments that have contributed to
economic growth in the Oresund Region. The Oresund Bridge has linked Malmé, the third-largest city in Sweden,
with Copenhagen, the largest city in Denmark. The link has created a region of four million inhabitants as of 2018.41
Malmd has a high birth rate, in-migration from other parts of Sweden and welcomes many refugees. As a result,
population growth is high and has positive impact on demand for housing.*?

Facts Malmé Sweden
Population (2018) 339,313 10,230,185
Annual population increase, 2008-2018, per cent. 1.7 1.0
Annual population increase, 2013-2018, per cent. 1.6 1.2
Annual population increase, 2015-2018, per cent. 1.7 1.3

Source: Statistiska centralbyran.

40 Statistiska centralbyran, Folkmangden efter region, civilstand, alder och kon. Ar 1968 — 2018.
41 Oresundsinstitutet.
42 Statistiska centralbyran, Befolkningsstatistik.
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United States of America

General
The United States of America is the world's largest economy in terms of nominal GDP with a population of about

327.2 million at the end of 2018.43

There is a housing shortage in the American housing market. The strong demand for housing stems primarily from
high population growth in the country and a strong labour market. As a result, house prices and rents are expected
to continue rising, which will entail persistently higher shortages of housing, particularly in the lower price ranges.
Rents rose at an annual rate of 3.6 per cent. in early 2019, which is double the rate of inflation. With a persistently
low and falling vacancy rate in the country, rent levels are expected to rise further.*

United States
of America

Population (2018) 327,167,434
Global ranking, GDP 1 of 205
GDP growth 2018, per cent. 29
GDP growth 2019E, per cent. 2.4
GDP growth 2020E, per cent. 1.9
Unemployment 2018, per cent. 3.9

Facts

Sources: The World Bank and the European Commission.
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Source: US Census Bureau, the World Bank and Akelius’ market research, based on non-public material provided
by JLL.

Economic trends

GDP performance

US GDP growth was 2.9 per cent. for the full year 2018, up from 2.2 per cent. in 2017. The strong growth in 2018
was driven primarily by a strong labour market and procyclical fiscal policy measures that encouraged household
spending, investments and government expenditures. However, domestic demand slowed in early 2019 due to
temporary factors at the beginning of the year, as a partial shutdown of the federal government and poor weather.*?
Moreover, the European Commission has assessed the economic outlook for the United States of America as good
for the rest of 2019 and GDP growth for the full year is expected to reach 2.4 per cent. Growth is, however, expected
to decline to 1.9 per cent. in 2020.46

4 International Monetary Fund, GDP Ranking.

4 Harvard University, The State of the Nation’s Housing 2019.

45 European Commission, European Economic Forecast May 2019.
46 European Commission, European Economic Forecast May 2019.
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Labour market

US unemployment was 3.9 per cent. in 2018, down from 4.4 per cent. in 2017. There were 2.5 million jobs added
in 2018, which is a contributing factor to the decrease. Employment in the first quarter of 2019 has remained good
and unemployment is expected to decline further to 3.8 per cent. for the full year 2019 and 3.7 per cent. for
2020.47

Inflation and interest rates

The United States Federal Reserve has maintained its assessment of persistent expansion in economic activity,
strong labour market conditions, and inflation close to the Committee’s symmetric 2 per cent. target in the medium
term is most likely, but uncertainty surrounding these outlooks has increased. Federal Reserve forecasts show that
inflation will end up at 1.5 per cent. this year, compared to 1.8 per cent. forecast in March. In response, the Federal
Reserve resolved in June 2019 to leave the benchmark interest rate unchanged in the range of 2.25-2.50 per cent.
In conjunction, the Fed communicated that a rate cut of up to 0.5 per cent. could occur in 2019.48

Rental market

Rent regulations vary widely from city to city in the United States of America. 3 per cent. of Akelius’ leases in New
York are regulated under the “rent control” system and 62 per cent. are regulated under the “rent stabilization”
system. Rents are deregulated for 36 per cent. of the apartments Akelius owns in New York. A rent control system
limits rent increases for existing tenants. There is a ceiling for the rent that can be charged, known as a “maximum
base rent”, which is adjusted by the city every other year. If there is a change of tenant and the new tenant is not a
“legal successor”. the apartment is switched to the “rent stabilization” system. When the rent is stabilized, the
landlord can raise the rent every year, roughly in line with the Consumer Price Index. Initial rents can be raised by
about 0.6 per cent. of upgrading costs up to a maximum of USD 15,000.4°

Akelius’ apartments in Washington D.C. are subject to rent control because they were built before 1976. The
maximum rent increase for rent-controlled apartments is two per cent. in addition to the change in the Consumer
Price Index. Initial rents can always be raised by a maximum of ten per cent. of the previous rent. However, the rent
can be increased up to 30 per cent. if there is a similar apartment in the building. Upon voluntary agreement by at
least 70 per cent. of tenants, the rent can be increased to a higher extent in exchange for capital improvements,
services and facilities, or repairs and maintenance. Of Akelius’ apartments in the Greater Washington D.Cs area,
66 per cent. are located in Virginia and can be rented at market rents.5°

In Boston, the tenant and landlord can usually agree freely on the rent. Rent levels for apartments intended for low-
income households track a local Consumer Price Index. The index is determined by the local housing market
authority and is adjusted once a year.5" Of Akelius’ apartments in Boston, 97 per cent. are not subject to such
regulation and can be rented at market rents.

New York

The New York metropolitan region is the most populous city in the United States of America with about 20 million
inhabitants at the end of 2018. Average population growth in New York has been about 0.1 per cent. per year for
the past five years.?? New York is a symbol of freedom and cultural diversity and is famous for social tolerance.
Akelius has properties in two of New York's five boroughs - Manhattan and Brooklyn. Manhattan is the heart of New
York, densely populated and with large commercial and cultural districts. Brooklyn is a Mecca for hipsters.53
Demand for apartments is rising and if Brooklyn were an independent city, it would be the fourth-largest city in the
United States of America.>

47 European Commission, European Economic Forecast May 2019.

48 The Federal Reserve, Monetary Policy Report, July 2019.

4 New York State, Division of Housing and Commercial Renewal, Office of Rent Administration.

% Government of the District of Columbia, What You Should Know About Rent Control in the District of Columbia, 2018.
5 Commonwealth of Massachusetts, Office of Attorney General, Guide to Landlord/Tenant Rights.

52US Census Bureau.

S3NYC & Company, Inc, The Official Guide.

% World Population Review, Brooklyn population 2019.
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United States of

Facts New York America
Population (2018) 19,979,477 327,167,434
Annual population increase, 2008—2018, per cent. 0.5 0.7
Annual population increase, 2013—-2018, per cent. 0.1 0.7
Annual population increase, 2015-2018, per cent. 0.0 0.7

Source: US Census Bureau.

Boston

Boston is one of the oldest cities in United States of America and has a rich history. Greater Boston had about 4.9
million inhabitants at the end of 2018%° and boasts some of the most highly ranked universities in the world, including
the Massachusetts Institute of Technology and Harvard.5¢ Companies and workers are moving to Boston and the
city is growing rapidly. Average population growth in Boston has been about 0.7 per cent. per year for the past five
years. South Boston is an area that is developing in a positive direction. General Electric and Reebok are two
examples of global companies that have recently established headquarters in the city.5” South Boston has seen a
large increase in the number of young professionals. The strong trend for Boston is showing no signs of slowing
down.

Facts Boston United States of

America
Population (2018) 4,875,390 327,167,434
Annual population increase, 2008-2018, per cent. 0.7 0.7
Annual population increase, 2013-2018, per cent. 0.7 0.7
Annual population increase, 2015-2018, per cent. 0.7 0.7

Source: US Census Bureau.

Washington D.C.

Greater Washington D.C. is the seventh-largest metropolitan area in the United States of America and had about
6.2 million inhabitants in 2018.58 The area includes the entire federal district and parts of the states Maryland and
Virginia, together with a small part of West Virginia. The region is home to the federal government and several other
public bodies. Since 2001, the number of employee within tech companies has increased by 21 per cent. — a sign
of the region’s attractiveness.>®

Average population growth in Washington D.C. has been about 1.0 per cent. per year for the past five years. 6°
Education, prosperity and population growth are demographic themes for the region. Washington D.C., which does
not formally belong to any US state, has the highest income levels in relation to all US states and the median income
is 50 per cent. higher than the national average.®

United States of

Facts Washington D.C. America
Population (2018) 6,249,950 327,167,434
Annual population increase, 2008-2018, per cent. 1.5 0.7
Annual population increase, 2013-2018, per cent. 1.0 0.7
Annual population increase, 2015—-2018, per cent. 0.9 0.7

Source: US Census Bureau.

%5 US census Bureau.

% The World Center for University Rankings, CWUR World University Rankings 2018-2019.
57 General Electric and Adidas, annual reports 2018.

% World population review.

5% Washington Government, Why DC, 2018.

80 US census bureau.

61 U.S. Bureau of Economic Analysis, 2010-2014 American Community Survey.
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Canada

General
Canada is the world’s tenth-largest economy in terms of nominal GDP with a population of about 37.1 million at the
end of 2018.62

The Canadian residential rental market has seen increased demand in 2018, primarily due to strong population
growth. Changes in the mortgage stress test and higher interest rates have reduced access to mortgages in the
country and as a result more people are looking for rental apartment than are looking for a home to buy. Due to the
high demand for rental apartments, the vacancy rate has fallen to 2.4 per cent. according to the Canada Mortgage
and Housing Corporation, the lowest level since 2009.%* Consequently, rent levels are expected to rise steeply in
2019 according to the latest report from Rentals.ca, especially in the large cities.®

Facts Canada
Population (2018) 37,058,856
Global ranking, GDP 10 of 205
GDP growth 2018, per cent. 1.8
GDP growth 2019E, per cent. 1.3
GDP growth 2020E, per cent. 1.5
Unemployment 2018, per cent. 59

Sources: The World Bank, CBRE, Deloitte and International Monetary Fund.

Residential rent versus office rent - Canada
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Sources: Canada Mortgage, Housing Corporation the World Bank and Akelius’ market research, based on non-
public material provided by CBRE.

Economic trends
GDP performance

GDP growth in Canada was 1.8 per cent. for the full year 2018, down from 3.0 per cent. in 2017. Growth is expected
to remain subdued during the year with reduced inventories and modest household spending. The decelerating
global economy is also expected to temper export growth. Accordingly, GDP growth is forecast as 1.3 per cent. in
2019 and 1.5 per cent. in 2020.%°

52 The World Bank.

83 Canada Mortage and Housing Corporation: Rental market report — Canada Highlights.
64 Rentals.ca, 2019 Rental Market Predictions From Experts Across Canada.

% Deloitte, Insights, Canada - Economic Outlook.
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Labour market

Canadian unemployment has fallen since 2009 and was 5.9 per cent. at the end of 2018. Unemployment is expected
to hover around current levels, with an estimated unemployment rate of 5.9 per cent. in 2019 and 6.0 per cent. in
2020.%6

Inflation and interest rates

Following a temporary weakening in the Canadian economy in late 2018 and early 2019, the most recent data
shows that it has begun to recover, according to the Bank of Canada. These outlooks are, however, somewhat
uncertain due to the prevailing trade war between the United States of America and China. In response, the Bank
of Canada held the benchmark interest rate steady at 1.75 per cent. According to the Bank of Canada’s forecasts,
inflation is expected to end just below the Bank’s target of 2 per cent. for 2019, mainly due to lower gasoline prices.
However, inflation is expected to recover and reach 2 per cent. by mid-2020 in pace with the economic recovery.®”

Rental market
Initial rents are at market level in Toronto. Increases for current tenants are regulated and rent increases are

normally in line with inflation. When properties are modernized, rents can be increased by up to 9 per cent. over a
period of three years.58

Initial rents are at market level in Montreal. However, new tenants are able to challenge the rent level in court. Rents
for existing tenants can be increased when the landlord’s costs increase. Modernization costs can, to some extent,
be passed on to the tenants.5®

Toronto

Toronto is the second-largest city in Canada and the fourth-largest city in North America with about 6.3 million
inhabitants at the end of 2018. Average population growth in Toronto has been about 1.3 per cent. per year for the
past five years.”® Toronto is a fast-paced, multicultural, English-speaking business hub that is home to 38 per cent.
of the corporate headquarters located in Canada.”" The residential rental property market is strong due to population
growth. The rental market in Toronto is ideal for professionals and students.

The central Regent Park district is one of many examples of development. The area was previously cut off from
other downtown neighbourhoods, was poor and crime ridden. A plan was launched in 2005 to integrate Regent
Park with other parts of Toronto. Redevelopment included improvements to streets, public transportation and social
facilities. Various types of housing were to be mixed with commercial properties to create a vibrant city district.
Today, Regent Park is undergoing positive change and can increasingly benefit from its central location in a rapidly
growing metropolis.”?

Facts Toronto Canada
Population (2018) 6,341,935 37,058,856
Annual population increase, 2008—-2018, per cent. 1.4 1.1
Annual population increase, 2013—-2018, per cent. 1.3 1.1
Annual population increase, 2015-2018, per cent. 1.6 1.3

Source: Statistics Canada and the World Bank.

Montreal

Montreal is the second-largest city in Canada about 4.3 million inhabitants at the end of 2018. Average population
growth in Montreal has been about 0.9 per cent. per year for the past five years.”® Montreal is a relaxed, multicultural,
French-speaking metropolis with a picturesque European charm. The housing market is strong, driven by population

% International Monetary Fund.

7 Bank of Canada, Press release, July 10, 2019.
% City of Toronto, Residential Tenancies Act, 2006.
% Quebec Regie du logement.

70 Statistics Canada.

" Toronto Global.

2 City of Toronto, Toronto Community Housing.

3 Statistics Canada.
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growth and economic growth. The average vacancy rate for rental units in the city fell from 2.8 per cent. in 2017 to
1.9 per cent. in 2018.7* Akelius doubled its property portfolio in Montreal in 2018.

Facts Montreal Canada
Population (2018) 4,255,541 37,058,856
Annual population increase, 2008—2018, per cent. 1.0 1.1
Annual population increase, 20132018, per cent. 0.9 1.1
Annual population increase, 2015-2018, per cent. 1.2 1.3

Source: Statistics Canada.

74 Canada Mortgage and Housing Corporation, Rental Market Report Montreal, 2018.
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United Kingdom

General
The United Kingdom is the world's fifth-largest economy in terms of nominal GDP7® with a population of

approximately 66.4 million at the end of 2018.7® Since January 2018, residential property prices in the United
Kingdom have remained largely at the same level, with an increase of only 0.2 per cent. However, the transaction
volume has decreased by 3.8 per cent. since March 2018.77 The economy has been strong in spite of the
uncertainties connected to Brexit. Savills predicts a positive price trend and increased transaction activity in the
residential property market.

Facts United Kingdom
Population (2018) 66,435,600
Global ranking, GDP 5 of 205
GDP growth 2018, per cent. 14
GDP growth 2019E, per cent. 1.3
GDP growth 2020E, per cent. 1.3
Unemployment 2018, per cent. 4.1

Sources: Office for National Statistics, The World Bank and the European Commission.

Residential rent versus office rent — United Kingdom
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Source: Office for national statistics and the World Bank.

Economic trends

GDP growth

GDP growth in the United Kingdom amounted to 1.4 per cent. in 2018, which is a reduction, down from 1.8 per cent.
in 2017. The growth figures for 2019 and 2020 are forecast to stay low and be at a level of 1.3 per cent. for the
respective year. The continuing uncertainty about the United Kingdom's future relationship with the EU is estimated
to be the main reason behind the country's weaker economy.” The economic prospects of the country will continue
to be largely influenced by the outcome and timing of the United Kingdom’s exit from the EU, in particular by how
the new EU-UK trade arrangements will work out, as well as how the financial market will respond.”

7 World Bank, Gross Domestic Product 2018.

6 Eurostat.

7 Savills, UK Housing Market Update.

8 European Commission, European Economic Forecast May 2019.
® Bank of England, Inflation Report May 2019.
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Labour market

The unemployment rate in the United Kingdom has fallen in the past five years, amounting to 4.1 per cent. in 2018.
Unemployment is expected to increase slightly in 2019 and 2020 in a context of subdued GDP growth, with an
estimated unemployment rate of respectively 4.2 per cent. and 4.4 per cent.®

Inflation and interest rates

Inflation in the United Kingdom amounted to close to 2 per cent. in May 2019. However, the Bank of England (BoE)
forecasts that the inflation will decline to some extent later in the year as a result of lower energy prices. At the
BoE's latest monetary policy meeting, it was decided to leave the interest rate unchanged at 0.75 per cent. The
BoE's future monetary policy decisions will largely depend on the effects of the exit from the EU, with a continuing
strategy to always act with a view to achieving the 2 per cent. inflation target.8!

Rental market

Rent for residential units is generally set freely. The most frequent type of lease has a term of twelve months, after
which the lease can be renewed at the new market level. Rent regulation applies to leases signed before 1988.82
Such leases make up 1 per cent. of Akelius’ apartments.

London

London is the largest city in the United Kingdom and had approximately 8.9 million inhabitants at the middle of
2018. London accounts for approximately 13 per cent. of the UK population but generates as much as 23 per cent.
of United Kingdom's total economy.8% Population growth in London has averaged just over 1.1 per cent. per year
for the past five years.®*

London is one of the most popular tourist cities in the world with 30 million visitors every year.8® The city attracts
tourists with sights such as Buckingham Palace, the Tower of London, Westminster Abbey and the British Museum.
London is famous for being a multicultural city with restaurants from all over the world. There is a large selection of
museums, galleries, pubs and clothing stores here.® Akelius has continued to grow in London. In 2018, Akelius
completed a number of upgrade projects in the city, such as seven apartments on Fordwych Road and eleven
apartments on Inglewood Road. Four townhouses were built near Viney Court, which was the first property that
Akelius acquired in London back in 2011.

Facts London United Kingdom
Population (2018) 8,908,081 66,435,600
Annual population increase, 2008—-2018, per cent. 1.3 0.7
Annual population increase, 2013—-2018, per cent. 1.1 0.7
Annual population increase, 2015-2018, per cent. 0.9 0.7

Source: Office for National Statistics.

80 European Commission, European Economic Forecast May 2019.

81 Bank of England, Inflation report May 2019.

82 |_egislation.gov.uk, Housing Act 1998.

8 Office for National Statistics, London, UK: Strengthening Ties Between Capital and Country.
84 Office for National Statistics.

8 L ondon’s Economic Plan.

8 London’s Economic Plan.
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France

General

France is the world's sixth-largest economy in terms of nominal GDP with a population of approximately 70 million
at the end of 2018.87 Residential property prices in France increased by 2.8 per cent. in 2018, and Standard &
Poor's estimates slightly lower growth in the future of 2.4 per cent. and 2.0 per cent. in respectively 2019 and 2020.
Households continue to benefit from historically low interest rates and a resilient economy that continues to create
jobs. However, monetary policy tightening from the end of 2019 and a large discrepancy between disposable
income and property prices are expected to limit any significant rise in property prices.8

Facts France
Population (2018) 66,992,699
Global ranking, GDP 6 of 205
GDP growth 2018, per cent. 1.6
GDP growth 2019E, per cent. 1.3
GDP growth 2020E, per cent. 1.5
Unemployment 2018, per cent. 51

Sources: Insee, The World Bank and the European Commission.

Residential rent versus office rent - France
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Sources: Observatoire des Loyers '’Agglomeration Parisienne and CBRE (note that the rent levels refer to Paris for
both residential properties and office properties).

Economic trends

GDP performance

GDP growth in France fell from 2.2 per cent. in 2017 to 1.6 per cent. in 2018. Temporary factors such as social
protests, hot temperatures and the school vacation calendar had a negative impact on domestic demand. Domestic
demand is expected to gradually gain momentum and support GDP growth in 2019 and 2020. Economic sensitivity
factors have seen an improvement since the beginning of 2019. Combined with increased state aid and lower
inflation, purchasing power is expected to increase and support household spending. However, net exports are
expected to decline during the forecast period. As a result, GDP growth for 2019 and 2020 is expected to be
respectively 1.3 per cent. and 1.5 per cent.??

%nsee, Estimation de la population au 1er janvier 2019, Eurostat, Demography and migration Database and Observatoire des

Loyers I'Agglomeration Parisienne.

8 S&P Global Ratings, Europe’s Housing Markets Ease Off the Accelerator.
8 European Commission, European Economic Forecast May 2019.
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Labour market
The unemployment rate in France was 5.1 per cent. in 2018 and is expected to fall marginally in 2019 and 2020 to
levels of respectively 5.0 and 4.9 per cent.®

Inflation and interest rates

Inflation in France culminated in 2018 with an annual average of 2.1 per cent. However, the central bank of France,
Banque de France, predicts that the inflation rate will drop considerably in 2019 to a level of 1.3 per cent. The falling
energy prices at the beginning of 2019 are forecast to decrease further over the year and are projected to be the
principal reason for the forecast.®'!

As France is one of the EU Member States that has adopted EUR as its currency, the ECB has a major impact on
its monetary policy. Please see further information about the ECB under “Inflation and interest rates" under section
"Germany” above.

The rental market

The initial rent is set freely if the apartment unit has been renovated within the last six-months at a total cost of work
exceeding the previous annual rent, or if the apartment has been vacant for at least 18 months. For the term of the
lease, the annual rent increase may not exceed the growth in a reference rent index.%?

Paris

Paris is the capital of France as well as the country's largest city with approximately 2.1 million inhabitants in the
city center and 12.2 million residents including suburbs at the end of 2018. The entire urban area is considered the
most populous region in the EU. Population growth in Paris has averaged just over 0.3 per cent. per year in the
past five years. About 18 per cent. of the French population lives in Paris and its suburbs, while the city accounts
for as much as 30 per cent. of the country's GDP.%3

Paris has a high concentration of young professionals, who are attracted to the lively districts. This is one of the
reasons why both rent levels and house prices are increasing. Today Paris is the tenth most expensive city in the
world to live in.% In 2018, Akelius acquired 20 properties with a total of 424 apartments. The average initial rent
was EUR 43 per square meter while the average rent for the company's entire portfolio in Paris was EUR 23 per
square meter.

Facts Paris France
Population (2018) 12,213,364 66,992,699
Annual population increase, 2008—-2018, per cent. 0.5 0.4
Annual population increase, 2013—-2018, per cent. 0.3 0.3
Annual population increase, 2015-2018, per cent. 0.3 0.2

Sources: Insee and the World Bank.

% European Commission, European Economic Forecast May 2019.

91 Banque de France, Macroeconomic projections June 2019.

92 French Property, Rent Controls.

% Insee, Estimation de la population au 1¢r janvier 2019.

% CBRE, Global Living Report, 2019. [Where market data and commentary are sourced from CBRE market research reports, it
should be noted that while CBRE has obtained the information from sources believed to be reliable and do not doubt its accuracy,
CBRE has not verified such information and makes no guarantee, warranty or representation about it. The accuracy and
completeness of such information must be confirmed independently.]
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Denmark

General

Denmark had a population of 5.8 million at the end of 2018, of which just over a quarter living in the capital city of
Copenhagen.® There has been a high demand for rental residential properties in the large cities of Denmark in
recent years. This is partly a consequence of the overall demographic growth, but there has also been noted an
increasing preference in renting instead of owning. As a result of this, the rents have steadily increased for a longer
period. However, during 2018 the rent level stagnated somewhat, which also is expected to continue during 2019,
mainly because of an increased supply of newly built rental residential properties. Even though there is still a high
demand for residential properties due to urbanization and a stable migration of foreign labour, there has been noted
that it takes a little longer to get newly built properties leased.®

Facts Denmark
Population (2018) 5,806,081
Global ranking, GDP 37 of 205
GDP growth 2018, per cent. 1.4
GDP growth 2019E, per cent. 1.7
GDP growth 2020E, per cent. 1.6
Unemployment 2018, per cent. 5.0

Sources: Danmarks statistik, Eurostat, the World Bank and the European Commission.

Residential rent versus office rent - Denmark
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Sources: Danmarks statistik, Sadolin & Albaek (Colliers), the World Bank (please note that rent levels for com-
mercial properties refer to Copenhagen CBD (“harbour districts”)).

Economic trends
GDP performance
GDP growth in Denmark amounted to 1.4 per cent. in 2018, which is a reduction from 2.3 per cent. in 2017. The
decline can be partly explained by extraordinary service exports in 2017, which boosted GDP growth by 0.4
percentage points during the year. Economic growth has been strong in early 2019, mainly driven by a strong
domestic demand and positive net trade contribution, which is also expected to support growth in the second half
of the year.%” Furthermore, the European Commission estimates GDP growth for 2019 and 2020 at respectively 1.7
and 1.6 per cent.*®

% Danmarks statistik.

% CBRE, Real Estate Market Outlook 2019 (April 2019). [Where market data and commentary are sourced from CBRE market
research reports, it should be noted that while CBRE has obtained the information from sources believed to be reliable and do not
doubt its accuracy, CBRE has not verified such information and makes no guarantee, warranty or representation about it. The
accuracy and completeness of such information must be confirmed independently.]

97 European Commission, European Economic Forecast May 2019.

% Europeiska Commission, European Economic Forecast May 2019.
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Labour market

The unemployment rate in Denmark was 5.0 per cent. in 2018, which is a decrease compared to 2017 when the
unemployment rate was 5.7 per cent. Soft indicators suggest a decline in the demand for labour and labour
shortages began to ease in several sectors during the second half of 2018. Although the labour force is expected
to increase, partly due to an increase in the retirement age, the unemployment rate is expected to fall further to 4.8
per cent. in 2019 and 4.7 per cent. in 2020.%°

Inflation and interest rates

Denmark participates in the European Exchange Rate Mechanism, ERM II, and the exchange rate is pegged to
EUR at DKK 746.038 per EUR 100 +/- 2.25 per cent. The exchange rate mechanism provides a framework for low
and stable inflation in Denmark. Due to the pegged exchange rate, Denmark's interest rate policy is only intended
to handle the exchange rate.'%°

Denmark's benchmark deposit rate is among the lowest in Europe and has been at -0.65 per cent. since the
beginning of 2016. Although the Danish krone is trading slightly weaker against EUR, Danske Bank does not
forecast a change in interest rates during the year. Danske Bank believes that much higher pressure on the Danish
krone would be required for Danmarks Nationalbank to decide on a rate increase.'’!

The inflation rate in Denmark is low, at 0.7 per cent. in 2018. According to the European Commission, the inflation
rate is expected to rise slightly in 2019 to 1.3 per cent. and in 2020 to 1.5 per cent., mainly supported by rising
wages. 02

The rental market

The rent system can be divided into three main parts. In the cost-based rent system, the rent is calculated as the
sum of the operating costs plus an owner’s yield in the range of 7 per cent. to 14 per cent. of either the property
value on April 1, 1973 or any subsequent construction costs. The owner's yield is determined based on the year in
which the property was built. On an annual basis, the rent will fluctuate with the operating costs.'3

If an apartment is significantly improved in accordance with the provisions of the Danish Housing Regulation Act,

the landlord is allowed to switch to the utility value rent system, where the rent levels reflect the utility value of the
apartment. The rent can be adjusted yearly by indexing the rent according to a Consumer Price Index. For buildings
constructed after 1991, the initial rent is set freely. This includes conversions of commercial buildings to residential
units, as well as attic conversions. The annual rent is then indexed according to a Consumer Price Index.'%* Of
Akelius’ apartments, 59 per cent. is regulated by the cost-based rent system, 39 per cent. of the apartments are
regulated by the utility value system and for 2 per cent., the rent can be set at market level.

Copenhagen

Copenhagen had a population of 1.8 million inhabitants at the end of 2018. Population growth in Copenhagen has
averaged just over 1.0 per cent. per year in the past five years.'%® During the last ten-year period, population growth
has clearly exceeded the construction of residential units, which has exacerbated the housing shortage in
Copenhagen.'%® The standard of living in Copenhagen is high, which is partly explained by the fact that the city
generates almost half of Denmark’s GDP.'7

Facts Copenhagen Denmark
Population (2018) 1,835,562 5,806,081
Annual population increase, 2008-2018, per cent. 1.0 0.5
Annual population increase, 2013-2018, per cent. 1.0 0.6
Annual population increase, 2015-2018, per cent. 0.9 0.6

Source: Danmarks statistik.

9 European Commission, European Economic Forecast May 2019.
19 Danmarks Nationalbank, Monetary and exchange-rate policy.

19" Danske Bank, Nordic Outlook June 2019.

102 Eyropean Commission, European Economic Forecast May 2019.
103 Danish Rent Act.

14 Danish Housing Regulation Act.

195 Danmarks statistik.

196 Colliers, Copenhagen Property Market Report 2019.

197 OECD, Regions and Cities, at a Glance 2018 - Denmark.
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Business overview

Akelius Residential Property AB (publ) started its property operations in 1994. Akelius is a Swedish residential
property company and one of Europe's largest listed housing companies, with a primary focus on residential
property in attractive and sought-after locations in growing metropolitan cities. Akelius owned, as of June 30, 2019,
47,436 apartments in New York, Boston, Washington D.C., Toronto, Montreal, Paris, London, Berlin, Ham-burg,
Munich, Copenhagen, Stockholm, Malmé and other cities with a real value of EUR 12,199 million. The principal
owner is the Akelius Foundation, a charitable foundation created by the Company's founder, Roger Akelius. The
region Europe is Akelius’ largest market and accounts for 48 per cent. of the total market value of the Company's
property portfolio. The region Scandinavia accounts for 23 per cent. while the region North America accounts for
29 per cent. The Company had on June 30, 2019, 1,403 employees and rental income of EUR 502 million for the
period July 2018 — June 2019.

Akelius is one of the largest players in the world in the area of residential property upgrade. In 2018, Akelius invested
EUR 349 million in its existing portfolio. Upgrades are carried out in accordance with Akelius’ Better Living concept,
a standard comparable to newly produced condominiums.

History Fair value
In 1994, Akelius buys its first residential properties in ~ Properties,

Sweden. Through good profitability and reinvesting EUR billion A

profits in new properties, the Company's portfolio 12.2 2019

grows to SEK 15 billion by 2003. Akelius becomes Efforts to improve the rating to BBB+ begin.

Sweden's largest private housing company. 12.4 2018
Reaches 50,000 residential units spread over 15

In 2006, Akelius completes its first acquisition outside metropolitan cities.

Sweden by purchasing of 402 apartments in Berlin. 10.6 2017

In 2011, Akelius’ sister companies start buying Growth in existing metropolitan areas.

residential properties in London and Toronto. In 2013 Digitalization to increase efficiency.

and 2014, Akelius acquires the businesses of its “Clean the map” concluded.

sister companies in Toronto and England. 9.2 2016
“Clean the map” is launched to increase the focus on

Between 2014-2016, Akelius’ focus on metropolitan metropolitan cities.

cities increases and the Company establishes itself Sale of properties in western and northern Sweden,

in Paris, Montreal, New York, Washington D.C., as well as in Rostock, Germany.

. . Establishment in Copenhagen.

Boston, and Copenhagen. At that time, Akelius

leaves smaller and medium-sized cities in the “Clean 8.0 2015

the Map” project. All in all, Akelius has reduced the The Company acquires its first properties in New York.

number of locations in which operations are Washington D.C. and Boston.

conducted from more than 35 locations in 2014 to 15 6.1 2014

locations as of June 30, 2019. Starts to buy residential properties in Paris and Montreal.
Buys the Hugo Aberg portfolio in Malmé, Sweden.

Akelius becomes Sweden's largest listed property Issues preference shares.

company in 2014 when the Company's preference 3.6 2011

shares are listed on Nasdaq First North (current Starts business in Toronto and London.

Nasdaq First North Growth Market). On June 30, 24 2006

2019, Akelius has 18,621 shareholders. The Company buys its first properties in Berlin and
Hamburg.

Standard & Poor's credit rating for Akelius stands at 1.3 2003

BBB with stable outlook. In 2018, Akelius decides to Buys the listed property company Mandamus, Property

strive for a rating of BBB + or better. In 2019, Akelius value SEK 6 billion.

therefore conducts property sales with the aim of 1994

reducing its loan-to-value ratio to below 40 per cent. Buys the first residential properties in the Swedish
cities Helsingborg, Gothenburg and Trollhattan.
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Finance policy

e Investment grade rating of at least BBB,
target BBB+

e  Withstand 25 per cent. reduction in property
value

e Withstand an interest rate increase of 5
percentage points

e Mitigate effects of
fluctuations

e Loan-to-value ratio below 50 per cent. and
below 40 per cent. from 2020

e Secured loan-to-value ratio below 25 per
cent.

e Interest coverage ratio excluding realized
value growth exceeding 1.8 and 2.0 from
2020

e Liquidity reserve exceeding EUR 300 million

e Capital sources divided by capital use
exceeding 100 per cent.

e The fixed-interest term maturing within one
year shall be limited to 40 per cent. of the
liability

e No net distribution during a financial crisis

exchange rate

Rights to dividends

The Company's preference shares have preferential
rights to receive dividends before the Company's
Ordinary Shares. After dividends on preference
shares have been paid in full, the general meeting of
the shareholders may resolve upon dividends on the
Ordinary Shares.

If a dividend on Ordinary Shares is resolved, the
class D ordinary shares shall have the right to a total
of five (5) times the total dividend on Class A ordinary
shares per year, capped at a maximum of EUR 0.10
per Class D ordinary share per year (the "Dividend
Cap").

Payment of dividends on Shares shall be made
quarterly. Record dates for dividends shall be
February 5, May 5, August 5 and November 5.

If no dividend has been distributed on Shares, or if
only a dividend that is less than the Dividend Cap has
been distributed, the Dividend Cap shall be increased
by an amount equal to the difference between the
Dividend Cap and the amount distributed (the
"Shortfall Amount") until the Shortfall Amount has
been paid.

Dividend policy
Commitment to persistent financial resilience

Akelius shall act to promote continuous dividends on
preference shares and Ordinary Shares.

This shall be accomplished through prudent financing
and a diversified portfolio of residential properties
with the capacity to generate increasing rental
income.

Net dividend policy

The net dividend policy is aimed at generating stable
and sustainable dividends while maintaining the level
of equity required for financial stability.

Dividends distributed in a financial crisis shall be
countered by an equity issue of equal size.

Approved dividends and new issues
Reinvestment of dividends through new issues has
been beneficial to holders of Ordinary Shares and
has supported the Company in its organic growth.

A dividend of SEK 5 per preference share shall be
paid every quarter.

Dividend, Issue, Net dividend,

SEK Class A Class A Class A Dividend,
million ordinary ordinary ordinary preference

share share share share
2019 0 0 0 377
2018 8,584 8,584 0 377
2017 8,060 10,057 -1,997 377
2016 5,044 4,036 1,009 377
2015 0 0 0 377
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Akelius’ business model

Low-risk financing

Staff with relevant training and experience

Hand picking in metropolitan cities

Limit downside risk, maximize long-term return
Akelius cherry picks properties that are expected to
provide secure and increasing income. Akelius’
criteria for reduced risk are:

¢ Residential

Stable countries

e Growing and attractive metropolitan cities
Safe and walkable micro-locations

Metropolitan cities do not only offer a reduced risk of
vacancies. Population growth is also essential to high
long-term return. As time goes by, the increasing
demand pushes rents upwards.

As areas improve due to the growth of the cities,
property prices are also boosted by lower risk
premiums.

Properties in neighbourhoods that are walkable will
become more and more popular as metropolitan

cities strive to become less car-dependent and more
environmentally friendly.

Property acquisitions

Akelius prefers to make many smaller acquisitions of
ideal properties, rather than a few portfolio
acquisitions containing only a portion of good
properties. Akelius picks properties according to the
ten-year rule. Stable and growing rental income over
ten years is more important than short-term profits.
Akelius carries out acquisitions in the same proven
manner in all markets. Acquisitions are made locally,
which leads to realistic assumptions. The regional
offices are responsible for fulfilling these
assumptions. The Company is very active in the
property market and reviews the development of
acquired properties regularly. In 2018, Akelius
received offers to buy properties by an amount of
EUR 41 billion. Bids were submitted by an amount of
EUR 3 billion. In 2018, Akelius purchased 4,826
apartments in 108 transactions by an amount of in
total EUR 1,286 million.
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Upgrades and value growth

Akelius upgrades vacant residential units. The idea is
that no tenant should be forced to accept higher
quality and rent. Akelius upgrades apartments
because city-dwellers are increasingly demanding
rental apartments of high quality. Upgrading is
profitable, as the rent can be increased with a good
return on investment. As Akelius can rent most of the
apartments at the current standard, these
investments are optional and can be postponed as
needed.

Upgrades that include the entire property are aimed
at achieving goals including reducing operating
costs, for example through energy investments.

Higher income, lower operating costs and higher
quality work together to have a positive impact on
property values.

Long-term ownership

Akelius invests in residential property long-term. The
idea for each purchase is a holding period of at least
ten years.

Over time, opportunities arise when it is profitable to
sell properties. Profits from sales are reinvested in
existing and new properties, which confirms the aim
to be a property management company in the long
term.

Low-risk financing

Diversification reduces risk, increases
opportunities

By Investing in many markets reduces the variation
in rental income, property values and funding cost. A
global crisis has its epicenter and will affect countries
differently. Local events such as Brexit mainly affect

one market.

It is a competitive advantage to be able to invest and
sell on many property markets.

As price trends vary in different capital markets,
access to many capital sources is an advantage. It
reduces risk and funding.

Striving for BBB+ or better

Akelius” ambition is to combine a very low business
risk with a loan-to-value ratio not exceeding 40 per
cent. This enables high creditworthiness and access
to long-term financing on attractive terms.

Tailor-made applications support
efficiency

Akelius creates global systems for best-in-class
residential property management. This includes
efficient working tools for decision-making and work
procedures.

Own staff with relevant training and
experience

Akelius strives to have the best staff with the most
relevant training. This is valuable in the entire chain,
from acquisition to upgrades and property
management, because it is conducted by Akelius’
own staff. Akelius has a strong decentralized
organization with short decision paths. Akelius offers
in-house training to maximize the potential of internal
recruitment in areas relevant to Akelius’ business
through the Akelius Business School.

Environmentally and socially
responsible operations

Sustainability

As a long-term investor, Akelius understands the
importance of acting responsibly and creating better
living from an environmental standpoint.
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Selected key indicators

Fair value property portfolio, EUR billion
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Rental income for like-for-like property holdings has grown by an average of 4.2 per cent
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98 per cent. residential properties as of
June 30, 2019

Since Akelius gives priority to secure and stable
income, the Company invests in residential
properties that are expected to generate secure and
growing rental income.

Lower vacancy

Vacancies and rent levels fluctuate less for
multifamily dwellings than for other types of
properties. Everybody needs somewhere to live,
regardless of the economic cycle. The population
structure changes slowly, which decreases vacancy
risk even in a time of weak economic growth.

Stable income

Income from residential properties is safe and
predictable. The Company considers that the high
demand for Akelius’ residential properties attracts
good tenants regardless of the economic climate. A
large volume of rental agreements combined with
stable tenants limit the risk of high bad debt loss.

Lower expense

The advantage of residential properties is that they
only need minor upgrades when a tenant moves out.
Commercial properties, on the other hand, require
larger investments, especially during a recession.

Liquid assets

Residential properties in  metropolitan cities
constitute more liquid assets than commercial
properties. Residential properties have more types of
buyers, one example being the tenants themselves.

Residential properties are easier to manage and are
therefore demanded by more stakeholders.

Rent regulation reduces risk

Akelius’ apartments are subject to rent regulation
92 per cent. of Akelius’ apartments are subject to
some form of rent regulation. Rent regulation
normally occurs in markets with high demand for
apartments. Rent regulation aims to protect tenants
from rapid rent increases and limits the rent level that
would have been achieved in a free market. Rents for
current tenants who live in rent-regulated apartments
are normally set to track an inflation-linked index.
Akelius is often able to increase the rent when there
is a turnover of tenants.

84 per cent. of Akelius’ rents were below market
level as of June 30, 2019

The rent for rentregulated apartments in
metropolitan cities is below market rent. On average,
the rent for 84 per cent. of Akelius’ leases are below
the market rent level at similar locations. In the
Company's property portfolio, initial rents grow faster
than in-place rents. One reason is that population and
economic growth are higher in metropolitan cities
than for the country as a whole. Therefore, the market
rent tends to increase faster than the regulated rents
that is connected to the country-specific inflation.
Another reason is that the construction of new
apartments struggles to keep up with the growth of
the population in large cities. This is particularly true
for central locations with a lack of space for new
dwellings. Rent regulation reduces further the supply
of rent-regulated apartments since developers then
may prefer other investments.
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EUR/apartment/month
Market rent
Proportion of against Buffer,
Number of upgraded Rent/sq m Rental existing bottom,
apartments apartments, % growth, %" | Existing New lease?  potential, % portfolio, % %

Total 47,436 46 5.1 804 1,186 48 57 36
Berlin 13,940 40 8.8 565 954 69 69 41
Stockholm 5917 50 34 758 948 25 80 44
Malmo 4,067 55 34 716 832 16 50 33
New York 1,724 33 4.8 1,897 3,306 74 74 43
Toronto 4,132 45 5.9 860 1,323 54 54 35
Hamburg 4,347 54 46 635 882 39 39 28
London 2,242 57 1.2 1,316 1,636 24 24 20
Montreal 3,859 42 1.7 823 1,222 48 48 33
Boston 974 65 4.0 2,233 2,558 15 15 13
Paris 1,543 22 9.9 756 1,292 71 71 41
Washington

D.C. 1,082 67 10.2 1,715 2,032 18 18 16
Copenhagen 1,031 36 8.3 929 1,435 54 54 35
Munich 748 47 5.6 747 1,096 47 47 32
Miscellaneous 1,830 53 3.9 654 868 33 33 25

1) Like-for-like properties from July 1, 2018 to July 1, 2019.

2) Internal valuations as of June 30, 2019.

Low vacancy

The availability of rent-regulated apartments is very
scarce, especially in affluent areas. If rent-regulated
apartments are more valuable to tenants, they will be
increasingly motivated to hold on to them. This leads
to more careful tenants who pay their rents on time.
The landlord can benefit from the low risk of vacancy
and low cost due to less turnover of tenants.

Stable cash flows

Investors in rent-controlled properties benefit from
stable, increasing income. For example, the average
rent level in Sweden has not decreased since the
current system was implemented in 1975. This
makes regulated residential properties easy to
manage and turns them into secure cash flow
generators. Stable cash flows result in lower volatility
in property values and these properties attract
favourable financing throughout the business cycle.

Possible higher returns

Investing in cities where the market rent increases
faster than the regulated rent makes higher returns
possible for investors, if the regulation becomes less
strict. Another opportunity arises in markets like
Germany and Sweden where apartments can be
converted into housing cooperative apartments. In
such a transaction, the resulting profit is split normally
between the landlord and the tenant. Akelius invests
in politically, economically stable and developed
metropolitan cities with growing populations. This
reduces the downside risk.
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84 per cent. of the portfolio is below market rent as of June 30, 2019

When existing rents are below market rent, the risk of lower rental income is small. This is particularly true for a
diversified portfolio that includes properties in many growing metropolitan cities.

51 i
84 per cent. below market ; 16 per cent. at market
: 16
13 :
10 10 3
>30 percent below 20-30 percent below 10-20 percent below 0-10 percent below at market
market rent market rent market rent market rent

Rental potential in case of change of tenant and by normal vacancy’%

When current rents are below the market rent, there is potential for rent increases. The market rent and thus the
potential increase in connection with upgrading the apartments' housing standards. When properties are fully
upgraded there is no vacancy due to renovation which affects the rental income. Akelius’ average rent has in
average increased with 4.3 per cent. during the years 2016-2018.

The rent potential can to the utmost extent only be achieved by a turn-over of tenants, since it is mainly then the
rents can be increased materially. Since the turnover rate is approximately 15 per cent. per year, the full potential
will take a long time to achieve. The potential in form of normalized vacancy is the vacancy due to upgrading projects
and sales of apartments. This potential can be reached swiftly by stopping upgrading and sales of apartments.

EUR million

663

100

o
o

Annual residential in- Rent potential no  Extra rent potential Normalized vacancy Annual residential
place rent 2019-06- capex with capex to real vacancy rent potential
30

108 Rental potential excluding construction of new apartments and market rental potential for deregulation. Annual apartment rent
excluding vacant residential units as of June 30, 2019.
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Existing like-for-like rent 36 per cent. below the market rent

EUR per month
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The rent of new letting has risen by an average of 6 per cent. in recent years
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Sources: Akelius annual reports and the Half Year Report 2019.

88 per cent. of apartments in growing
metropolitan cities as of June 30, 2019

Metropolitan cities

A metropolitan city is a combination of the cultural,
intellectual, political and economic centers in a
country. Factors that add to a better quality of life
combined with a strong business climate and good
infrastructure create robust cities. The economy of
metropolitan cities is diversified and less dependent
on individual businesses.

These cities have a standard of living that attracts an
increasing number of people because such cities
offer a wide range of possibilities. People will always
want to live in metropolitan cities irrespective of
current business cycle.

Demographics - key to success in the real estate
business

Population growth reduces the risk for vacancies and
is the cornerstone towards higher rent levels.
Metropolitan cities have higher population growth
and younger populations than the country as a whole.
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Cities with positive trends in neighbourhoods like
Brooklyn in New York, Parkdale in Toronto and
Kreuzberg in Berlin experience improved business
activity, less crime and better schools.

With time, the improvements lead to lower risk
premiums, another key factor towards growth in
property values.

Focusing on metropolitan cities makes it possible to
own more apartments per city, increasing operational
efficiency. The property market in large cities is liquid,
and it is the first choice among lenders.

Diversification reduces risk and opens
for new opportunities

Diversification reduces risk

There is always political and economic uncertainty in
the world. Calm periods are replaced by periods of
change. High growth periods are replaced by periods
of weak growth. Itis difficult to predict the shifts, when
they may arise, and what the triggering factor is.
Geographic diversification is the key to lower risk.
Changes in supply and demand are local. The same
applies to rental legislation and the taxation of
properties. Akelius only invests in stable, democratic
countries with low geopolitical risk and safe legal
systems. Economic growth and political stability are
deeply interconnected. Choosing residential
properties rather than commercial properties reduces
risk, as they are less affected by crises. Crises can
be local or worldwide, but even worldwide crises have
different effects locally.

Several offers to acquire properties

It is easier to acquire quality property in a large
market. In the absence of good properties in Europe,
Akelius may choose to invest in North America and
vice versa. In 2018, Akelius received offers to buy
properties for a total value of EUR 41 billion.

Open to best practice

Akelius’ key to better quality and more efficient
property management is to work systematically,
based on best practices in the various markets.

Attractive locations in metropolitan
cities

Walk score

Akelius owns properties in cities with strong attributes
in all regions. A high walk score is one of these. More
than ever, “walkability” has become a key factor in
the process of selecting a home. People value
neighbourhoods with stores, schools, work and
public transportation within walking distance. In
coming decades, the Company expects that we will
move away from cars and invests in public
transportation and bike lanes. Walkability is key. The
demand for walkable neighbourhoods is growing fast.
Their popularity is fueled by several reasons.

Health and happiness

Walkability encourages people to travel by foot rather
than taking the car and results in healthier and
happier citizens. Less commuting time results in
more leisure time.

Environment
Walking produces zero pollution and traffic noise.

Finances
Being car-dependent is costly, often the second
largest cost of a household.

Community
Streets dedicated to people, not cars, lead to
increased social engagement and community trust.

Average walk score of 88
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Source: walkscore.com

100-90 walker’s paradise, daily errands do not require a
car

89-70 very walkable, most errands can be accomplished
on foot

69-50 somewhat walkable, some errands can be
accomplished on foot

49-25 car-dependent, most errands require a car

24-0 car-dependent, almost all errands require a car
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All properties in A and B locations

Metropolitan cities are large and contain everything
from attractive locations to socially challenging areas.
The architecture of the properties varies as well.
Akelius owns properties only in popular A and B
locations. These properties are located in what
Akelius refers to as prime, mid or entry segments. Of
all properties, 50 per cent. are in the prime segment,
35 per cent. are in the mid segment, and 15 per cent.
are in the entry segment. In growing metropolitan
areas, tenants are looking more and more for such
locations. Akelius refrains from investing in C
locations, areas where apartments become vacant
first. Akelius also avoids the luxury segment with
lower rental potential and varying demand. Attractive

Share of property fair value in different segments

Prime Mid

A+ to B+ locations, soulful,

attractive buildings

0%

Luxury

A+ locations,
extraordinary
buildings and

service

Investments for better living

Akelius strives to provide tenants with better living.
Akelius is continuously improving the quality of the
properties and the level of service offered to tenants.
An important part of Akelius’ business concept is the
concept of "Better Living." Better Living means that
Akelius continuously upgrades apartments that meet
the same quality standards as newly built
condominiums. Renovations are only carried out
when tenants move out.

Upgrades

Akelius upgrades apartments and common areas,
creates attractive design that lasts and focuses on
sustainability. The first construction team, consisting
of a handful of people, started five years ago. As of

B+ to B locations,
regular buildings

35%

buildings in good and improved areas provide not
only a limited downside risk, but they also provide
good rental potential and good liquidity. These
properties attract investors and lenders even when
the economy is weak, making the investment safer.

The segments Luxury, Prime, Mid, Entry and
Discount are Akelius own concept and not any
standard used by the broader industry. The terms A,
B, C locations are used by the real estate industry to
describe the location of each property. The
judgement of each location is Akelius own since no
official judgement exists.

Entry
B to B- locations, regular
buildings, “plattenbau”

0%

Discount

C+ to C- locations,
“plattenbau”, socially
challenging areas

June 30, 2019, there are two hundred people
involved in upgrades. The process involves
collaboration between construction managers,
architects, kitchen planners, supply chain managers,
energy managers, and property developers. As of
June 30, 2019, Akelius has upgraded 45.9 per cent.
of the apartments in its portfolio. The upgrades are
optional. Investments are made because this is
profitable and the tenants appreciate high quality.

Tenant services

Akelius invests in tenant services. This means a
service center in every metropolitan city that can
handle efficient and accurate communication with all
tenants. As a long-term owner of residential
properties, it is important to build good relationships
with tenants. Good service includes efficient handling
of reported defects, immediate booking of repair
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appointment, on-call service 24 hours a day and
efficient communication.

Digitalization

Akelius invests in the development of in-house
applications for multinational residential property
management. Akelius will benefit from efficient
processes and customized decision support.

Work processes involve tenants, employees and
other external partners.

Seventeen applications are used today. Akelius’
applications include:

e Digitalized upgrading process
e Inspection application
o  Offer application

Digitalized upgrading process

Akelius has developed a support system for the
upgrading process. This system significantly
simplifies logistics and cost control. The aim is to
create a fully automatic digital and user-friendly
process for planning and controlling the upgrading
process. The process ensures close collaboration
between the construction, architecture and
technology departments.

Inspection application

This application is used for property inspections.
Inspections are sent digitally to internal systems or
subcontractors. The goal of the inspection application
is to increase the efficiency of inspections and collect
data that will form the basis for better decisions.

Offer application

Akelius receives 10,000 offers per year. Akelius’
application collects data that provides a better
understanding of the market. It improves the
transaction process and gives Akelius an advantage
in future negotiations with sellers.

Sustainability and environmental policy

As a long-term investor, Akelius understands the
importance of acting responsibly and creating better
living from an environmental perspective. Akelius’
sustainability action plan addresses all aspects of the
business. From environmentally efficient properties
to sustainable development of the business. The
Company has internal architects and invests in
quality products to ensure long-term sustainability.
Akelius strives for a design that is tasteful, refined
and lasting.

Akelius’ general goals are to:

e Improve sustainability throughout the
supply chain through guidelines
e Provide our tenants with better living
e Act ethically and always respect human
rights
e Safeguard the health and safety of
employees and tenants
e Eliminate harmful materials
e Improve the quality and efficiency of the
properties
Sustainability targets are an integral part of the
business. By 2020, Akelius aims to reduce energy
and water consumption in the properties by 10 per
cent.

Akelius carries out the activities below from a
sustainability perspective:

e To systematically reduce consumption of
water, energy, chemicals and harmful
materials.

e To use long-lasting materials - ensuring that
new materials and products used for
renovation and upgrading are sustainable in
the long term and of high quality.

e To repair rather than replace - if technically
feasible, Akelius would rather repair and
keep the original elements than discard and
replace.

e Inventory application - efforts to reduce the
number of components being discarded,
such as fridges and freezers, with the idea
that components that are in good condition
and not older than five years can be reused
in non-upgraded apartments. The in-house
application called "Inventory Application"
should facilitate the reuse of old
components for employees.

e Product certification and labels - this is the
best indicator that products are produced in
a sustainable manner.

e Waste management system in place in all
Akelius’ properties.

e Emissions - opportunities for alternative
transport to and from the office are created
in order to reduce greenhouse gases.
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Employees

The number of employees was 1,403 as of June 30,
2019. The table below shows the number of
employees as of the date stated below.

30 Jun 30 Jun

2019 2018 2018 2017 2016

Number of

1,403 1,100 1,326 876 734
employees

Legal compliance

The Board annually adopts a risk-based plan for the
audit that Akelius’ internal audit has to carry out and
that includes compliance with the rules.

The Board's audit committee oversees the internal
control process, accounting, property valuations, tax
management, and compliance with rules.

The management reviews the internal processes,
partly through the reporting of conducted internal
control.

Organization

Akelius has a decentralized organization. The staff in
each city are responsible for and manage the
operation of the property portfolio, including invest-
ments and real estate transactions. Akelius cities are
organized in three regions, Scandinavia, Europe and
North America. Central departments provide support
to the regions through, among other things, educa-
tion, system development and specialist expertise.
The decentralized organization contributes to
efficient management; the central departments help
manage the business efficiently and in a similar way.

CEO
Pal Ahlsén
Scandinavia Finance

Peter Ullmark Leiv Synnes

Europe Technology
Ralf Spann Andreas Wallén
North America Vice President

Shelly Lee Lars Lindfors

Construction Customer Procurement and Logistics
Nils Wiklund UIf Robertsson Patrik Mardvall
Staff Akelius Business School Business and Property

Vacant Par Hakeman Jordan Milewicz
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Property portfolio

The Group's property portfolio is in the metropolitan cities of Berlin, Hamburg, Munich, Paris, London, Toronto,
Montreal, New York, Boston, Washington D.C., Copenhagen, Stockholm and Malmé. A complete list of all the
Group's properties can be found in Appendix 1 "List of Properties." Appendix 2, “Valuation Reports”, contains reports
by external valuation companies with valuations of all the Group's properties.

Property portfolio overview as of June 30, 2019%°

- L &
[
]
» ]
.
- L]
thousand sqm Fair value
Capitalization

Number of  Residential EUR Share rate  Discount rate
City apartments property  Premises Total million % EUR/sqm % %
Berlin 13,940 875 70 945 2,930 24 3,101 34 54
Stockholm 5,917 423 32 455 1,598 13 3,506 27 4.7
Malmé 4,067 266 83 349 944 8 2,703 3.2 5.2
New York 1,724 117 4 121 943 8 7,767 4.2 6.2
Toronto 4,132 223 5 228 938 8 4,120 4.2 6.2
Hamburg 4,347 242 11 253 932 8 3,675 3.8 5.8
London 2,242 88 15 103 889 7 8,671 4.1 6.1
Montreal 3,859 259 1 260 749 6 2,886 4.3 6.3
Boston 974 63 0 63 504 4 8,003 4.3 6.3
Paris 1,543 48 5 53 389 3 7,300 4.1 6.1
Washington
D.C. 1,082 81 4 85 374 3 4,357 4.7 6.7
Copenhagen 1,031 83 6 89 314 3 3,554 2.9 4.9
Munich 748 41 2 43 237 2 5,522 3.3 5.2
Miscellaneous 1,830 114 7 121 458 3 3,808 3.8 5.8
Total 47,436 2,923 245 3,168 12,199 100 3,850 3.7 5.6

198 Information from the Company’s system.
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Acquisitions, Jan—-June 2019

Number Total area Purchase price,
City of apartments sgm EUR million
Total 350 28,170 94
Montreal 179 12,513 30
Berlin 110 7,522 23
Washington D.C. 0 3,881 20
Stockholm 26 2,248 13
Toronto 24 1,355 4
Hamburg 11 651 2
Cologne 0 0 2
Sales, Jan—-June 2019 at 89 per cent. above purchase cost
Number of Total area Sales price, Purchase price + investments,
City apartments sgm EUR million EUR million
Total 3,357 291,339 743 394
Stockholm 2,341 229,720 509 252
Southern Germany 1,011 61,349 233 141
Hamburg 5 270 1 1
Agreed but not vacated sales, 84 per cent. above purchase cost
Number of Total area Sales price, Purchase price + investments,
City apartments sgm EUR million EUR million
Total 3,984 251,576 996 543
Southern Germany 1,829 120,465 453 256
Munich, Hamburg 1,492 87,195 420 204
Toronto 663 43,916 123 83
Sales EUR 5 billion on average 16% above fair value?"
Ability to create cash flow through property sales
sales price in relation to
fair value in percent
23
= 17
10 10 I I
2012 2013 2014 2015 2016 2017 2018 2019 average

"0 Including signed and binding property disposals not yet closed (2019).
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Net sales 2019 - operation increase rating to BBB+'"1

1,739
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"1 Including signed sales 2019.
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Germany

Vacancy rate
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@ acquired properties @ like-for-like properties
For definition of like-for-like properties, see section “Selected financial information”.

Property portfolio* 2017 2018 H1 2019
Fair value, EUR million 2,390 2,854 2,930
Proportion of fair value, per cent. 22 23 24
Capitalization rate, per cent. 3.41 3.39 3.39
Proportion of upgraded apartments, per cent. 35 37 40
Average apartment size, sqm 63 63 63
Walkscore 91 91 91
* Information from the Company’s system.
Average residential rent* EUR/sgm/month
Total portfolio, July 1, 2018 8.30
Property sales -
Like-for-like portfolio, July 1, 2018 8.30
Increase in like-for-like portfolio 0.73
Like-for-like portfolio, July 1, 2019 9.03
Property purchase -0.02
Total portfolio, July 1, 2019 9.01
* Information from the Company’s system.
Vacancy rate, residential 2017 2018 H1 2019
Real vacancy rate, per cent. 1.5 1.5 0.9
Apartments being upgraded 5.5 6.3 5.5

7.0 7.8 6.4
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Hamburg

@
®
@ like-for-like properties
For definition of like-for-like properties, see section “Selected financial information”.

Property portfolio* 2017 2018 H1 2019
Fair value, EUR million 828 903 932
Proportion of fair value, per cent. 8 7 8
Capitalization rate, per cent. 3.78 3.77 3.76
Proportion of upgraded apartments, per cent. 51 52 54
Average apartment size, sqm 56 56 56
Walkscore 87 87 87
* Information from the Company’s system.

Average residential rent* EUR/sgm/month
Total portfolio, July 1, 2018 10.91
Property sales -
Like-for-like portfolio, July 1, 2018 10.91
Increase in like-for-like portfolio 0.50
Like-for-like portfolio, July 1, 2019 11.42
Property purchase -0.02
Total portfolio, July 1, 2019 11.40
* Information from the Company’s system.

Vacancy rate, residential 2017 2018 H1 2019
Real vacancy rate, per cent. 1.2 0.8 0.6
Apartments being upgraded 5.0 4.9 5.8
Vacancy rate 6.2 5.7 6.4
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Munich

RIEM
RIE!

@ like-for-like properties

For definition of like-for-like properties, see section “Selected financial information”.

Property portfolio* 2017 2018 H1 2019
Fair value, EUR million 180 195 237
Proportion of fair value, per cent. 2 2 2
Capitalization rate, per cent. 3.61 3.61 3.25
Proportion of upgraded apartments, per cent. 42 44 47
Average apartment size, sqm 55 55 55
Walkscore 87 87 85

* Information from the Company’s system.

Average residential rent* EUR/sgm/month
Total portfolio, July 1, 2018 12.88
Property sales -
Like-for-like portfolio, July 1, 2018 12.88
Increase in like-for-like portfolio 0.72
Like-for-like portfolio, July 1, 2019 13.60
Property purchase -0.02
Total portfolio, July 1, 2019 13,58

* Information from the Company’s system.

Vacancy rate, residential 2017 2018 H1 2019
Real vacancy rate per cent. 0.7 1.6 3.5
Apartments being upgraded 22 5.1 25
Vacancy rate 29 6.7 6.0
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Key figures, Germany

Growth in rental income, per cent. Capitalization rate, per cent.
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Sweden
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® acquired properties @ like-for-like properties
For definition of like-for-like properties, see section “Selected financial information”.
Property portfolio* 2017 2018 H1 2019
Fair value, EUR million 2,149 2,017 1,598
Proportion of fair value, per cent. 20 16 13
Capitalization rate, per cent. 2.85 2.84 2.69
Proportion of upgraded apartments per cent. 45 48 50
Average apartment size, sqm 72 73 72
Walkscore 59 66 68
* Information from the Company’s system.
Average residential rent* SEK/sgml/year
Total portfolio, July 1, 2018 1,289
Property sales 7
Like-for-like portfolio, July 1, 2018 1,296
Increase in like-for-like portfolio 44
Like-for-like portfolio, July 1, 2019 1,340
Property purchase 1
Total portfolio, July 1, 2019 1,341
* Information from the Company’s system.
Vacancy rate, residential 2017 2018 H1 2019
Real vacancy rate, per cent. June 30, 2019 0.0 0.0 0.0
Apartments being upgraded 1.2 24 2.0
Vacancy rate 1.2 24 2.0
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Malmé

HAMNEN

VASTRA HAMNEN
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whelkm

@ like-for-like properties

For definition of like-for-like properties, see section “Selected financial information”.

Property portfolio* 2017 2018 H1 2019
Fair value, EUR million 926 949 944
Proportion of fair value, per cent. 9 8 8
Capitalization rate per cent. 3.16 3.20 3.23
Proportion of upgraded apartments, per cent. 48 52 55
Average apartment size, sqm 65 65 64
Walkscore 89 91 91

* Information from the Company’s system.

Average residential rent* SEK/sgml/year
Total portfolio, July 1, 2018 1,339
Property sales -
Like-for-like portfolio, July 1, 2018 1,339
Increase in like-for-like portfolio 46
Like-for-like portfolio, July 1, 2019 1,385
Property purchase -
Total portfolio, July 1, 2019 1,385

* Information from the Company’s system.

Vacancy rate, residential 2017 2018 H1 2019
Real vacancy rate, per cent. 0.0 0.0 0.0
Apartments being upgraded 0.9 1.6 1.0
Vacancy rate 0.9 1.6 1.0
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Key figures, Sweden

Growth in rental income, per cent. Capitalization rate, per cent.
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USA

New York

@ like-for-like properties

For definition of like-for-like properties, see section “Selected financial information”.

Property portfolio* 2017 2018 H1 2019
Fair value, EUR million 658 924 943
Proportion of fair value, per cent. 6 7 8
Capitalization rate, per cent. 4.26 4.22 4.18
Proportion of upgraded apartments, per cent. 23 28 33
Average apartment size, sqm 65 68 68
Walkscore 97 97 96

* Information from the Company’s system.

Average residential rent* USD/sgm/month
Total portfolio, July 1, 2018 2.86
Property sales -
Like-for-like portfolio, July 1, 2018 2.86
Increase in like-for-like portfolio 0.14
Like-for-like portfolio, July 1, 2019 3.00
Property purchase -0.06
Total portfolio, July 1, 2019 2.94

* Information from the Company’s system.

Vacancy rate, residential 2017 2018 H1 2019
Real vacancy rate, per cent. 23 24 2.6
Apartments being upgraded 6.8 13.9 14.2
Vacancy rate 9.1 16.3 16.8
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Boston

10 km

@ like-for-like properties

For definition of like-for-like properties, see section “Selected financial information”.

Property portfolio* 2017 2018 H1 2019
Fair value, EUR million 394 480 504
Proportion of fair value, per cent. 4 4 4
Capitalization rate, per cent. 4.34 4.26 4.25
Proportion of upgraded apartments, per cent. 50 59 65
Average apartment size, sqm 65 64 64
Walkscore 87 87 89

* Information from the Company’s system.

Average residential rent* USD/sgm/month
Total portfolio, July 1, 2018 3.52
Property sales -
Like-for-like portfolio, July 1, 2018 3.52
Increase in like-for-like portfolio 0.14
Like-for-like portfolio, July 1, 2019 3.66
Property purchase -0.01
Total portfolio, July 1, 2019 3.65

* Information from the Company’s system.

Vacancy rate, residential 2017 2018 H1 2019
Real vacancy rate, per cent. 2.7 3.2 1.7
Apartments being upgraded 17.4 15.8 14.7
Vacancy rate 201 19.0 16.4

Offer to acquire Class D ordinary shares in Akelius Residential Property AB (publ) 77



Washington D.C

MARYLANg

® acquired properties @ like-for-like propertieé

For definition of like-for-like properties, see section “Selected financial information”.

Property portfolio* 2017 2018 H1 2019
Fair value, EUR million 147 337 374
Proportion of fair value, per cent. 1 3 3
Capitalization rate, per cent. 4.83 473 4.67
Proportion of upgraded apartments, per cent. 26 22 67
Average apartment size, sqm 72 75 75
Walkscore 86 86 87

* Information from the Company’s system.

Average residential rent* USD/sgm/month
Total portfolio, July 1, 2018 1.92
Property sales -
Like-for-like portfolio, July 1, 2018 1.92
Increase in like-for-like portfolio 0.20
Like-for-like portfolio, July 1, 2019 2.12
Property purchase 0.28
Total portfolio, July 1, 2019 2.40

* Information from the Company’s system.

Vacancy rate, residential 2017 2018 H1 2019
Real vacancy rate, per cent. 1.3 3.4 3.8
Apartments being upgraded 30.9 28.4 22.4
Vacancy rate 32.2 31.8 26.2
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Key figures, USA

Growth in rental income, per cent. Capitalization rate, per cent.
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Canada
Toronto

(] acqiliféd properties @ like-for-like properties

For definition of like-for-like properties, see section “Selected financial information”.

Property portfolio* 2017 2018 H1 2019
Fair value, EUR million 688 837 938
Proportion of fair value, per cent. 6 7 8
Capitalization rate, per cent. 4.22 4.18 4.19
Proportion of upgraded apartments, per cent. 45 43 45
Average apartment size, sqm 55 54 54
Walkscore 83 82 82

* Information from the Company’s system.

Average residential rent* CAD/sqm/month
Total portfolio, July 1, 2018 2.08
Property sales -
Like-for-like portfolio, July 1, 2018 2.08
Increase in like-for-like portfolio 0.12
Like-for-like portfolio, July 1, 2019 2.20
Property purchase -
Total portfolio, July 1, 2019 2.20

* Information from the Company’s system.

Vacancy rate, residential 2017 2018 H1 2019
Real vacancy rate, per cent. 0.5 1.9 3.6
Apartments being upgraded 3.8 8.7 7.2
Vacancy rate 4.3 10.6 10.8
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Montreal

10 leim /

® acquired properties @ like-for-like prope;'ties h

For definition of like-for-like properties, see section “Selected financial information”.

Property portfolio* 2017 2018 H1 2019
Fair value, EUR million 306 650 749
Proportion of fair value, per cent. 3 5 6
Capitalization rate, per cent. 4.46 4.35 4.29
Proportion of upgraded apartments, per cent. 44 35 42
Average apartment size, sqm 70 67 67
Walkscore 89 91 92

* Information from the Company’s system.

Average residential rent* CAD/sqgm/month
Total portfolio, July 1, 2018 1.69
Property sales -
Like-for-like portfolio, July 1, 2018 1.69
Increase in like-for-like portfolio 0.03
Like-for-like portfolio, July 1, 2019 1.72
Property purchase -0.02
Total portfolio, July 1, 2019 1.70

* Information from the Company’s system.

Vacancy rate, residential 2017 2018 H1 2019
Real vacancy rate, per cent. 0.8 2.7 2.1
Apartments being upgraded 24 12.9 16.4
Vacancy rate 3.2 15.6 18.5
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Key figures, Canada

Growth in rental income, per cent. Capitalization rate, per cent.
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United Kingdom

London

@ like-for-like properties

For definition of like-for-like properties, see section “Selected financial information”.

Property portfolio* 2017 2018 H1 2019
Fair value, EUR million 780 878 889
Proportion of fair value, per cent. 7 7 7
Yield requirement, per cent. 4.16 414 4.13
Proportion of upgraded apartments, per cent. 45 54 57
Average apartment size, sqm 39 39 39
Walkscore 85 86 86

* Information from the Company’s system.

Average residential rent* GBP/sgm/month
Total portfolio, July 1, 2018 2.76
Property sales -
Like-for-like portfolio, July 1, 2018 2.76
Increase in like-for-like portfolio 0.03
Like-for-like portfolio, July 1, 2019 2.79
Property purchase 0.01
Total portfolio, July 1, 2019 2.80

* Information from the Company’s system.

Vacancy rate, residential 2017 2018 H1 2019
Real vacancy rate, per cent. 2.0 3.0 1.9
Apartments being upgraded 12.7 16.1 16.5
Vacancy rate 14.7 19.1 18.4
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Key figures, United Kingdom

Growth in rental income, per cent.
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France

Paris

@ like-for-like properties

For definition of like-for-like properties, see section “Selected financial information”.

Property portfolio* 2017 2018 H1 2019
Fair value, EUR million 245 380 389
Proportion of fair value, per cent. 2 3 3
Capitalization rate, per cent. 4.16 4.06 4.06
Proportion of upgraded apartments per cent. 17 18 22
Average apartment size, sqm 29 31 31
Walkscore 97 97 97

* Information from the Company’s system.

Average residential rent* EUR/sgm/month
Total portfolio, July 1, 2018 23.49
Property sales -
Like-for-like portfolio, July 1, 2018 23.49
Increase in like-for-like portfolio 2.31
Like-for-like portfolio, July 1, 2019 25.80
Property purchase -1.47
Total portfolio, July 1, 2019 24.33

* Information from the Company’s system.

Vacancy rate, residential 2017 2018 H1 2019
Real vacancy rate, per cent. 1.3 1.8 0.9
Apartments being upgraded 451 42.0 40.9
Vacancy rate 46.4 43.8 41.8

Offer to acquire Class D ordinary shares in Akelius Residential Property AB (publ) 85



Key figures, France

Growth in rental income, per cent. Capitalization rate, per cent.
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Denmark

Copenhagen

NORREBRO

Coperkacgr

® 10 km

Salthalm

@ like-for-like properties

For definition of like-for-like properties, see section “Selected financial information”.

Property portfolio* 2017 2018 H1 2019
Fair value, EUR million 277 300 314
Proportion of fair value, per cent. 3 2 3
Capitalization rate, per cent. 3.09 2.99 2.92
Proportion of upgraded apartments, per cent. 24 32 36
Average apartment size, sqm 80 80 80
Walkscore 95 95 95

* Information from the Company’s system.

Average residential rent* DKK/sqml/year
Total portfolio, July 1, 2018 960
Property sales -
Like-for-like portfolio, July 1, 2018 960
Increase in like-for-like portfolio 79
Like-for-like portfolio, July 1, 2019 1,039
Property purchase -
Total portfolio, July 1, 2019 1,039

* Information from the Company’s system.

Vacancy rate, residential 2017 2018 H1 2019
Real vacancy rate, per cent. 0.6 0.1 0.2
Apartments being upgraded 5.5 4.1 54
Vacancy rate 6.1 4.2 5.6
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Key figures, Denmark

Growth in rental income, per cent.
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Selected financial information

The following financial information regarding the financial years 2018, 2017 and 2016 is obtained from Akelius’
audited consolidated financial statements, which have been prepared in accordance with IFRS. The following
financial information regarding the interim period of January—June 2019 with financial comparative figures for the
corresponding period in 2018 has been prepared in accordance with IAS 34 Interim Financial Reporting and the
applicable provisions of the Swedish Annual Accounts Act and has been obtained from the Group's interim report
for the period of January—June 2019, which has been reviewed by the Company's auditor. The Group changed its
presentation currency to EUR as of January 1, 2018. Comparative data have been translated from SEK to EUR.
Assets and liabilities have been translated to EUR at the prevailing exchange rate on each reporting date. Revenues
and expenses have been translated to EUR at an average rate that approximates the exchange rates during the
period. This section should be read in conjunction with the section "Comments on financial performance.”

Statement of comprehensive income

Unaudited Audited

EUR million EUR million SEK million

2019 2018 2018 2017 2017 2016

Jan—Jun.  Jan—Jun. full year full year full year full year

Rental income 253 233 482 469 4,122 4,109
Property expenses -107 -95 -195 -185 -1,387 -1,418
Maintenance -15 -14 -28 -33 -322 -380
Net operating income 131 124 259 251 2,413 2,311
Central administrative costs -18 -13 -29 -22 -215 -134
Other income and expenses 3 3 3 0 1 26
Realizgd r1evaluation of investment 35 0 R 36 353 827
properties
Unreali_zed revaluation of investment 210 374 547 841 8.103 11,779
properties
Operating profit/loss 361 488 779 1,106 10,655 14,809
Interest income 1 0 1 0 2 4
Interest expenses -69 -61 -129 -117 -1,128 -1,138
Interest expenses, hybrid bond -10 -5 -14 0 0 0
Other financial income and expenses 0 -2 -3 -5 -45 -33
_Change in value of derivative financial 20 3 0 0 4 3292
instruments
Profit before tax 263 423 634 984 9,480 13,320
Tax -30 -95 -127 -178 -1,712 -2,958
Profit for the period 233 328 507 806 7,768 10,362
Items that will be reclassified to profit or
loss:
Exchange rate fluctuation 2 57 35 -156 -173 1,366
Change in the hedging of currency risk -20 -161 -113 38 370 -659
Tax attribqtable to the hedging of 2 35 23 8 .81 145
currency risk
Revaluation reserve? 1 2 2 1 14 0
Tax attributable to the revaluation 0 0 0 0 2 0
reserve
Total other comprehensive income -19 -67 -53 -125 128 852
Comprehensive income for the period 214 261 454 681 7,896 11,214

" EUR 5 million is related to transaction costs (full-year, 2018).
2 The revaluation reserve consists of owner-occupied properties (full-year 2018).
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Balance sheet

Unaudited Audited
EUR million EUR million SEK million
2019 2018 2018 2017 2017 2016
Jun. 30 Jun. 30 Dec. 31 Dec. 31 Dec. 31 Dec. 31
Assets
Intangible assets 14 7 11 6 59 49
Investment property 11,707 11,187 11,891 10,345 101,898 84,634
Owner-occupied property 52 38 39 35 344 0
Leases, right of use 15 0 0 0 0 0
Tangible fixed assets 6 4 6 4 42 39
Derivative financial instruments 0 0 2 3 31 0
Deferred tax assets 1 0 1 1 4 6
Financial assets 5 4 4 7 70 9
Total non-current assets 11,800 11,240 11,954 10,401 102,448 84,737
Accounts receivables 98 83 86 85 838 447
Derivative financial instruments 0 0 14 3 28 9
Cash and cash equivalents 15 22 13 16 155 137
Assets held for sale' 440 0 449 244 2,402 3,108
Total current assets 553 105 562 348 3,423 3,701
Total assets 12,353 11,345 12,516 10,749 105,871 88,438
Equity and liabilities
Share capital 187 211 211 204 1,851 1,770
Share premium 1,315 1,460 1,460 1,514 13,891 12,168
Currency translation reserve -205 -222 -209 -154 1,036 935
Retained earnings 4,171 3,654 3,830 3,327 31,293 23,872
;gtz‘;%‘gz:;:;,?:tsahb;fefotl';irs 5,468 5,103 5,292 4,881 48,071 38,745
Hybrid loan 0 0 0 0 0 2,009
Non-controlling interests 80 22 78 20 199 183
Total equity 5,548 5,125 5,370 4,901 48,270 40,937
Loans 4,644 4,360 5,180 4,431 43,641 29,932
Hybrid bond 499 499 499 0 0 0
Leases 13 0 0 0 0 0
Derivative financial instruments 58 69 46 100 985 1,350
Deferred tax liability 852 894 885 838 8,259 6,676
Provisions 1 1 1 0 1 0
Other liabilities 17 14 16 15 145 72
Total non-current liabilities 6,084 5,837 6,627 5,384 53,031 38,030
Loans 307 245 339 316 3,115 8,163
Leases 2 0 0 0 0 0
Derivative financial instruments 5 13 0 7 69 98
Provisions 0 2 1 2 19 0
Accounts payables 343 123 121 110 1,084 932
Liabilities held for sale 64 0 58 29 283 278
Total current liabilities 721 383 519 464 4,570 9,471
Total equity and liabilities 12,353 11,345 12,516 10,749 105,871 88,438

1 Attributable to investment properties.
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Statement of cash flow

Net operating income
Central administrative costs
Other income and expenses
Reversal of depreciation and
impairment losses

Interest paid

Income taxes paid

Cash flows before changes in
working capital

Change in current assets
Change in current liabilities

Cash flows from operating activities

Investments in intangible assets

Investments in investment properties
Acquisition of investment properties
Acquisition of net assets

Proceeds from sale of investment
properties

Proceeds from sale of net assets

Purchase and sale of other fixed
assets

Cash flows from the investment
activities

Share issue

Acquisition of minority shares
Loans raised

Repayment of loans
Repurchase of hybrid loans

Purchase and sale of derivative
instruments

Repayment IFRS leasing 16
Dividends, ordinary shares
Dividends, preference shares

Cash flows from the investment
activities

Cash flows for the period

Cash and cash equivalents at the
beginning of the period
Translation differences in cash and
cash equivalents

Cash and cash equivalents at the
end of the period

Unaudited
EUR million
2019 2018
Jan—Jun. Jan—Jun.
131 124
-18 -13
0 2
2 1
-67 -61
-2 -1
46 52
-15 -6
-3 -4
28 42
-4 -2
-216 -138
-94 -543
0 30
743 299
-49 -28
192 4
572 -378
0 809
0 1
889 1,327
-1,467 -960
0 0
-6 -8
-1 0
0 -809
-18 -18
-603 342
-3 6
13 16
5 0
15 22

Audited

EUR million SEK million
2018 2017 2017 2016
full year full year full year full year
259 251 2,413 2,311
-29 -22 -215 -134
3 1 7 23
3 2 21 14
-136 -98 -940 -1,226
-3 -3 -28 -67
97 131 1,258 921
1 -18 -166 -27
11 -2 -20 -30
109 111 1,072 864
-7 -2 -20 -28
-349 -288 -2,777 -2,989
-1,186 -1,297 -12,490 -6,094
40 19 186 650
300 737 7,096 9,061
-31 -45 -431 -310
-8 -33 -317 405
-1,241 -909 -8,753 695
809 1,043 10,057 4,036
5 1 5 8
3,650 2,192 21,112 19,862
-2,438 -1,356 -13,066 -18,641
0 -227 -2,188 0
-51 22 216 -1,377
0 0 0 0
-809 -838 -8,060 -5,546
-37 -38 -376 0
1,129 799 7,700 -1,658
-3 1 19 -99
16 14 137 238
0 1 -1 -2
13 16 155 137
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Key figures

Risk capital

Equity

Equity to assets ratio, per cent.

Equity and hybrid capital ratio, per cent.
Return on equity, per cent.

Net asset value

Dividend payment
Dividends, ordinary shares

Unaudited
EUR
million
2019

Jun. 30

5,548
45

49

4
6,526

Dividend on ordinary shares, per share, SEK

Dividends, preference shares

Dividend on preference shares, per share, SEK

Net operating income

Rental income

Growth in rental income, per cent.
Like-for-like growth in rental income,
per cent.

Net operating income
Growth in net operating income, per
cent.

Like-for-like growth in net operating
income, per cent.

Net operating income margin, per cent.
Adjusted net operating income margin,
per cent.

Interest-bearing liabilities
Loan-to-value, secured loans, per cent.
Loan-to-value, per cent.
Unencumbrance ratio

Interest coverage ratio

Interest coverage ratio excluding
realized value growth

Average interest rate, per cent.
Fixed interest term, year
Capital tied up, year

Properties
Number of apartments
Rentable area, thousand sgm

Real vacancy rate, residential, per cent.

Vacancy rate, residential, per cent.
Fair value, EUR per sqm, SEK per sqm
Capitalization rate, per cent.

Change in capitalization rate, per cent.
Opening balance fair value properties
Change in fair value

Investment

Acquisitions

Sales

Exchange difference

Closing balance fair value properties

253
8.6

3.7

131
5.4

3.9

51.7
65.5

15
40
1.87
4,2

1.8

2.58
4.6
5.7

47,436
3,168
1.3
9.5
3,850
3.66
-0.01
12,379
254
216
94
743
-1
12,199

Unaudited
EUR
million
2018

Jun. 30

5,125
45

50

5
6,101

233
1.7

3.4

124
1.7

6.2

53.2
67.5

16
40
1.89
4.8

1.8

2.64
5.2
5.5

47,733
3,242
1.1
8.5
3,463
3.61
-0.01
10,624
379
138
543
-299
-160

11,225

Audited
EUR
million
2018
Dec. 31

5,370
43

47

9
6,284

809
2.80
37
20

482
2.8

3.2

259
3.3

5.1

53.6
69.3

19
44
1.74
2.8

1.8

2.64
4.5
5.7

50,407
3,422
1.4

9.6
3,617
3.67
0.02
10,624
553
349
1,286
-300
-133

12,379

Audited
EUR
million
2017
Dec. 31

4,901
46
46
19

5,840

838
2.75
38
20

469
-0.6

5.1

251
4.4

10.7

53.4
68.0

18
44
1.63
47

1.9

2.58
5.3
5.6

47,177
3,228
0.9
6.6
3,292
3.60
-0.22
9,171
886
288
1,297
=737
-281

10,624

Audited
SEK
million
2017
Dec. 31

48,270
46
46
19

57,520

8,060

376

4,122
0.3
5.1

2,413
4.4

10,7

53.4
68.0

18
44
1.63
4.7
1.9

2.58
5.3
5.6

47,177
3,228
0.9

6.6
32,421
3.60
-0.22
87,739

8,554
2,777
12,490
-7,096
180
104,644

Audited
SEK
million
2016
Dec. 31

40,937
46

37

5,044
2.75

377
20

4,109
3.1

4.1

2,311
6.3

8.0

51.7
66.2

24
43
1.18
4.5

1.9

2.62
4.5
5.0

46,516
3,236
1.1

5.0
27,116
3.82
-0.49
72,764
12,715
2,989
6,094
-9,061
2,238

87,739
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Definitions

Key figures
Adjusted net operating
income margin

Adjusted profit excluding
changes in value

Capitalization rate

Capitalization rate, per
cent.

Debt maturities, years

Discount rate

EBITDA

Equity ratio including

hybrid capital

Equity ratio

Interest coverage ratio

Interest rate hedge total
loans, year

Like-for-like properties

Liquid financial assets

Loan-to-value ratio

Loan-to-value ratio,
secured loans

Net assets

Definition/Calculation

Net operating income in relation to rental income,
excluding income from operating costs included in
the rent invoiced to the tenants, such as utility and
property taxes.

Purpose

It highlights the ongoing earning
capacity from property
management related to rental
services only.

It is used to illustrate results
excluding interest expenses
and change in value of assets
and liabilities.

Profit excluding change in value plus other income
and expenses.

It is used to assess the
properties net operating
income.

Capitalization rate used in assessing the terminal
value of property in the fair value assessment.
Defined as the expected return when net operating
income and property prices remain constant.

It illustrates to measure the
capitalization rate of the
property portfolio.

Net operating income on an annual basis in relation
to the fair value of the properties in the beginning of
the period.

Volume-weighted remaining term of interestbearing
liabilities and derivatives on the balance sheet date.

It illustrates the company’s
refinancing risk.

Defined as the expected return on the property. Mainly used to estimate

propertie’s real value.

Net operating income plus central administrative
costs, other income and expenses with add-back of
depreciation and impairment charges and operating
exchange rate differences.

Equity including hybrid bond in relation to total
assets.

Facilitates the analysis of the
lasting operating profit.

It illustrates the Company’s
financial stability.

Equity in relation to total assets. It highlights the company’s

financial stability.

Adjusted profit excluding changes in value in relation It illustrates the Company’s

to net interest expenses. sensitivity to interest rate
changes.

Volume-weighted remaining term of interest rates on It illustrates the company’s

interest-bearing liabilities and derivatives on the financial risk.

balance sheet date.

Properties owned during the compared periods. This Facilitates the analysis and the

means that properties that were acquired or sold comparison between different

during any of the compared periods are excluded. periods, when properties that
don’t figure in all the periods
are excluded.

Debt securities and equity securities traded on a It is used to calculate liquidity.

regulated market and with an investment grade

rating.

Net debt divided by net assets. This key figure shows financial

risk.
Net debt reduced by This key figure shows financial
unsecured interest-bearing debt divided by net risk.

assets.
Total assets minus liquid assets. It is used to illustrate the

Company’s net assets.
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Net asset value

Net debt

Net financial items

Net interest expenses

Net letting

Net operating income

Net operating income for

like-for-like properties

Net operating income
margin

Other income and
expenses

Property portfolio

Property expenses

Realized value growth

Real vacancy rate

Renewed and
renegotiated rental
contracts

Rental income

Rental income for like-for-

like properties

Rental value residential
rent

Return on equity

Equity, deferred tax and derivatives. It is used to highlight the
Company’s long-term

capital that is not interest-
bearing.

It is used to facilitate analysis of
the Company’s

real indebtedness.

The net of interest income, interest expenses, other It measures the net of financial
financial income and expenses and changes in the operations.

fair value of derivatives.

Total interest expenses less interest on subordinated It is used to facilitate analysis of
debt, one-off financing charges and interest on cash, the Company’s interest results.
cash equivalents and liquid financial assets.

The sum of agreed contracted annual rents for new Demonstrates the effect of the
lets for the period less terminated annual rents. vacancy development
illustrated in annual rent.

Rate of return used in
assessing the present value of
future cash flow and terminal
value in the fair value
assessment of properties.
Like-for-like properties is
applied to net operating income
in order to facilitate comparison.
It highlights the ongoing earning
capacity from property
management.

Summarizes income and
expenses from business
operations ancillary to the main
business operations.

Interest-bearing liabilities excluding leases less
subordinated debt, minus cash and liquid assets.

Rental income less property expenses.

Comparison of net operating income for properties
owned during the compared periods.

Net operating income in relation to rental income.

Items from secondary activities such as

gains on disposals of fixed assets other than
investment properties, income and expenses

from temporary services rendered after the sale of
properties.

Investment property and investment

property classified as assets held for sale.

Summarizes the different
accounting definitions of
properties.

lllustrates the direct property
expenses.

This item includes direct property expenses such as
operating costs, maintenance costs, leasehold fees
and property taxes.

Proceeds from the sale of investment properties
minus acquisition costs, accumulated investments
and costs of sale. acquisition to sale.

The total number of vacant apartments less the Facilitates the analysis of long-
number of apartments vacant due to renovation work term vacancy for the Company.
or planned sales, in relation to the total number of
apartments.

Real vacancy is measured on the first day after the
month-end.

All changes in rental levels for remaining tenants.

Demonstrates the actual result
of sales measured from the

Highlights contract change with
existing customers.

It measures the net of financial
operations.

Like-for-like properties is
applied to rental income in
order to facilitate comparison.

Rental income less vacancies, rent discounts.

Comparison of rental income for properties owned
during the compared periods.

12 months’ rent for apartments including a market
rent for vacant apartments. Development of the
rental value over the last 12 months, broken down
into disposals, acquisitions and like-for-like portfolio.
Comprehensive income divided by opening equity.

Illustrates what is accountingly
included in the Company’s
rental income.

Shows the return offered on the
owners’ invested capital.
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Risk capital

Total return, per cent.

Unencumbrance ratio

Vacancy rate

Value growth

Walk score

Equity, deferred tax liability and unsecured interest- Summarizes the Company’s
bearing liabilities. capital which is subordinated
other capital.

Net operating income and change in fair value on It measures the yield on the
investment properties on an annual basis in relation property portfolio.
to the fair value of the properties at the beginning of

the year.
Unencumbered assets less cash equivalents to It is used to assess
senior unsecured debt less cash equivalents. unencumbered assets in

relation to unsecured senior
interest-bearing liabilities.
The number of vacant apartments in relation to the It is used to show vacant
total number of apartments. Vacancy is measured onapartments available for letting.
the first day after the month-end.

Changes in the value of investment properties Demonstrates change in value

excluding investment and change of currency. of properties cleared for
currency effects and laid down
capital.

Rating of how easy it is to complete daily errands Grades the property's location.
without a car. Locations are rated on a scale from 0

to 100, where 100 is the best.

Walk score is provided by walkscore.com
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Deviation tables for alternative key figures

Unaudited Unaudited Audited Audited Audited Audited
EUR million EUR million EUR million EUR million SEK million SEK million
2019 2018 2018 2017 2017 2016
Jun 30 Jun 30 Dec 31 Dec 31 Dec 31 Dec 31
Equity 5548.0 5,125.0 5,370.0 4,901.0 48,270.0 40,937.0
Deferred tax 851.0 894.0 884.0 837.0 8,255.0 6,670.0
Deferred tax on liabilities
held for sale 64.0 0.0 58.0 29.0 283.0 249
Derivatives 63.0 82.0 30.0 101.0 995.0 1,439.0
Net asset value 6,526.0 6,101.0 6,342.0 5,868.0 57,803.0 49,295.0
Total interest-bearing liabilities excluding
leases 5,450.0 5,104.0 6,018.0 4,747.0 46,756.0 38,095.0
Hybrid capital -499.0 -499.0 -499.0 -
Cash and cash equivalents -15.0 -22.0 -13.0 -16.0 -155.0 -137.0
Pledged asset -3.0 -1.0 -1.0 -1.0 -12.0 -16.0
Net debt 4,933.0 4,582.0 5,505.0 4,730.0 46,589.0 37,942.0
Total assets 12,353.0 11,345.0 12,516.0 10,749.0 105,871.0 88,438.0
Cash and cash equivalents -15.0 -22.0 -13.0 -16.0 -155.0 -137.0
Pledged asset -3.0 -1.0 -1.0 -1.0 -12.0 -16.0
Net assets 12,335.0 11,322.0 12,502.0 10,732.0 105,704.0  88,285.0
Loan-to-value ratio, per cent. 40.0 40.0 44.0 44.0 44.0 43.0
Net debt 4,933.0 4,582.0 5,505.0 4,730.0 46,589.0 37,942.0
Unsecured debt -3,052.0 -2,715.0 -3,173.0 -2,814.0 -27,718.0 -16,613.0
Secured debt
minus cash, pledged cash and liquid
assets 1,881.0 1,867.0 2,332.0 1,916.0 18,871.0 21,329.0
Net assets 12,335.0 11,322.0 12,502.0 10,732.0 105,704.0 88,285.0
Loan-to-value ratio, secured loan, per
cent. 15.0 16.0 19.0 18.0 18.0 24.0
Equity 55480 5,125.0 5,370.0 4,901.0 48,270.0 40,937.0
Hybrid bond 499.0 499.0 499.0 - - -
Equity and hybrid bond 6,047.0 5,624.0 5,869.0 4,901.0 48,270.0 40,937.0
Total assets 12,353.0 11,345.0 12,516.0 10,749.0 105,871.0 88,438.0
Equity ratio, per cent. 45.0 45.0 43.0 46.0 46.0 46.0
Equity ratio including hybrid capital
ratio, per cent. 49.0 50.0 47.0 - - -

Sources: Annual reports and quarterly reports.
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Unaudited Unaudited Audited Audited Audited
EUR million EUR million EUR million EUR million SEK million
2019 2018 2018 2017 2016
Jun 30 Jun 30 Full year Full year Full year
Unencumbered assets
Intangible assets 14.0 7.0 11.0 6.0 49.0
Unencumbered properties 5526.0 49280 53440 43040 17,220.0
Leases, right of use 15,0 0,0 0,0 0,0 0,0
Tangible assets 6.0 4.0 6.0 4.0 39.0
Deferred tax assets 1.0 0.0 1.0 1.0 6.0
Financial assets 5.0 4.0 4.0 7.0 9.0
Accounts receivable and other receivables 98.0 83.0 86.0 85.0 447.0
Derivatives 0.0 0.0 16.0 6.0 9.0
Unencumbered assets 5,665.0  5026.0 5468.0 4,413.0 17,779.0
Unsecured debt 30520 27150 311730  2,8140 16,613.0
less debt from Akelius Apartment and Akelius
Spar,
up-front fees and repurchased SEK bonds -12.0 -14.0 -25.0 730  -1,229.0
less cash and cash equivalents -15.0 -22.0 -13.0 -16.0 -137.0
Net unsecured senior debt 3,025.0  2679.0 3,350  2,725.0 15,247.0
Unencumbrance ratio 1.87 1.89 1.74 1.63 1.18
Unaudited Unaudited Audited  Audited Audited  Audited
EUR million EUR million EUR million EUR million SEK million  SEK million
2019 2018 Growth in 2018 2017 Growth in 2017 2016 Growth in
Jan—Jun Jan—Jun percent. Fullyear  Full year percent.  Full year Full year per cent.
Rental income 253.0 233.0 8.6 482.0 469.0 28 41220 4,109.0 0.3
Exchange differences 0.0 0.0 - -15.0 - 54.0
Service revenue -21.0 -17.0 -40.0 -41.0
Acquisitions and sales -33.0 -24.0 -71.0 -563.0 -691.0 -898.0
Like-for-like rental income 199.0 192.0 3.7 371.0 360.0 3.2 3,431.0 3,265.0* 5.1
Net operating income 131.0 124.0 5.4 259.0 251.0 3.3 24130 2,311.0 44
Exchange differences 0.0 0.0 - -7.0 - 26.0
Acquisitions and sales -15.0 -12.0 -31.0 -27.0 -338.0 -462.0
Net operating income for like-
for-like 116.0 112.0 3.9 228.0 217.0 51 2,075.0 1,875.0 10.7
Proceeds from the sale of
investment properties 743.0 299.0 300.0 737.0 7,096.0 9,061.0
Costs of sale -7.0 -4.0 -5.0 -9.0 -83.0 -109.0
Acquisition costs -288.0 -108.0 -112.0 -289.0 -2,778.0 -4,775.0
Accumulated investments -116.0 -48.0 -54.0 -115.0 -1,110.0 -1,301.0
Realized value growth 332.0 139.0 129.0 324.0 3,125.0 2,876.0

*) 2016 rental income for like-for-like properties. This means that properties that were purchased or sold in 2016 or 2017 that

were compared periods are excluded.
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Audited Audited Audited Audited Audited Audited Audited  Audited Audited
Adjustment Adjustment Adjustment
for other for other for other
services services services
income Adjusted income* Adjusted income* Adjusted
EUR million EUR million EUR million EUR million EUR million EUR million SEK million  SEK million  SEK million
2018 2018 2018 2017 2017 2017 2016 2016 2016
Full year Full year Full year Full year Full year Full year  Full year Full year Full year
Rental income 482.0 -109.0 373.0 469.0 -100.0 369.0 4,109.0 -619.0 3,490.0
Property costs -195.0 109.0 -86.0 -185.0 100.0 -85.0 -1,418.0 619.0 -799.0
Maintenance -28.0 -28.0 -33.0 - -33.0 -380.0 -380.0
Net operating
income 259.0 259.0 251.0 - 251.0 2,311.0 - 2,311.0
Net operating
income
margin, per
cent. 53.6 69.3 53.4 - 68.0 56.2 66.2

*) Including utility expenses and property taxes invoiced to tenants.

Offer to acquire Class D ordinary shares in Akelius Residential Property AB (publ) 99



Comments on the financial development

The comments below on the financial performance refer to January—June 2019 and 2018, as well as the 2018, 2017
and 2016 financial years. The information should be read in conjunction with the section “Selected financial infor-

mation.”

Key factors affecting the result

Market conditions residential properties
Residential properties, including the rental market,
is, to a large extent, affected by a number of
macroeconomic factors such as GDP, interest rates
and inflation levels, as well as local conditions,
including rental regulations and the demand and
supply of rental properties. These factors affects the
demand for Akelius’ rental properties, which has an
impact on the Company’s rental- and vacancy rates
as well as its property values.

For further information regarding the macroeconomic
factors which have an impact on the Company’s
business, see the section “Market overview”.

Akelius works according the business model
presented in the section “"Business overview” in order
to gain benefits from the macroeconomic trends

Vacancy and rental activity

Akelius rental income is affected positively by the
rental volume, which in turn, is affected by vacancy,
new rent levels and rent increases for existing
tenants. Vacancy is affected by the time needed to
find new tenants as well as the time it takes to
eventually upgrade an apartment.

Akelius has sold a number of properties on non-
strategic locations during the reviewed periods,
which has had an adverse effect on the vacancy rate.
Recent acquired properties normally have a higher
vacancy rate than properties managed by Akelius for
a significant period of time. Furthermore, the vacancy
rate will normally remain relatively high during a
period of time after acquisition, when renovation
works are carried out on the property. Acquisition and
disposal activities have as a result had an adverse
effect on the vacancy rate during some recent
periods.

During the reviewed periods (January—June 2019,
2018, 2017 and 2016) Akelius vacancy rate has
increased as a result of the mentioned strategy to
dispose developed properties and acquire new
properties with rental potential. Given that the new
properties are located in areas with higher demand,
the risk for possible future real vacancies has
decreased. Real vacancy is according to the
Company vacant apartments which are not being
upgraded or under disposal.

For further information regarding Akelius’ vacancy
rates regarding the entire property portfolio as well as
vacancy rates per city, see the section "Business

overview" and "Property portfolio”.

Rent level
Akelius’ rental income is significantly affected by the

average rent level of its properties. For further
information, see the sections, “Market overview” and
“Business overview” for a description of Akelius’ rent
levels.

Valuation of properties

Every property is unique and requires an individual
assessment. The stated value of the properties is
based on internal valuations. The reviewed future
cash flow has been derived from existing rental
income and operating- and maintenance costs
adjusted after changes in rent- and vacancy rates.
The property’s fair value consist of the sum of the
present value of the cash flow during the calculation
period as well as the present value of the terminal
value.

Akelius’ internal property valuations do not differ
significantly from valuations by external valuers.
Akelius annually values one third of the portfolio
externally. In connection to this Prospectus all
properties have been valued without significant value
deviations by comparison with the Company’s fair
value.

Profits and losses in connection with property
valuation affect Akelius’ results and net worth.
Changes in property valuations have had a
significant impact on the Group’s operating profit/loss
during the reviewed periods, usually as a result of
rent increases and lower discount rate.

For further information regarding the development of
the portfolio, please see the sections ”Business

overview” and “Property portfolio”.

Property transactions

Akelius property transactions have historically aimed
to concentrate the portfolio to residences in big cities
and to reinvest profits in new properties. The
disposals during 2019 are in line with the Company’s
ambition to raise the credit rating from Standard and
Poor’s to BBB+ or better.
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Akelius has today reached its goal regarding a
concentrated portfolio consisting of apartments in big
cities and the Company’s assessment is that no
further significant disposals are needed in order to
reach the desired financial key figures.

Historical disposals have mainly consisted of fully
developed properties. The Company has in average
sold properties at prices 16 per cent. above fair value
during the period January 1, 2012—-June 30, 2019.
See the section “Property portfolio”.

Akelius mainly acquires properties with rental
potential and with possibilites to upgrade
apartments. Akelius assesses that properties with
potential gives a higher total return and by that also
a higher contribution to the operating profit/loss than
fully developed properties. Total return is net
operating income plus value growth. Properties with
potential initially have lower rental incomes and
therefore lower net operating income. Over time the
rents will increase and vacancy will normalize which
leads to higher net operating income and value
growth in the property portfolio.

Staff costs

Akelius staff costs is a factor that affect the operating
profit/loss. The number of employees has increased
from 876 to 1403 during the period December 31,
2017-30 June, 2019. During the period, the
Company has decreased the amount of outsourced
property management in order to use the Company’s
own staff.

The Group has substantially increased the number of
staff working with education and development which
has increased the number of staff but leads to higher
efficiency and less external systems and consultants.

A bigger property portfolio and a larger amount of
properties with development potential has increased
the need of staff, but also the earning capacity.
The Company does not foresee to keep this level of
staff growth in the future.

For further information regarding the number of

employees, see the section "Business overview’.

Financing costs

Akelius has historically net purchased properties and
invested in existing properties, which has increased
interest-bearing liabilities.

Akelius reinvests profits which leads to increased
equity. It gives an ability to grow organically through
acquisition of properties and take loans without an
increase of the loan-to-value or without an
impairment of the interest coverage ratio.

The financing cost is also dependent on the interest
on borrowed capital, which in average amounted to
2.58 per cent. as of 30 June, 2019 compared to 2.64
per cent. as of December 31, 2018 and 2.58 per cent.
as of December 31, 2017.

Long term hedging of interest rate exposure has
decreased fluctuations in interest expenses.

Interest coverage ratio excluding realized value
growth has varied between 1.8 to 1.9 from December
31, 2016—June 30, 2019.

For further information, see the section "Capitaliza-
tion and other financial information”.

Exchange rate

The Group operates in seven countries and in six
currencies. Approximately 40 per cent. of the assets
are in EUR and the remaining is in USD, CAD, SEK,
DKK and GBP. Fluctuations in exchange rates
therefore affect incomes and costs in other
currencies than EUR. Fluctuations in exchange rates
create significant recalculation effects on assets and
liabilities in other currencies than EUR. The Group’s
currency policy aims to keep constant loan-to-value
despite fluctuations in exchange rates. Fluctuations
in exchange rates have a small effect on the Group’s
loan-to-value and therefore have a low effect on the
Group’s business, see the section “Capitalization and
other financial information”.

Key figures

See the section “Selected financial information” for
information and balancing tables.

Tendencies

See the section "Capitalization and other financial

information” for further information.
Operating profit/loss

For the Group’s consolidated statement of
comprehensive income, financial position and cash
flows, see the section “Selected financial
information”.
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Comparison between January-June
2019 and January—June 2018

Segments

Europe

The rental income amounted to EUR 117 million
compared to EUR 104 million during the six-month
period January—June 2018. The property costs
amounted to EUR -46 million compared to EUR -38
million during the six-month period January—June
2018. Maintenance amounted to EUR -6 million
compared to EUR -6 million during the six-month
period January—June 2018.

Scandinavia

The rental income amounted to EUR 64 million
compared to EUR 74 million during the six-month
period January—June 2018. The property costs
amounted to EUR -24 million compared to EUR -30
million during the six-month period January—June
2018. Maintenance amounted to EUR -5 million
compared to EUR -6 million during the six-month
period January—June 2018.

North America

The rental income amounted to EUR 72 million
compared to EUR 55 million during the six-month
period January—June 2018. The property costs
amounted to EUR -37 million compared to EUR -27
million during the six-month period January—June
2018. Maintenance amounted to EUR -4 million
compared to EUR -2 million during the six-month
period January—June 2018.

Rental income

The rental income for like-for-like properties
increased by EUR 7 million compared to EUR 6
million during the six-month period January—June
2018, the increase corresponded to a growth of 3.7
per cent. Rental income amounted to EUR 253
million compared to EUR 233 million during the six-
month period January—June 2018, an increase of 8.6
per cent. compared with the same period in 2018.
The increase in rental income is mainly attributable
to higher rent levels and a larger property portfolio.
The real vacancy rate declined during the period by
0.2 percentage points to 1.3 per cent. The vacancy
rate for residential units was 9.5 per cent. (compared
to 8.5 per cent. during the six-month period January—
June 2018), of which 86 per cent. Com was due to
upgrades or planned sales of apartments. Out of the
47,436 apartments that the Group owned as of June
30, 2019, 16,217 rental contracts with a yearly rent of
EUR 206 million were renewed and renegotiated
during the year. The new yearly rent is EUR 209
million, an increase of 1.7 per cent.

Operating costs

The property costs excluding maintenance amounted
to EUR 107 million compared to EUR 95 million
during the six-month period January—June 2018,
corresponding to an increase of 12.6 per cent. The
increase of the property costs resulted primarily on
an increase of the property portfolio.

The maintenance costs amounted to EUR 15 million,
corresponding to EUR 9 per square meter and year,
compared to EUR 14 million respectively EUR 8 per
square meter during the six-month period January—
June 2018.

The net operating income for like-for-like properties
was 3.9 per cent. (compared to 6.2 per cent during
the six-month period January—June 2018). The net
operating income margin was 51.7 per cent.
(compared to 53.2 per cent. during the six-month
period January-June 2018). The adjusted net
operating income margin was 65.5 per cent.
(compared to 67.5 per cent. during the six-month
period January—June 2018).

Central administrative costs

Central administrative costs totaled EUR 18 million
(compared to EUR 13 million during the six-month
period January—June 2018), mainly driven by the
increased number of employees primarily within the
IT section as a result of an increased effort on devel-
opment. Central administrative costs mainly include
personnel costs and other costs for groupwide func-
tions, marketing and selling expenses.

Changes in value of properties

The properties increased in value by EUR 254 million
during the six-month period January—June 2019
(EUR 379 million as of June 30 2018), which corre-
sponds to an increase in value of 2,1 per cent from
December 31, 2018 (compared to 3.6 per cent. as of
June 30, 2018). The growth in value is mainly due to
increased cash flows.

Operating profit/loss

Akelius’ operating profit/loss for the period was EUR
361 million compared to EUR 488 million during the
corresponding period previous year.). The increase
in operating profit/loss was mainly affected by a
higher rental income.

Net financial items

Interest expenses excluding interests for the hybrid
bond amounted to EUR 69 million, compared to EUR
61 million during the six-month period January—June
2018. The increase is mainly attributable to increased
debt level due to net acquisitions. Interest expenses
for the hybrid bond were EUR 10 million (compared
to EUR 5 million during the six-month period
January—June 2018). Financial derivatives had an
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impact on the result for the period of EUR 20 million
(compared to EUR 3 million during the six-month
period January—June 2018). Other financial items
totaled EUR 1 million (-2).

Profit before taxes

Profit before taxes was EUR 263 million (compared
to EUR 423 million during the six-month period
January—June 2018). The increase in fair value on
properties had a positive impact on profit.

Tax expenses

Tax expenses totaled EUR 30 million (compared to
EUR 95 million during the six-month period January—
June, 2018). EUR 18 million of the tax expenses
relate to deferred tax, mainly due to unrealized gains
on properties. Akelius has no ongoing tax disputes.

Profit for the period

Profit for the period after taxes was EUR 233 million
(compared to EUR 328 million during the six-month
period January—June 2018). The lower income was
primarily a result of lower value growth in the Group’s
property portfolio during the six-month period that
ended on June 30, 2019January—June compared to
the corresponding period previous year.

Cash flows

Cash flow from the operating activities before the
change in working capital was EUR 46 million
(compared to EUR 52 million during the six-month
period January—June 2018).

Cash flow from investment activities was EUR 572
million (compared to EUR -378 million during the six-
month period January—June 2018). The increase
mainly sales during 2019 and less investments. Cash
required for the acquisition of properties is secured
before the acquisition agreements are signed. Profit-
able but non-mandatory upgrades can, if needed, be
stopped within a three-month period.

Cash flow from financing activities was EUR 603
million (compared to EUR 342 million during the six-
month period January—June 2018). During the period
no new ordinary shares were issued compared to
EUR 809 million during the corresponding period
previous year. EUR 18 million were paid in dividends
to the holders of preference shares. During 2018 net
invested the Company and the Company thereby
increased the financing, during 2019 has the
Company due to property disposals reduced loan
volume.

Apartment renovations and investments

A total of EUR 216 million (compared to EUR 138
million during the six-month period January—June
2018) was invested in existing properties, including
refurbishment of common areas and the external

environment. The increase mainly resulted from an
increase in volume and profitable projects.

Apartment upgrades accounted for 36 per cent. of the
investments, compared to 42 per cent. during the six-
month period January—June 2018.

Acquisitions and sales of investment properties
Akelius purchased properties for EUR 94 million
during the period (compared to EUR 543 million
during the six-month period January-June 2018).
During the period the Company sold properties for a
selling price of EUR 743 million (compared to EUR
299 million during the six-month period January—
June 2018).

Property value

As of June 30, 2019, the fair value of Akelius’ prop-
erty portfolio, containing 47,436 apartments,
amounted to EUR 12,199 million compared to EUR
11,225 million and 47,733 apartments during the
corresponding period the previous year (according to
the Company's internal valuation).

Financial position

Akelius’ largest asset item, investment properties,
totaled EUR 11,707 million as of June 30, 2019,
(EUR 11,187 million as of June 30, 2018). Long term
liabilities amounted to EUR 6,084 million as of June
30 2019 (EUR 5,837 million as of June 30, 2018),
mainly related to loans for purchasing properties and
investments in the property portfolio.

As of June 30, 2019, the equity amounted to EUR
5,548 million (EUR 5,125 million as of June 30,
2018), where the difference is mainly attributable to
a positive profit for the period of EUR 214 million
(Compared to EUR 261 million during the six-month
period January—June 2018).

Comparison between 2018 and 2017

Segments

Europe

The rental income amounted to EUR 219 million
compared to EUR 202 million during the full year
2017. The property costs amounted to EUR -84
million compared to EUR -78 million during the full
year 2017. Maintenance amounted to EUR -11
million compared to EUR -10 million during the full
year 2017.

Scandinavia

The rental income amounted to EUR 143 million
compared to EUR 171 million during the full year
2017. Property costs amounted to EUR -54 million
compared to EUR -62 million during the full year
2017. Maintenance amounted to EUR -11 million
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compared to EUR -17 million during the full year
2017.

North America

The rental income amounted to EUR 120 million
compared to EUR 96 million during the full year 2017.
The property costs amounted to EUR -57 million
compared to EUR -45 million during the full year
2017. Maintenance amounted to EUR -6 million
compared to EUR -6 million during the full year 2017.

Rental income

Rental income for like-for-like properties increased
by EUR 12 million compared to EUR 17 million during
the corresponding period the previous year, the
increase corresponded to a growth of 3.2 per cent.
Rental income amounted to EUR 482 million
compared to EUR 469 million during the correspond-
ing period the previous year, an increase of 2.8 per
cent. compared with the same period in 2017. The
low increase in rental income is attributable to
increased vacancy in the like-for-like portfolio and
because on average, sales of properties took place
earlier in the year compared to the acquisitions. The
real vacancy rate increased during the period by 0.5
percentage points to 1.4 per cent. The vacancy rate
for residential units was 9.6 per cent., of which 86 per
cent. was due to upgrades or planned sales. Out of
the 50,407 apartments owned as of December 31,
2018, 26,118 rental contracts with a yearly rent of
EUR 253 million were renewed and renegotiated
during the year. The new yearly rent is EUR 258
million, an increase of 2.3 per cent.

Operating costs

Property costs amounted EUR 223 million compared
to EUR 218 million during corresponding period the
previous year, an increase of 2.3 per cent. The
increase is mainly due to an increase of properties.

Maintenance costs amounted to EUR 28 million,
corresponding to EUR 9 per square meter and year,
compared to EUR 33 million respectively EUR 10 per
square meter during the corresponding period the
previous year.

The net operating income for like-for-like properties
increased with 5.1 per cent. compared to 10.7 per
cent. during the corresponding period the previous
year. The net operating income margin was 53.6 per
cent. compared to 53.4 per cent. during the corre-
sponding period the previous year. The adjusted net
operating income margin was 69.3 per cent.
compared to 68.0 per cent. during the corresponding
period the previous year.

Central administrative costs

Central administrative costs totaled EUR 29 million
compared to EUR 22 million during the
corresponding period the previous year, which
mainly is driven by an increased number of
employees, mainly in the IT section. Central admin-
istrative costs mainly include personnel costs and
other costs for groupwide functions, marketing and
selling expenses.

Changes in value of properties

The increase in property value was EUR 553 million
during 2018 compared to EUR 886 million during
2017, which correspond to a value increase of 5.2 per
cent. from December 2017 (compared to 9.7 per
cent. during the corresponding period the previous
year. The change in value is mainly a result of an
increased cash flow.

Operating profit/loss

Akelius’ operating profit/loss for the period was EUR
779 million compared to EUR 1,106 million during the
corresponding period the previous vyear. The
operating profit/loss was mainly affected by changes
in property value.

Net financial items

Interest expenses were EUR 128 million compared
to EUR 117 million during the corresponding period
the previous year. Interest expenses for the hybrid
bond were EUR 14 million compared to EUR 0 million
during the corresponding period the previous year.
Financial derivatives had an impact on income for the
period of EUR 0 million compared to EUR 0 million
during the corresponding period the previous year.
Other financial items totaled EUR -3 million
compared to EUR -5 million during the corresponding
period the previous year.

Profit before taxes

Profit before taxes was EUR 634 million compared to
EUR 984 million during the corresponding period the
previous year. The increase in value on properties
had a positive impact on the profit.

Tax expenses

Tax expenses amounted to EUR 127 million
compared to EUR 178 million during the
corresponding period the previous year. EUR 124
million of the tax expenses relate to deferred tax,
mainly due to unrealized gains on properties. Tax on
temporary differences in Sweden is calculated at the
rate of 20.6 per cent. The effect of the tax reduction
is EUR 18 million. Tax on temporary differences in
England is calculated at the rate of 17.0 per cent. The
effect of the tax reduction is EUR 0.7 million. Akelius
has no ongoing tax disputes.
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Profit for the period

Profit for the period after taxes was EUR 507 million
compared to EUR 806 million during the
corresponding period the previous year. The lower
income was primarily due to lower growth rate in the
property portfolio during the period January 1-
December 31, 2018, compared to the corresponding
period the previous year.

Cash flows

Operating cash flow, before the change in working
capital, declined by EUR 34 million to EUR 97 million
compared with the same period in 2017.

Cash flow from investment activities was EUR -1,241
million compared to EUR -909 million for the
corresponding period the previous year. Cash
required for the acquisition of properties is secured
before the acquisition agreements are signed. Profit-
able but non-mandatory upgrades can, if needed, be
stopped within a three-month period.

Cash flow from financing activities was EUR 1,129
million compared to EUR 799 million during the
corresponding period the previous year. During the
period new ordinary shares were issued for EUR 809
million. EUR 37 million was paid in dividends to hold-
ers of preference shares and EUR 809 million was
paid to holders of ordinary shares.

Apartment renovations and investments

In all, 2,600 of Akelius’ apartments were renovated
during the period compared to 2,800 during the
corresponding period the previous year. A total of
EUR 349 million, compared to EUR 288 million
during the corresponding period the previous year,
were invested in existing properties, including refur-
bishment of common areas and the external
environment.

Acquisitions and sales of investment properties
Akelius purchased properties for EUR 1,286 million
during 2018 compared to EUR 1,297 million during
the corresponding period the previous year. During
the period the Company sold properties for a selling
price of EUR 300 million compared to EUR 737
million during the corresponding period the previous
year.

Property value

As of December 31, 2018, the fair value of Akelius’
property portfolio was EUR 12,379 million compared
to EUR 10,624 million during the corresponding
period the previous year (according to the
Company's internal valuation). The increase was
mostly driven by acquisitions and increase in value.

Financial position

Akelius largest asset item, investment properties,
totaled EUR 11,891 million as of December 31, 2018
(EUR 10,345 million as of December 31, 2017). The
long-term liabilities amounted to EUR 6,627 million
(EUR 5,384 million as of December 31, 2017), mostly
related to loans for purchasing properties and invest-
ments in the property portfolio.

As of 31 December, 2018 the equity amounted to
EUR 5,370 million (EUR 4,901 milion as of
December 31, 2017), where the difference is mainly
attributable to a positive profit for the period of EUR
454 million compared to EUR 681 million during the
corresponding period the previous year.

Comparison between 2017 and 2016

Segments

Sweden

The rental income amounted to SEK 1,569 million
compared to SEK 1.956 million during the full year
2016. The property costs amounted to SEK -568
million compared to SEK -717 million during the full
year 2016. Maintenance amounted to SEK -154
million compared to SEK -233 million during the full
year 2016.

Germany

The rental income amounted to SEK 1,275 million
compared to SEK 1.226 million during the full year
2016. The property costs amounted to SEK -232
million compared to SEK -223 million during the full
year 2016. Maintenance amounted to SEK -90 million
compared to SEK -91 million during the full year
2016.

Others

The rental income amounted to SEK 1,278 million
compared to SEK 927 million during the full year
2016. The property costs amounted to SEK -587
million compared to SEK -478 million during the full
year 2016. Maintenance amounted to SEK -78 million
compared to SEK -66 million during the full year
2016.

Rental income

Rental income for like-for-like properties increased
by SEK 166 million compared to SEK 122 million
during the corresponding period the previous year,
the increase correspond to a growth of 5.1 per cent.
The rental income amounted to SEK 4,122 million
compared to SEK 4,109 million during the
corresponding period the previous year, an increase
of 0.3 per cent. compared with the same period in
2016. The low increase in rental income is
attributable to increased vacancy in the like-for-like
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portfolio and because, on average, sales of proper-
ties took place earlier in the year compared to the
acquisitions. The real vacancy rate declined during
the period by 0.2 percentage points to 0.9 per cent.
The vacancy rate for residential units was 6.6 per
cent., of which 86 per cent. was due to upgrades or
planned sales. Out of the 47,177 apartments owned
as of December 31 2017, 25,307 rental contracts with
a yearly rent of SEK 2,199 million were renewed and
renegotiated during the year. The new yearly rent is
SEK 2,243 million, an increase of 2.0 per cent.

Operating costs

Property costs amounted SEK 1,709 million
compared to SEK 1,798 million during corresponding
period the previous year, a decrease with 5.2 per
cent.

Maintenance costs amounted to SEK 322 million,
corresponding to SEK 100 per square meter and
year, compared to SEK 380 million respectively SEK
111 per square meter during the corresponding
period the previous year.

The net operating income for like-for-like properties
increased with 10.7 per cent. compared to 8.0 per
cent. during the corresponding period the previous
year. The net operating income margin was 53.4 per
cent. compared to 56.2 per cent. during the corre-
sponding period the previous year. The adjusted net
operating income margin was 68.0 per cent.
compared to 66.2 per cent. during the corresponding
period the previous year.

Central administrative costs

Central administrative costs totaled SEK 215 million
compared to SEK 134 million during the
corresponding period the previous year. Central
administrative costs mainly include personnel costs
and other costs for groupwide functions, marketing
and selling expenses.

Changes in value of properties

The increase in property value was SEK 8,554 million
during 2017 compared to SEK 12,715 million during
2016, which corresponds to a value increase of 9.7
per cent. from December 2016 compared to 17.5 per
cent. during the corresponding period the previous
year. The change in value is mainly due to reduced
capitalization rates. A higher net operating income,
as well as profitable acquisitions and sales also
affected the change in value.

For further information regarding “Change in value
Properties”, see note 12 in the annual report 2017.

Operating profit/loss

Akelius’ operating profit/loss for the period was SEK
10,655 million compared to SEK 14,809 million
during the corresponding period the previous year.
Operating profit/loss was mainly affected by changes
in property value.

Net financial items

Interest expenses were SEK 1,128 million compared
to SEK 1,138 million during the corresponding period
the previous year. Interest expenses were lower
primarily because the price for borrowings was lower.
Financial derivatives had an impact on income for the
period of SEK -4 million compared to SEK -322
million during the corresponding period the previous
year. Other financial items totaled SEK -43 million
compared to SEK -29 milion during the
corresponding period the previous year.

Profit before taxes

Profit before taxes was SEK 9,480 million compared
to SEK 13,320 million during the corresponding
period the previous year. The increase in value on
properties had a positive impact on the profit.

Tax expenses

Tax expenses were SEK 1,712 million compared to
SEK 2,958 million during the corresponding period
the previous year. SEK 1,686 million of the tax
expenses relates to deferred tax, mainly due to unre-
alized gains on properties. Akelius had no ongoing
tax disputes.

Profit for the period

Profit for the period after taxes was SEK 7,768 million
compared to SEK 10,362 million during the corre-
sponding period the previous year. The lower income
was primarily due to lower growth rate in the property
portfolio during the period January 1-December 31,
2017, compared to the corresponding period the
previous year

Cash flows

Cash flow from the operating activities, before the
change in working capital, increased by SEK 337
million to SEK 1,258 million compared with the same
period in 2016.

Cash flow from investment activities was SEK -8,753
million compared to SEK 695 million during the
corresponding period the previous year. Cash
required for the acquisition of properties is secured
before the acquisition agreements are signed. Profit-
able but non-mandatory upgrades can, if needed, be
stopped within a three-month period.

Cash flow from financing activities was SEK 7,700
million compared to SEK -1,658 million during the
corresponding period the previous year. During the

Offer to acquire Class D ordinary shares in Akelius Residential Property AB (publ) 106



period new ordinary shares were issued for SEK
10,057 million. The hybrid loans were repurchased
for SEK 2,188 million including an interest differential
compensation of SEK 128 million. SEK 376 million
was paid in dividends to holders of preference shares
and SEK 8,060 million was paid in holders of
Ordinary Shares.

Apartment renovations and investments

In all, 2,800 (3,000) of Akelius’ apartments were
renovated during the period. A total of SEK 2,777
million compared to SEK 2,989 million during the
corresponding period the previous year were
invested in  current properties, including
refurbishment of common areas and the external
environment.

Acquisitions and sales of investment properties
Akelius purchased properties for SEK 12,490 million
during 2017 compared to SEK 6,094 million during
the corresponding period the previous year. During
the period the Company sold properties for a selling
price of SEK 7,096 million compared to SEK 9,061
million during the corresponding period the previous
year.

Property value

As of December 31, 2017, the market value of
Akelius’ property portfolio was SEK 104,644 million
compared to SEK 87,739 million during the corre-
sponding period the previous year.

Financial position

Akelius largest asset item, investment properties,
totaled SEK 101,898 million as of December 31,
2017 compared to SEK 84,634 million as of
December 31, 2016. Non-current liabilities totaled
SEK 53,031 million as of December 31 2017
compared to SEK 38,030 million as of December 31
2016, mostly related to purchasing properties and
investments in the property portfolio.

As of December 31, 2017 Equity was SEK 48,270
million compared to SEK 40,937 million as of
December 31, 2016, where the difference is mainly
attributable to a positive profit for the period of SEK
7,896 million compared to SEK 11,214 million during
the corresponding period the previous year.

Liquidity and capital resources

Akelius’ need of liquidity in a short- and long term
perspective consists mainly of accessible means
necessary for: (i) the operating activities in the
Company, including all administrative costs; (ii)
payment of interest; (iii) carrying out renovations and
more significant reconstruction projects in the
Company’s rental properties; (vi) acquisition of new
properties; and (v) to make it possible to give
dividends to the shareholders of the Company.

In a historical perspective, Akelius has fulfilled its
liquidity requirements through a combination of cash
flows from the operating activities and long term
loans.

For a summary of Akelius existing loans and hedging
strategy, see section “Capitalization and other
financial information”.

Accounting policies and estimates

Akelius’ financial position and results of operation
may be affected by accounting policies, assumptions
and estimates on which the consolidated annual
accounts are based. These policies, assumptions
and estimates are continuously evaluated and are
based on experience and other factors, including
expectations regarding future occasions deemed to
be reasonable under certain circumstances. For
further information regarding the Company’s
accounting policies and estimates, see note 2 in
Akelius’ annual report.

Quantitative and qualitative information
regarding market risk

For further information regarding quantitative and
qualitative market risks which may affect the
Company, see note 3 in Akelius annual report.

Offer to acquire Class D ordinary shares in Akelius Residential Property AB (publ) 107



"

i1 ) sy

Pagenfelder Strafie 20, Mitte, Hamburg

Offer to acquire Class D ordinary shares in Akelius Residential Property AB (publ) 108



Capitalization and other financial information

Akelius puts safety first when selecting assets and liabilities. Akelius invests in housing with the ability to generate
a steadily growing cash flow. In combination with long-term financing, Akelius increases the stability in the cash
flow and equity to assets ratio. Attractive residential properties in steadily growing metropolitan cities support good

liquidity and good access to funding.

Equity and liabilities

Equity as of June 30, 2019, was EUR 5,548 million and the hybrid bond was EUR 499 million. As of June 30,
2019, the equity ratio was 45 per cent. and the equity ratio including hybrid capital was 49 per cent. Interest-
bearing liabilities excluding leases and hybrid bond as of June 30 amounted to EUR 4,951 million, including
unsecured debt of EUR 3,052 million and secured debt of EUR 1,899 million. The secured loans are borrowed
from banks in seven countries. The unsecured loans include nine bonds and loans from large investors and related

companies.

Equity and hybrid capital ratio 49 per cent.
Ordinary equity shall amount to at least two
thirds of total equity plus hybrid bonds
reported as debt.

Equity includes preference shares. The
preference share ratio, preferred equity to
total equity, shall not exceed 3/10.

In 2018, Akelius issued a 60-year
subordinated hybrid bond with a nominal
value of EUR 500 million.

The hybrid bond is risk capital and is viewed
partly as equity by rating agencies.

Bonds and commercial paper program

49
% 47
4
5 I_
31 Dec 2018 30 Jun 2019
mCommon shares  mPreference shares Hybrid bond

As of June 30, 2019, Akelius had nine issued bonds. These loans are classified as unsecured loans. The

Company also has a commercial paper program.

Loan-to-value ratio, per cent.

59
53

56

52
47

44 44

48
43
40
36
24
18 19
15

2012 2013 2014 2015 2016 2017

= Total loans Secured loans

Sources: Akelius’ annual reports and Half Year Report 2019.

2018

Q22019
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Hedging strategy

Ability to withstand a decline in property values by 25 per cent.

----------------------------- Covenant 60%
- l
LTV 2019-06-30 LTV, 25% lower property prices

Ability to withstand an increase in interest rates of 5 percentage points

Covenant 1.5x

2019-06-30 5 percentage points
higher market interest
rates

The bar on the left illustrates 12-month interest coverage ratio excluding value growth as of June 30, 2019. The
bar on the right is based on a snapshot of the gross rent, real vacancy and Interest-bearing liabilities on the
balance sheet date. The rent levels are higher on the balance sheet date compared to the historical average.
Interest-bearing liabilities are lower on the balance sheet date compared to historical level. Low volume of short-
term financing causes low impact on momentary interest rate increase.

Ability to withstand exchange rate fluctuations

44,9% 44,5% 45,4%

Equity ratio 2019-06-30 10 percent stronger EUR 10 percent weaker EUR
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Ability to withstand loans nearing maturity, capital sources greater than capital use

EUR 1,167m

EUR 395m
Cash uses Cash sources
= Short-term loans = Liquidity
Investments Profit before tax and excluding value changes
Signed purchases Signed sales

Net debt

Akelius’ net debt as of June 30, 2019, is presented below.

Jun Jun
Equity and liabilities and indebtedness, 30, 30,
EUR million 2019 Net debt, EUR million 2019
Total current interest-bearing liabilities 307 (A)Cash 15
Against guarantees - (B) Cash equivalents 0
Against collateral 229  (C) Trading securities 9
Unsecured credit 78 (D) Total liquidity (A) + (B) + (C) 24
(E) Current financial receivables 0
Total non-current interest-bearing
liabilities 5,143  (F) Current bank loans 291
Against guarantees - (G) Current share of non-current liabilities 16
Against collateral 1,670  (H) Other current liabilities 0
Unsecured credit* 3,473 () Total current liabilities (F) + (G) + (H) 307
(J) Net current indebtedness (l)-(E)-(D) 283
Total equity 5,548 (K) Non-current bank loans 1,670
Share capital 187 (L) Bonds issued 3,169
Statutory reserve 1,315 (M) Other non-current loans 304
Other reserves -205  (N) Non-current indebtedness (K) + (L) + (M) 5,143
Retained earnings 4,018 (O) Net debt (J) + (N) 5,426
Profit for the period 233
Total capitalization 10,998

*) Including the hybrid loan; however, note that the hybrid loan is not included in the Company’s definitions for interest coverage
and loan-to-value ratios.

Akelius pledges residential properties as security for bank loans.
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Debt maturites 5.7 years

The Company ensures access to capital by taking out
long-term loans and bonds. Total borrowing had an
average debt maturity of 5.7 years on both June 30,
2019, and December 31, 2018. EUR 307 million will
be due within one year. Average loan-to-value ratio
on short-term loans is 37 per cent. Short-term loans
consist of loans from 16 banks and from capital
market financing.

Interest rate Interest rate hedge

Interest rate hedge 4.6 years

Akelius takes out fixed-rate loans and bonds for the
long term to reduce the Company’s financing risk.
EUR 2,295 million of the loans and bonds had a
fixed-rate period longer than five years and EUR 384
million had a fixed-rate period shorter than one year.
The average interest rate was 2.58 per cent. The
average fixed-rate period was 4.6 years, compared
with 4.5 years at the end of 2018.

Duration, hedge, EUR average interest Share Debt maturities, Share
years million rate, per cent. per cent. EUR million per cent.
0-1 year 384 6.94 8 307 6
1-2 years 597 2.71 12 648 13
2-3 years 822 1.48 17 799 16
3-4 years 53 2.41 1 49 1
4-5 years 800 1.45 16 612 12
5-6 years 720 2.00 15 752 15
6-7 years 786 2.67 16 769 16
7-8 years 369 2.78 7 304 6
8-9 years 222 2.59 4 277 6
9-10 years 97 3.74 2 127 3
> 10 years 101 4.44 2 307 6
Total 4,951 2.58 100 4,951 100
57 56 57 57
54 53
5,0 5,0 5,0
4.6 45 | 45 45 4.6
I I 42 43
2012 2013 2014 2015 2016 2017 2018 Q22019

= Debt maturity

Interest rate hedge

Sources: Akelius’ annual reports and Half Year Report 2019.
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Tangible assets

Akelius’ tangible assets largely consist of properties.
The value of the properties was EUR 12,199 million
as of June 30, 2019. Other tangible assets totaled
EUR 6 million.

Investments

Akelius’ total investments consist of investments in
current properties and property acquisitions. The
table below summarizes the Company’'s total
investments for the first half of 2019 and 2018, as
well as the full years 2018, 2017 and 2016. The

Company’s acquisitions totaled EUR 94 million (543)
during the period. On average, purchased properties
had a capitalization rate of 3.66 per cent. Investments
in properties totaled EUR 216 million (138) during the
first half of 2019. This corresponds with EUR 131 (86)
per square meter on an annual basis. Apartment
upgrades account for 36 per cent. of investments.
The remaining of investments relate to upgrades of
common areas, measures to lower energy and water
consumption, and conversion of attics and
commercial spaces into apartments.

EUR million H1 2019 H1 2018 2018 2017 2016
Investments 216 138 349 288 316
Property

acquisitions 94 543 1,286 1,297 643
Total 310 681 1,635 1,585 959

Ongoing and approved investments

Akelius invests approximately EUR 30 million per
month on an ongoing basis in the existing property
portfolio. As at June 30, 2019, Akelius owned
properties for EUR 440 million that were under
contract for sales. Financing for acquisitions and
investments is always secured well before binding
contracts are signed. Investments are financed by
the Company'’s cash flow from operating activities.

EURm

843

179 185
124

731

Liquidity of EUR 756 million

As at June 30, 2019, liquidity totaled EUR 756 million
according to the chart below. Liquidity is created
through unutilized credit agreements and liquid
assets. The fair value of unencumbered properties
corresponds with EUR 5,526 million. Prime housing
centrally located in major cities is in demand on the
transaction market, which serves as a large hidden
liquidity reserve. Large structured sales can be
carried out with lead time of three to six-months.

755 756

461

2012 2013 2014 2015

2016

2017 2018 Q22019

Sources: Akelius’ annual reports and Half-Year Financial Report 2019.
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Interest coverage ratio 4.2x as of June 30, 2019
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Sources: Akelius’ annual reports and Half-Year Financial Report 2019.

Working capital

Akelius’ Board of Directors holds the opinion that
working capital is adequate for Akelius’ current needs
over the next twelve-month period.

Contingent liabilities

A contingent liability is recognized when there is a
possible obligation originating from events that have
occurred and whose occurrence will be confirmed
only by one or several uncertain future events or
when there is an obligation that is not recognized as
a liability or provision because it is not probable that
an outflow of resources will be required. The
Company had no contingent liabilities as of June 30,
2019.

Trends

As of the date of this Prospectus, the Company is not
aware of any trends, except as set out in the section
“Market overview,” uncertainties, potential
receivables or other claims, obligations or events,
other than what is set out in the section “Risk factors,”
that can be expected to have a material impact on
Akelius’ business prospects during the current
financial year.

Nor is Akelius aware of any public, economic, fiscal,
monetary or other political measures that, directly or
indirectly, have materially affected or could materially
affect the business of the Company, other than what
is set out in the section “Risk factors” above.

Material changes after June 30, 2019

In August 2019 Akelius entered into an agreement to
sell properties with 664 apartments in Toronto to
Starlight  Acquisitions Ltd. The  purchase
consideration was EUR 123 million, which will be
paid to Akelius on the closing date, which is planned
for September 2019.

That same month Akelius also entered into an
agreement for the sale of properties with 1,492
apartments in Munich and Hamburg to Patrizia AG.
The purchase consideration was EUR 420 million to
be paid at the closing date for each property, which
is expected to occur in its entirety during 2019.

Other than the property sales in Toronto, Munich and
Hamburg, no material changes of the Company’s
financial situation or market position have taken
place after June 30, 2019.
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Board of directors, senior executives and auditor

Board of Directors

Members of the Board of Directors are elected for the
period until the close of the 2020 Annual General
Meeting. The table below lists the directors, along
with their year of birth, year of initial election to the
board, experience, current and prior appointments
over the past five years and shareholdings in the
Company.

Anders Lindskog (born 1961)

Chairman of the Board from 2018 and board member
from 2017

Education and experience: Studies at KTH Royal
Institute of Technology, Civil Engineering.

Current appointments: Project manager at Frank
Projektpartner AB, Board member and owner of
Anders Lindskog Byggkonsult AB.

Appointments over the past five years: Project
management Ebab i Stockholm AB.

Holdings in the Company: -

Igor Rogulj (born 1965)

Board member from 2010

Education and experience: Architect, Zagreb
University.

Current appointments: Board member for Akelius
Apartments Ltd., Giannis Beta Ltd., Torpet Sweden
Ltd. and Xange Holding Ltd. Council member of
Akelius Foundation, owner of Solekius S.L. and
partner in  VukovictRogulj Gesellschaft von
Architekten GmbH.

Appointments over the past five years: -

Holdings in the Company: -

Lars Ahrman (born 1951)

Board member from 2017

Education and experience: Business and economics,
Gothenburg University

Current appointments: Owner, CEO and Board
member of Ahrman Consulting AB. Chairman of the
Board of Directors for the following foundations: Anna
Ahrenbergs stiftelse, Karin och John Drumms
stiftelse, Signhild Ekmans stiftelse, Ernst Wallins
stiftelse, Eleonore Dicksons stiftelse and Karin
Karlings stipendiestiftelse. Board member for the
following foundations: Douglas och Caroline
Kennedys stiftelse, Emil och Maria Palms stiftelse,
Per-Olof Ahls stiftelse and John och Britt
Wennerstréms stiftelse. Deputy Board member for
Stiftelsen Stroke Invest.

Appointments over the past five years: -

Holdings in the Company: 400 preference shares.

Pal Ahlsén (born 1972)

Chief Executive Officer and Board member from
2010.

Education and experience: Master of Science in
Economics, Stockholm University.

Current appointments: Board member for subsidiary
to Akelius and deputy Board member for Tobias Frick
Fastighet AB.

Appointments over the past five years: -

Holdings in the Company: 450 preference shares.

Remuneration Committee

Given the nature and scope of the business, the
Company has opted not to establish a Remuneration
Committee. Instead, the Board handles these
matters. The CEO is not involved in the preparation
of numeration related matters.

Audit Committee

The Board of Directors has appointed an Audit
Committee consisting of two members of the Board,
currently Lars Ahrman and Anders Lindskog. The
Audit Committee’s areas of responsibility are set forth
in rules of procedure established by the Board. The
Audit Committee shall prepare the Boards’ work on
quality assurance of the financial reporting process,
including significant accounting issues. The
committee has special responsibility for monitoring
corporate management regarding internal control,
property valuations, tax management, risk and
corporate governance issues. The Audit Committee
regularly meets with the current auditor to obtain
information about the focus, scope and results of the
audit. To accomplish this, the committee examines
the auditor’s written report and the auditor attends
some of the committee meetings. The committee
reviews the result of the audit work and prepares for
the appointment of the auditor.

Senior executives

Akelius’ management currently consists of 13 people
who are listed in the table below with information
about their experience, current and previous
appointments over the past five years and
shareholdings in the Company.

Pal Ahlsén
Chief Executive Officer and President
See above under the section “Board of Directors”.

Lars Lindfors

Vice president from 2017.

Education and experience: Science line, upper
secondary school.
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Current  appointments: Board member for
subsidiaries to Akelius. CEO of Akelius Sprakkurs
AB.

Appointments over the past five years: Board
member for Akelius Residential Ltd.,
Bostadsrattsforeningen Sjémanssalen and Pemel
AB.

Holdings in the Company: -

Leiv Synnes

Head, CFO since 2014.

Education and experience: Master of Science in
Business and Economics, Umea University.

Current  appointments: Board member for
subsidiaries to Akelius. Board member for Akelius
Invest Ltd., Akelius Fonder Ltd., Akelius Sprakkurs
AB, Akelius Spar AB, Akelius Kdpmannagatan and
Bostadsrattsforeningen Sjomanssalen.
Appointments over the past five years: Board
member and/or Chairman of the Board for the
majority of subsidiaries to the Company, Board
member for Akelius Property Ltd., Akelius Property
Two Ltd., Akelius Property Three Ltd. and Akelius
Property Four Ltd., as well as Board member and
Chairman of the Board for Galleri Kartina AB.
Holdings in the Company: 3,780 preference shares.

Peter Ullmark

Head of Scandinavia, from 2017

Education and experience: Master of Science in
Engineering, Faculty of Engineering LTH, Lund
University.

Current  appointments: Board member for
subsidiaries to Akelius.

Appointments over the past five years: Board
member for Bostadsrattsféreningen Inland 2.
Holdings in the Company: 184 preference shares.

Shelly Lee

Head of North America, from 2018

Education and experience: Master of Accounting,
University of Waterloo, Canada

Current appointments: -

Appointments over the past five years: -

Holdings in the Company: -

Ralf Spann

Head of Europe, from 2018

Education and experience: Master's in business
administration, Humboldt-University Berlin.

Current appointments: Board member for subsidiary
to Akelius.

Appointments over the past five years: -

Holdings in the Company: -

Par Hakeman
Head of Education, Akelius Business School, from
2018

Education and experience: Master of Laws, Lund
University.

Current  appointments: Board member for
subsidiaries to Akelius, Board member for Akelius
Sprakkurs AB and CEO of Akelius Languages Online
GmbH.

Appointments over the past five years: Board
member for Akelius GmbH and its German
subsidiary.

Holdings in the Company: -

Jordan Milewicz

Head of Property and Business, from 2016
Education and experience: Degree in Business and
Property Administration, Universitat Freiburg.
Current appointments: -

Appointments over the past five years: -

Holdings in the Company: -

Nils Wiklund

Head of Construction, from 2017

Education and experience: Bachelor of Science in
Civil Engineering, North Arizona University

Current appointments: -

Appointments over the past five years: -

Holdings in the Company: -

Andreas Wallén

Head of Technology, from 2015

Education and experience: Master of Science in
Electrical Engineering, KTH Royal Institute of
Technology, Master of Science in Business
Administration and Economics, Stockholm University
Current appointments: -

Appointments over the past five years: Board
member for Bostadsrattsféreningen Storken 10.
Holdings in the Company: -

UIf Robertsson

Head of Customers, from 2015

Education and experience: Mathematics, Business
Administration and Economics, Karlstad University.
Current appointments: -

Appointments over the past five years: -

Holdings in the Company: 2,900 preference shares.

Patrik Mardvall

Head of Procurement and logistics, from 2017
Education and experience: Master of Science in
Business Administration, Mid Sweden University,
Sundsvall

Current appointments: Board member for subsidiary
to Akelius.

Appointments over the past five years: -

Holdings in the Company: -

Kristina Jansson
Head of staff, from 2019

Offer to acquire Class D ordinary shares in Akelius Residential Property AB (publ) 116



Education and experience: Business courses at
Stockholm University.

Current appointments: -

Appointments over the past five years: -

Holdings in the Company: -

Other information about the Board of
Directors and senior management

All of the Company’s Board members and senior
executives can be reached at the Company’s
address, Akelius Residential Property AB (publ),
Svardvagen 3A, Box 104, 182 12 Danderyd,
Sweden. During the past five years, none of the
directors or senior management of Akelius have been
(i) convicted in cases related to fraud; (ii) declared
bankrupt or served as directors or senior
management of companies which have been
declared bankrupt or compulsory liquidation; (iii) the
subject of charges or sanctions by governmental
authorities or professional associations governed by
public law; or (iv) the subject of a prohibition against
trading.

There are no family ties between the Company’s
directors and senior management. Nor are there any
conflicts of interest or potential conflicts whereupon
the private interests of directors and/or senior
management might conflict with the interests of the
Company. There are no restrictions prohibiting the
directors from selling their shares in the Company.
Moreover, none of the above directors or senior
executives has entered into an agreement with the
Company or with any of its subsidiaries for benefits
after termination of the assignment, other than as set
forth otherwise in this Prospectus.

Remuneration and benefits to the
Board of Directors and senior
executives for the 2018 financial year

Remuneration and benefits to the Board of
Directors

The table below shows the remuneration received by
the Board during the 2018 financial year from the
Company and its subsidiaries.

Salaries and remuneration for senior executives

The table below shows the remuneration received by
the Chief Executive Officer and other senior
executives during the 2018 financial year from the
Company and its subsidiaries.

Salaries and

other
(EUR) remuneration  Pension Total
President and
CEO 368,431 52,954 421,385
Other senior
executives 2,420,764 363,755 2,784,519
Total 2,789,195 416,709 3,205,904

Remuner
(EUR) Position ation
Anders Lindskog*  Chairman of the Board 7,015
Leif Norburg** Chairman of the Board 38,705
Igor Rogulj Board member 29,245
Anders Lindskog* Board member 26,675
Leif Norburg** Board member 6,089
Lars Ahrman Board member 22,049
Total 129,778

* Elected as chairman October 17, 2018
** Resigned as chairman October 17, 2018

In 2018, the Company’s senior executives, with the
exception of the Chief Executive Officer, received
salary and benefits totaling EUR 2.79 million. The
Company has also entered into a loyalty bonus
agreement with the Chief Executive Officer and the
other nine senior executives. The bonus agreements
falls due 2020, 2022 and 2023. As of December, 31,
2018, the Company had reserved EUR 1.6 million for
the bonus agreements. In addition, six of the senior
executives have right to between six and 24 monthly
salaries if the Company ends their employment.

Auditor

At the Annual General Meeting on April 11, 2019,
Ernst & Young Aktiebolag (“EY”) was re-elected as
the Company’s auditor for the period until the end of
the next Annual General Meeting. Ingemar Rindstig
has been the auditor in charge for the Company since
April 2018. Ingemar Rindstig is an authorized auditor
and is a member of the professional body FAR, the
professional institute for the accountancy sector in
Sweden. EY was elected to serve as the Company’s
auditor in April 2018. Before that, Ohrlings
PricewaterhouseCoopers AB (“PwC”) was the
Company’s auditor during the financial years 2016-
2018. Stina Carlsson was the auditor in charge
during the 2016 financial year and Helena Ehrenborg
was the auditor in charge during the 2017 financial
year until Ingemar Rindstig took over the assignment.
Stina Carlsson and Helena Ehrenborg were
authorized auditors and members of the trade
association FAR during their time as the Company’s
auditors in charge. PwC was not reappointed to serve
as the Company’s auditor at the 2018 Annual
General Meeting because the Company was
obligated to switch auditors according to the rules on
the longest possible term of office for auditors in the
Swedish Companies Act. EY’s office address is
Jakobsbergsgatan 24, 111 44 Stockholm, Sweden.
PwC’s office address is Torsgatan 21, 113 97
Stockholm, Sweden.
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Olandsgatan 50, Sédermalm, Stockholm (property: Stockholm Kolonnen 11)
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Corporate governance

General

The Company complies with applicable corporate
governance rules, which can be found in legislation
including the Swedish Companies Act and the
Swedish Annual Accounts Act (1995:1554). The
general mandate from Akelius’ shareholders is to
provide a high and stable long-term return. Ensuring
this requires good corporate governance with a clear
separation of responsibilities between the
shareholders, the Board and management. The
Swedish Code of Corporate Governance (the
“Code”) is not compulsory for companies whose
shares are admitted to trading on Nasdaq First North
Growth Market, for which reason the Company does
not comply with the Code.

General Meeting

The General Meeting is the company’s highest
decision-making  body, through  which the
shareholders influence the Company’s affairs. The
General Meeting appoints the Company’s Board of
Directors and auditors. The Annual General Meeting
on April 11, 2019 resolved that the Board of Directors
shall consist of four regular members for the period
until the 2020 Annual General Meeting.

Board of Directors

The Board is appointed by the Annual General
Meeting and, as set forth in the Articles of
Association, consists of a minimum of three and a
maximum of seven members, with a maximum of two
deputies. The appointment to the Board is valid until
the end of the first Annual General Meeting held after
the year in which the member was appointed. The
Board appoints one of its members as chairman. In
2018 the Board of Directors consisted of five
members. The Board’s general mandate includes
responsibility for the organization and administration
of operations and for financial reporting. The Board

is also responsible for establishing systems for
governance, internal control and risk management.
The Board’s work and responsibilities, and its
separation from the work and responsibilities of the
Chief Executive Officer, are regulated by the Rules of
Procedure and the instructions for the Chief
Executive Officer that are established at the statutory
meeting held directly after the board meeting
following election.

Chief Executive Officer and management

The Board of Directors appoints the Chief Executive
Officer and annually sets instructions regulating the
division of labour and responsibilities between the
Board of Directors and the Chief Executive Officer.
The CEO is responsible for the ongoing operations
and for financial reporting and shall report to the
Board of Directors on an ongoing basis on the
company’s development relative to established
control documents. The business is organized into
three regions — Scandinavia, Europe and North
America. The organization is supported by central
Group functions for finance, IT, staff, education and
business development. In addition, Group functions
have been created in the key areas of construction,
property management, customer service, logistics
and procurement. Group Management comprises 13
people, including the Chief Executive Officer.

Governance and internal control

Planning, governance and internal control of
operations follow the organizational structure with
clear delegation of responsibilities and authority.
Business plans are prepared for the Group as a
whole and for those divisions that report directly to
the Chief Executive Office. Business plans, along
with policies, guidelines and instructions comprise a
framework for governance and internal control of the
business.
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Shares, share capital and ownership structure

Shares and share capital

According to the Articles of Association, the
Company’s share capital shall be no less than EUR
100,000,000 and no more than EUR 400,000,000
distributed among no less than 1,800,000,000 shares
and no more than 7,200,000,000 shares. Prior to the
Offering, the share capital of the Company amounts
to EUR 187,440,947.29 distributed among a total of
3,210,644,746 shares and 3,193,692,700 votes, of
which 18,835,606 are preference shares with 1/10
vote each and 3,191,809,140 are Class A ordinary
shares with one vote each. All shares are
denominated in EUR and have a par value of about
EUR 0.06 per share.

Extraordinary General Meeting September 2,
2019

In order to implement the Offering, an Extraordinary
General Meeting on September 2, 2019 resolved to
amend the Company’s Articles of Association.
According to the amended Articles of Association,
three classes of shares may be issued: Class A
ordinary shares, Class D ordinary shares and
preference shares. Each Class A ordinary share
carries one vote. Each Class D ordinary share and
each preference share carries one tenth (1/10) of a
vote. Class A ordinary shares may be issued up to
the maximum number of shares that may be issued
as set forth in the Company’s Articles of Association.
Class D ordinary shares may be issued up to a
maximum of 30 per cent. of the total nhumber of
Ordinary Shares issued at any time. A maximum of
30,000,000 preference shares may be issued. See
the section “Articles of Association” for the full text of
the new Articles of Association.

Authorization to issue the Shares

The Extraordinary General Meeting of September 2,
2019 resolved to authorize the Board of Directors on
one or more occasions before the next Annual
General Meeting, with or without waiver of the
preferential rights of shareholders, to issue a
maximum of 330,000,000 new Class D ordinary
shares.

Certain rights attached to the Company's shares
The shares in the Offering are of the same type
(Class D ordinary shares). Rights attaching to shares
issued by the Company, including those that follow
the Company's Articles of Association, can only be
changed as described in the procedures set forth in
the Swedish Companies Act.

Right to participate and vote at the General Meeting

Shareholders who wish to participate at the General
Meeting must be registered in the share register

maintained by Euroclear five days before the General
Meeting and inform the Company of their intention to
attend by the date specified in the Notice of the
General Meeting. The deadline must not be a
Sunday, another public holiday, Saturday,
Midsummer’s Eve, Christmas Eve or New Year's Eve
and must not fall earlier than the fifth working day
before the meeting. Each person entitled to vote may
vote at the Annual General Meeting for the full
number of shares held and represented, without any
restriction on voting rights. The number of votes per
share is shown above.

Preferential rights to new shares, etc.

In the event that the Company resolves, by way of a
cash issue or a set-off issue, to issue new shares of
different classes, the holders of Class A ordinary
shares, Class D ordinary shares and preference
shares shall have preferential rights to subscribe for
new shares of the same class pro rata to their
existing shareholding in that class (primary
preferential rights). Shares not subscribed for on the
basis of primary preferential rights shall be offered for
subscription to all shareholders (subsidiary
preferential rights). If the number of shares offered in
this manner is insufficient for subscription based on
subsidiary preferential rights, the shares shall be
allocated among the subscribers pro rata to their
aggregate existing shareholding, irrespective of
whether such shares are Class A ordinary shares,
Class D ordinary shares or preference shares. To the
extent this is not possible as regards a certain
share/certain shares, the allocation shall be made by
drawing of lots.

In the event that the Company resolves, by a cash
issue or a set-off issue, to issue new shares of only
one class, the shareholders of that class shall have
preferential rights to subscribe for new shares pro
rata to their existing shareholding in that class
(primary preferential right). Shares not subscribed for
on the basis of primary preferential rights shall be
offered for subscription to all shareholders
(subsidiary preferential rights). If the number of
shares offered in this manner is insufficient for
subscription based on subsidiary preferential rights,
the shares shall be allocated pro rata to their
aggregate existing shareholding in the Company,
irrespective of whether such shares are Class A
ordinary shares, Class D ordinary shares or
preference shares. To the extent this is not possible
as regards a certain share/certain shares, the
allocation shall be made by drawing of lots.

In the event that the Company resolves, by a cash
issue or a set-off issue, to issue new warrants or
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convertibles, the shareholders shall have preferential
rights to the subscription of the new warrants as if the
issue related to the shares that may be subscribed
for following an exercise of the warrants or, in case
of an issue of convertibles, as if the issue related to
the shares into which the convertibles may be
converted.

What is stipulated above shall not restrict the
possibilities for resolving on a cash issue or set-off
issue with waiver of shareholders’ preferential rights.

An increase of share capital by a bonus issue, where
new shares are issued, may only occur by an issue
of new Class A ordinary shares. In such case, only
holders of Class A ordinary shares have preferential
rights to such new Class A ordinary shares pro rata
to their existing holdings of Class A ordinary shares.
The above shall not restrict the possibilities for,
through a bonus issue, resolving after necessary
amendments of these Articles of Association, on an
issue of shares of a new class.

Right to dividends

If a General Meeting of shareholders resolves on a
distribution of profits, the preference shares shall
have priority over the Ordinary Shares. For each
payment, the priority to distribution of profits per
preference share (the “Preference Distribution”) shall
amount to one-fourth of the annual Preference
Distribution (the “Annual Preference Distribution”).
The record dates for such payments are set out
below. The Annual Preference Distribution shall be
SEK 20 per preference share. Payment of the
dividend on preference shares will be made quarterly
in Swedish kronor. Record dates for payment shall
be February 5, May 5, August 5 and November 5. In
the event such day is not a banking day, the record
date shall be the closest preceding banking day.
Payment of dividend on preference shares shall be
made on the third banking day after the record date.
A banking day shall be considered to be a day that is
not a Sunday, other public holiday, or a day that in
relation to payment of promissory notes in Sweden is
considered equal to a public holiday (such dates are
currently Saturday, Midsummer's Eve, Christmas
Eve and New Year’s Eve). If no dividend has been
distributed on preference shares, or if only dividend
less than the Preference Distribution has been paid,
the preference shares shall, in addition to future
Preference Distribution, entitle to receipt of an
amount, evenly divided on each preference share,
corresponding to the difference between what should
have been paid as dividend in accordance with the
above and the actual amount paid (the “Retained
Amount’), before value transfers to holders of Class
A ordinary shares and Class D ordinary shares can
be made. The Retained Amount shall be adjusted

upwards with a factor corresponding to an annual
interest rate of ten (10) per cent., whereby the
upward adjustment shall start from the quarterly date
on which a part of the dividend payment was made
(or should have been made, in the event no dividend
was paid at all). Payment of dividend on the Retained
Amount also requires that the General Meeting of
shareholders resolves on a dividend. The preference
shares shall not otherwise entitle to any right to
dividend.

After the Preference Distribution (and, where
applicable, distribution of Retained Amount) has
been distributed in its entirety on issued preference
shares, the General Meeting of Shareholders may
resolve upon distribution of profits on the Ordinary
Shares. If a dividend on Ordinary Shares is resolved,
Class D ordinary shares shall have the right to five
(5) times the total dividend on Class A ordinary
shares; this is however capped at to a maximum of
EUR 0.10 per Class D ordinary share per year (the
“Dividend Cap”). The right to dividend relating to
Class D ordinary shares applies from the Company’s
2020 Annual General Meeting. Payment of dividends
on Class A ordinary shares shall be made annually
or quarterly and on Class D ordinary shares
quarterly. The record date for the annual dividend
shall be May 5. The record dates for quarterly
payment shall be February 5, May 5, August 5 and
November 5. In the event such day is not a banking
day, the record date shall be the closest preceding
banking day. Payment of dividends on the Ordinary
Shares shall be made on the third banking day after
the record date. If no dividend has been distributed
on Class D ordinary shares for a certain year, or if
only a dividend that is less than the Dividend Cap has
been distributed, the Dividend Cap for the upcoming
year shall be increased by an amount equal to the
difference between the Dividend Cap and the amount
distributed (the “Shortfall Amount”) until the Shortfall
Amount has been paid.

For a more detailed description of all terms and
conditions that apply in conjunction with distribution
of dividends, see the section “Articles of Association”.

Right to dividends in connection with dissolution

In the event of the dissolution of the Company,
preference shares shall have preferential rights over
Class A and Class D ordinary shares to receive from
the Company’s assets an amount per preference
share equal to 125 per cent. of the First Subscription
Price together with (i) any Retained Amount adjusted
upwards by the annual interest, (ii) any accrued
portion of the Preference Distribution, before
distributions are made to the holders of Class A and
Class D ordinary shares. The preference shares shall
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not otherwise carry any entittement to a share of
distribution.

Distribution of the remaining assets shall be done pro
rata, although the right that Class D ordinary shares
carry to such distribution is limited to the volume-
weighted average amount paid for each Class D
ordinary share on subscription of such shares. Class
D ordinary shares shall otherwise not carry any right
to a share of any distribution.

For a more detailed description of all terms and
conditions that apply in conjunction with dissolution,
see the section “Articles of Association”.

Redemption of preference shares

A reduction of the share capital, although not below
the minimum capital, can be made by redemption of
a certain number of, or all of the preference shares
following a resolution of the Board of Directors. The
distribution of the preference shares that are to be
redeemed shall be made pro rata in relation to the
number of preference shares that each preference
shareholder holds. If such allocation as set out above
is not even, the Board of Directors shall resolve on
the allocation of the surplus preference shares that
are to be redeemed. If the resolution to redeem
shares is approved by all holders of preference
shares the Board of Directors may, however, freely
resolve which preference shares are to be redeemed.

For a more detailed description of all terms and
conditions that apply in conjunction with redemption
of preference shares, see the section “Articles of
Association”.

Conversion provision

Class A ordinary shares shall, upon the request of a
holder of such shares, be converted to Class D
ordinary shares. The right to convert applies only up
to the maximum number of Class D ordinary shares
that may be issued in accordance with the Articles of
Assaociation. If the request for conversion does not fit
within the limits of the Articles of Association and
there are several simultaneous requests, the
conversion must be pro rata in relation to the
requested number of converted Class A ordinary
shares.

Central securities depository

The Company's shares are registered in a record of
reconciliation under the Swedish Financial
Instruments Accounts Act (1998:1479), for which
reason no physical share certificates have been
issued. The register is handled by Euroclear Sweden
AB. Shareholders registered in the share register
maintained by Euroclear are entitled to all rights
attached to the share.

Marketplace

The Company’s preference shares have been listed
on Nasdaq First North Growth Market since June 5,
2014. The Company’s commercial name is Akelius
and its LEI code is 213800REBFNG6T3PU8L97. The
ISIN code of the preference shares is SE0005936713
and the ISIN code of the Class D share will be
SE0013110186.

Other information regarding the Company’s
shares

All shares in the Company are issued in accordance
with Swedish law and are fully paid and freely
transferable.

The Company’s shares are not the target of a bid
made due to redemption right or redemption
obligation. Following the execution of the Offering,
holders of Class A ordinary shares will continue to
collectively control more than 90 per cent. of the
shares. A holder of more than 90 per cent. of the
shares in a Swedish limited liability company has the
right to compulsory redemption regarding the
remaining shares in the company at a purchase price
and under terms and conditions as set forth in the
Swedish Companies Act (2005:551). If the holders of
Class A ordinary shares combine parts of their
holdings so that one shareholder (directly and/or
indirectly through subsidiaries) owns over 90 per
cent. of the shares in the Company they can acquire
the shares of the other shareholders through a
compulsory redemption procedure (see also under
"A single shareholder will have significant influence
over the Group after the Offering” in the section “Risk
factors”). The exercise price shall be determined so
that it corresponds to the price of the share that can
be charged on a sale under normal conditions.

The Company is not subject to national law regarding
public takeover offers. However, there have not been
any public takeover offers relating to the Company’s
shares during the current or the previous financial
year
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Share capital development

The table below illustrates the development of the Company's share capital over the past three financial years
and during the current financial year, including the number of shares over which the share capital is distributed.

. q Total Par value
Year Transaction (Clrellnzl7 FIEETDLED Vel Gueiluzty preferenc Share capital (approximat Registered
hares shares
e shares ely)

. " ) 18,835,6 SEK May 18,
2016 New issue 48,045,400 2,930,769,400 06 1,769.763,003 SEK 0.60 2016

. 5 ) 18,835,6 SEK ey
2017 New issue 134,810,000 3,065,579,400 06 1,850.649,003 SEK 0.60 2017-05-04

. 3 ) 18,835,6 SEK e
2018 New issue 126,229,740 3,191,809,140 06 1,926.386,847 SEK 0.60 2018-05-21

Currency 18,835,6 EUR

2019 conversion - - 3,191,809,140 06 187,440,947 EUR 0.06 Jan. 9, 2019

" Subscription price was SEK 84 per share.
2 Subscription price was SEK 74.60 per share.
3 Subscription price was SEK 68 per share.

Ownership structure

Prior to execution of the Offering, Akelius Foundation
(through Akelius Apartments Ltd) holds 84.52 per
cent. of shares and 84.95 per cent. of votes in the
Company; the holding consists of Class A ordinary
shares and preference shares. The remaining Class
A ordinary shares are held by Hugo Research Foun-
dation (through Xange Holding Ltd), with 9.94 per
cent. of shares and 9.99 per cent. of votes in the
Company and Grandfather Roger Foundation
(through Giannis Beta Ltd) 4.97 per cent. of shares
and 5.00 per cent. of votes in the Company. The
remaining ownership interests are held by 18,600
preference shareholders with a total of 0.57 per cent.
of shares and 0.06 per cent. of votes.

To ensure that the control over the Company is not
misused, the Company complies with applicable
rules regarding corporate governance, which for
instance derive from the Swedish Companies Act
(2005:551) and the Swedish Annual Reports Act
(1995:1554). By following such rules, the Company
ensures that a good corporate governance with a
clear separation of responsibilities between the
shareholders, the Board and management is main-
tained.

Shareholders’ agreement

As far as the Company’s Board of Directors is aware,
there are no shareholder agreements or correspond-
ing agreements with a view to jointly exerting influ-
ence on the management of the Company. The
Company’s Board of Directors is not aware of any
agreements or similar arrangements which could
lead to a change of control over the Company.

Dividend

The Annual General Meeting on April 11, 2019
resolved on distribution of dividends to preference
shareholders, until the next Annual General Meeting,
of a total of SEK 20.00 per preference share in four
payments of SEK 5.00 per preference share. The
Meeting resolved that the record dates for the distri-
bution of dividends on preference shares shall be

May 3, 2019, August 5, 2019, November 5, 2019 and
February 5, 2020. The remaining profit was retained.
It is not possible to draw any conclusions about the
size of future dividends based on the size of previous
dividends. Future dividends depend, among other
things, on the Company’s profit trend and profit
outlook, financial position and capital requirements,
general business conditions and other factors which
the Company’s Board of Directors considers to be
relevant. According to the terms and conditions for
the Company’s issued bonds, the Company may not
distribute any dividends unless certain financial
targets are met.

Dividends are normally paid to shareholders through
Euroclear as a cash amount per share but may also
comprise forms other than cash dividends (distribu-
tion in kind). Rights to dividends are conferred upon
those registered as shareholders in the register of
shareholders kept by Euroclear on the applicable
record date. If a shareholder cannot be paid through
Euroclear, the shareholder’s claim on the Company
in respect of the dividend amount remains. The claim
is nevertheless subject to statutory provisions
regarding ten years limitation. Should the claim
become barred by the statutory limitation, the divi-
dend amount is forfeited to the Company. Neither the
Swedish Companies Act nor the Company’s Articles
of Association contain any restrictions regarding
dividends to shareholders residing outside Sweden.
Other than those restrictions imposed by banks or
clearing systems, such shareholders are paid in the
same way as shareholders resident in Sweden.

Dividend policy

For a presentation of Akelius’ dividend policy, see
“Dividend policy” under the section “Business over-
view”.

Warrants, convertibles, etc.
The Company has no issued warrants or
convertibles.
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Articles of association

The English version of the Articles of Association is an unofficial translation of the Swedish original and in case of
any discrepancies between the Swedish version and the English translation, the Swedish version shall prevail.

§1
Foretagsnamn
Registered name

§2

Site

Registered office
§3
Verksamhet
Operations

§4
Aktiekapital
Share capital
§5

Aktier
Shares

BOLAGSORDNING FOR

Akelius Residential Property AB (publ)
Org nr 556156-0383

ARTICLES OF ASSOCIACION FOR

Akelius Residential Property AB (publ)
Reg. no. 556156-0383

Faststalld vid extra bolagsstamma den 2019-09-02.
Adopted at the Extraordinary General Meeting of shareholders on 2019-09-02.

Bolagets foretagsnamn ar Akelius Residential Property AB. Bolaget ar publikt (publ).
The registered name of the company is Akelius Residential Property AB. The company is public

(publ).

Styrelsen skall ha sitt sate i Stockholms kommun.
The Board of Directors’ registered office shall be in the municipality of Stockholm.

Bolaget skall aga och férvalta fastigheter samt bedriva annan darmed férenlig
verksamhet.

The company shall own and manage real property and carry out other operations consistent
therewith.

Aktiekapitalet skall vara lagst 100 000 000 euro och hégst 400 000 000 euro.
The share capital shall be not less than EUR 100,000,000 and not more than EUR 400,000,000.

1. Antal aktier
Number of shares
Antalet aktier skall vara lagst 1 800 000 000 aktier och hégst 7 200 000 000 aktier.
The number of shares shall be not less than 1,800,000,000 and not more than
7,200,000,000.

2. Aktieslag
Classes of shares
Aktier skall kunna ges ut i tre slag:
Shares may be issued in three different classes:
Stamaktier av serie A;
Stamaktier av serie D; och
Preferensaktier
Class A ordinary shares;
Class D ordinary shares; and
Preference shares.
Stamaktier av serie A far ges ut till ett antal motsvarande det hdgsta antal aktier
som kan ges ut enligt bolagsordningen. Stamaktier av serie D far ges ut till ett antal
motsvarande hdgst 30 procent av det vid var tid utgivna antalet stamaktier i
bolaget. Preferensaktier far ges ut till ett antal om hégst 30 000 000.
Class A ordinary shares may be issued up to a number equal to the highest number of shares
that may be issued under the articles of association. Class D ordinary shares may be issued
up to a number equal to 30 percent of the, at any given time, issued number of ordinary
shares in the company. Preference shares may be issued up to a number of not more than
30,000,000.

3. Réstetal
Number of votes
Varje stamaktie av serie A berattigar till en (1) rost. Varje stamaktie av serie D och
varje preferensaktie berattigar till en tiondels (1/10) rost.
Each Class A ordinary share carries one (1) vote. Each Class D ordinary share and
preference share carries one-tenth (1/10) vote.

4. Begrédnsning avseende utgivande av preferensaktier och vdrdeéverféring i
vissa fall
Restrictions on new issue of preference shares and value transfers in certain events
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Sa lange preferensaktier ar utgivna och sa lange Preferensaktiekvoten (berdknad
pa det satt som framgar nedan) éverstiger 3/10, far beslut inte fattas om:
For as long as there are preference shares issued and the Preference Share Ratio
(calculated as set out below) exceeds 3/10, it may not be resolved to:
(i) emission av ytterligare preferensaktier, eller
issue additional preference shares; or
(i) vardedverforing till innehavare av stamaktier.
make a value transfer to holders of ordinary shares.
Preferensaktiekvoten beraknas enligt féljande:
The Preference Share Ratio is calculated as follows:

AxB
C

dar

whereas:

A. ar lésenbeloppet enligt punkt 7 (iii) nedan vid beslutstidpunkten (inklusive
eventuell upplupen del av Preferensutdelning och eventuellt Innestaende
Belopp och oavsett hur lang tid som forflutit sedan den Initiala Emissionen);
is equal to the redemption price set out in section 7 (iii) below as at the resolution date
(including any accrued portion of the Preference Distribution and any Retained Amount
and regardless of how long time has passed since the First New Issue);

B. ar det totala antalet registrerade preferensaktier med tillagg av beslutade,
men icke registrerade nyemissioner av preferensaktier, preferensaktier som
kan tillkomma genom konvertering eller utnyttiande av konvertibler och
teckningsoptioner samt preferensaktier som kan ges ut enligt andra finansiella
instrument, med avdrag dels fér sddana preferensaktier som bolaget sjalvt
innehar, dels for sddana preferensaktier som ar féremal for inlésen efter beslut
av bolagsstamma eller styrelsen; och
is equal to the total number of registered preference shares plus any preference shares
that have been resolved to be issued but have not yet been registered, preference
shares that may be issued through a conversion or exercise of convertible instruments
and warrants then outstanding and preference shares that may be issued under any
other financial instrument then outstanding, but less any such preference shares that
are held by the company as well as any preference shares that are subject to a
redemption resolved by a General Meeting of shareholders or the Board of Directors;
and

C. ar koncernens (dar bolaget ar moderbolag) bokférda egna kapital enligt den
senaste av bolaget avgivna delarsrapporten med avdrag for dels eventuell
foreslagen ej beslutad eller genomférd vardedverforing enligt punkt (ii) ovan,
dels eventuell féreslagen men ej beslutad eller genomférd Preferensutdelning
enligt punkt 5 nedan.
is the group’s (in which the company is the parent company) equity book value (Sw.
bokfért eget kapital), as recorded in the most recent interim report presented by the
company, less any proposed but not yet resolved or effectuated value transfer under
paragraph (ii) above, and any proposed but not yet resolved or effectuated Preference
Distribution under section 5 below.

5. Preferensakties rétt till vinstutdelning
Preference share’s rights to distribution of profits
Beslutar bolagsstdmma om vinstutdelning skall preferensaktierna medféra
foretradesratt framfér stamaktierna enligt nedan.
If a General Meeting of shareholders resolves on a distribution of profits, the preference
shares shall have priority over the ordinary shares in accordance with the below.
Foretrade till vinstutdelning per preferensaktie ("Preferensutdelning”) skall uppga
till en fjardedel av arlig Preferensutdelning ("Arlig Preferensutdelning”) per
utbetalningstillfalle med avstdmningsdagar enligt nedan.
For each payment, the priority to distribution of profits per preference share (the “Preference
Distribution”) shall amount to one-fourth of the annual Preference Distribution (“Annual
Preference Distribution”). The record dates for such payments are set out below.
Fran och med det férsta utbetalningstillfallet for Preferensutdelning skall Arlig
Preferensutdelning vara 20 kronor per preferensaktie.
From and including the first payment of a Preference Distribution, the Annual Preference
Distribution shall amount to SEK 20 per preference share.
Utbetalning av vinstutdelning pa preferensaktier skall ske kvartalsvis i kronor.
Avstamningsdagar for vinstutdelning skall vara den 5 februari, den 5 maj, den 5
augusti och den 5 november. For det fall sddan dag inte &r bankdag (sa som det
definieras nedan), skall avstamningsdagen vara narmast foregdende bankdag.
Utbetalning av vinstutdelning pa preferensaktier skall ske tredje bankdagen efter
avstamningsdagen. Med "bankdag” avses dag som inte ar sondag, annan allman
helgdag eller dag som vid betalning av skuldebrev i Sverige ar jamstalld med
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allman helgdag (saddana likstdllda dagar &r fér narvarande I6rdag,
midsommarafton, julafton samt nyarsafton).

Payment of dividend on preference shares shall be made quarterly in SEK. Record dates for
payment shall be 5 February, 5 May, 5 August and 5 November. In the event such day is not
a Banking Day (as defined below), the record date shall be the closest preceding Banking
Day. Payment of dividend on preference shares shall be made on the third Banking Day after
the record date. A "Banking Day” shall be considered to be a day that is not a Sunday, other
public holiday, or a day that in relation to payment of promissory notes in Sweden are
considered to be equal to a public holiday (such dates are currently Saturday, Midsummer’s
Eve, Christmas Eve and New Year’s Eve).

Om ingen vinstutdelning ldmnats pa preferensaktier, eller om endast
vinstutdelning understigande Preferensutdelningen lamnats, skall
preferensaktierna medféra ratt att i tillagg till framtida Preferensutdelning erhalla
ett belopp, jamnt férdelat pa varje preferensaktie, motsvarande skillnaden mellan
vad som skulle ha betalats ut enligt ovan och utbetalt belopp (’Innestadende
Belopp”) innan vardedverforingar till innehavare av stamaktier av serie A och
stamaktier av serie D far ske. Innestdende Belopp skall raknas upp med en faktor
motsvarande en arlig rantesats om tio (10) procent, varvid upprékning skall ske
med bodrjan fran den kvartalsvisa tidpunkt da utbetalning av del av vinstutdelningen
skett (eller borde ha skett, i det fall det inte skett ndgon vinstutdelning alls). Aven
vinstutdelning av Innestaende Belopp forutsatter att bolagsstdmma beslutar om
vinstutdelning.

If no dividend has been paid on preference shares, or if only dividend less than the
Preference Distribution has been paid, the preference shares shall, in addition to future
Preference Distribution, entitle to receipt of an amount, evenly divided on each preference
share, corresponding to the difference between what should have been paid as dividend in
accordance with the above and the actual amount paid (“Retained Amount”), before value
transfers to holders of Class A ordinary shares and Class D ordinary shares can be made.
The Retained Amount shall be adjusted upwards with a factor corresponding to an annual
interest rate of ten (10) percent, whereby the upward adjustment shall start from the quarterly
date on which a part of the dividend payment was made (or should have been made, in the
event no dividend was paid at all). Payment of dividend on the Retained Amount also requires
that the General Meeting of shareholders resolves on a dividend.

Preferensaktierna skall i 6vrigt inte medféra nagon ratt till vinstutdelning.

The preference shares shall otherwise not entitle to any right to dividend.

6. Stamakties rétt till vinstutdelning
Ordinary share’s rights to distribution of profits
Bolagsstamman far, efter att Preferensutdelning (samt, i férekommande fall,
utdelning av Innestdende Belopp) ldmnats i sin helhet pa utestdende
preferensaktier, besluta om vinstutdelning pa stamaktierna. Alla stamaktier skall,
med beaktande av vad som framgar av nasta stycke, ha samma ratt till utdelning
utan foretradesratt sinsemellan.
The General Meeting of shareholders may, after accounting in full for any Preference
Distribution (and, if applicable, any Retained Amount) on the outstanding preference shares
resolve on distribution of profits on the ordinary shares. All ordinary shares shall, subject to
what is set out in the next section, have the same rights to dividend without preferential rights
in relation to each other.
Om utdelning beslutas pa stamaktierna, har stamaktierna av serie D ratt till fem (5)
ganger den sammanlagda utdelningen pa stamaktierna av serie A, dock hogst
0,10 euro per stamaktie av serie D och ar ("Utdelningsbegransningen”). Stamaktie
av serie D som emitteras i den forsta emissionen av stamaktier av serie D ska dga
ratt till utdelning fran den forsta arsstimma som halls efter att sadana aktier
registrerats hos Bolagsverket.
If dividend is declared on the ordinary shares, the Class D ordinary shares are entitled to five
(5) times the total dividend on the Class A ordinary shares, however not more than EUR 0.10
per Class D ordinary share and year (the “Dividend Cap”). Class D ordinary shares issued in
the first new issue of Class D ordinary shares shall carry right to dividend from the first Annual
General Meeting of shareholders held after such shares have been registered with the
Swedish Companies Registration Office.
Forutsatt beslut av bolagsstdmma, skall utbetalning av vinstutdelning pa
stamaktier av serie A ske arligen eller kvartalsvis samt vinstutdelning pa stamaktier
av serie D ske kvartalsvis. Avstamningsdag for vinstutdelning vid arlig utbetalning
skall vara den 5 maj. Avstamningsdagar vid kvartalsvis utbetalning skall vara den
5 februari, den 5 maj, den 5 augusti och den 5 november. Fér det fall sddan dag
inte ar bankdag, skall avstamningsdagen vara narmast foregdende bankdag.
Utbetalning av vinstutdelning pa stamaktier av serie A och av serie D skall ske
tredje bankdagen efter avstamningsdagen.
Subject to resolution by the General Meeting, payment of dividend on Class A ordinary
shares shall be made annually or quarterly and payment of dividend on Class D ordinary
shares shall be made quarterly. The record date for annual payment shall be 5 May. The
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record dates for quarterly payments shall be 5 February, 5 May, 5 August and 5 November.
In the event such day is not a Banking Day, the record date shall be the closest preceding
Banking Day. Payment of dividend on Class A ordinary shares and Class D ordinary shares
shall be made on the third Banking Day after the record date.

Om for visst ar ingen vinstutdelning ldmnats pa stamaktier av serie D, eller om
endast vinstutdelning understigande Utdelningsbegransningen lamnats, skall
Utdelningsbegransningen for kommande ar héjas med ett belopp motsvarande
skillnaden mellan Utdelningsbegransningen och utbetalt belopp ("Bristbeloppet”)
till dess att Bristbeloppet har erlagts.

If for a certain year no dividend has been paid on the Class D ordinary shares, or if only
dividend less than the Dividend Cap has been paid, the Dividend Cap for the next year shall
be increased by an amount corresponding to the difference between the Dividend Cap and
the actual amount paid (the “Shortfall Amount”) until the Shortfall Amount has been paid.

7. Inlésen av preferensaktier

Redemption of preference shares
Minskning av aktiekapitalet, dock inte under minimikapitalet, kan ske genom
inlésen av ett visst antal eller samtliga preferensaktier efter beslut av styrelsen.
Nar beslut om inlésen fattas, skall ett belopp motsvarande minskningsbeloppet
avsattas till reservfonden om harfér erforderliga medel finns tillgangliga.
A reduction of the share capital, however not below the minimum capital, can be made by
redemption of a certain number of, or all of, the preference shares following a resolution of
the Board of Directors. When a resolution is passed, an amount corresponding to the
reduction amount shall be transferred to the statutory reserve if the required funds for this
purpose are available.
Fordelningen av vilka preferensaktier som skall inlésas skall ske pro rata i
forhallande till det antal preferensaktier som varje preferensaktiedgare dger. Om
férdelningen enligt ovan inte gar jamnt ut skall styrelsen besluta om férdelningen
av Overskjutande preferensaktier som skall inldsas. Om beslutet godkanns av
samtliga agare av preferensaktier kan dock styrelsen besluta vilka preferensaktier
som skall inlésas.
The distribution of the preference shares that are to be redeemed shall be made pro rata in
relation to the number of preference shares that each preference shareholder holds. If such
allocation as set out above is not even, the Board of Directors shall resolve on the allocation
of the surplus preference shares that are to be redeemed. If the resolution to redeem shares
is approved by all holders of preference shares the Board of Directors may, however, freely
resolve which preference shares that are to be redeemed.

Lésenbeloppet for varje inlést preferensaktie skall vara ett belopp beraknat enligt

féljande:

The redemption price for each redeemed preference share shall be an amount calculated in

accordance with the following:

i.  Framtill den femte arsdagen av den férsta emissionen av preferensaktier (den

"Initiala Emissionen”), ett belopp motsvarande (i) 125 procent av det belopp i
kronor som har betalats fér varje preferensaktie vid den Initiala Emissionen
("Initial  Teckningskurs”) jamte (i) eventuell upplupen del av
Preferensutdelning jamte (iii) eventuellt Innestaende Belopp uppraknat med
ett belopp motsvarande den arliga rantan enligt punkten 5 ovan.
Lésenbeloppet for varje inlost preferensaktie skall dock aldrig understiga
aktiens kvotvarde.
Until the fifth anniversary of the first new issue of preference shares (the “First New
Issue”), an amount corresponding to (i) 125 percent of the price in SEK that has been
paid for each preference share in the First New Issue (the “First Subscription Price”)
together with (iij) any accrued portion of the Preference Distribution, together with (iii)
any Retained Amount adjusted upwards with the annual interest as set out in section 5
above. The redemption price for each redeemed preference share shall however not be
less than the quota value of such share.

ii. Fran och med den femte arsdagen av den Initiala Emissionen fram till den

tionde arsdagen av den Initiala Emissionen, ett belopp motsvarande (i) 115
procent av Initial Teckningskurs jamte (ii) eventuell upplupen del av
Preferensutdelning jamte (iii) eventuellt Innestaende Belopp uppraknat med
ett belopp motsvarande den arliga rantan enligt punkten 5 ovan.
Lésenbeloppet for varje inlost preferensaktie skall dock aldrig understiga
aktiens kvotvarde.
From and including the fifth anniversary of the First New Issue up to the tenth
anniversary of the First New Issue, an amount corresponding to (i) 115 percent of the
First Subscription Price together with (ii) any accrued portion of the Preference
Distribution, together with (iii) any Retained Amount adjusted upwards with the annual
interest as set out in section 5 above. The redemption price for each redeemed
preference share shall however not be less than the quota value of such share.

iii. Fran och med den tionde arsdagen av den Initiala Emissionen och for tiden
darefter, ett belopp motsvarande (i) 110 procent av Initial Teckningskurs jamte
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(i) eventuell upplupen del av Preferensutdelning jamte (iii) eventuellt
Innestédende Belopp uppraknat med ett belopp motsvarande den arliga rantan
enligt punkten 5 ovan. Lésenbeloppet for varje inldst preferensaktie skall dock
aldrig understiga aktiens kvotvarde.
From and including the tenth anniversary of the First New Issue and the period
thereafter, an amount corresponding to (i) 110 percent of the First Subscription Price
together with (ii) any accrued portion of the Preference Distribution, together with (iii)
any Retained Amount adjusted upwards with the annual interest as set out in section 5
above. The redemption price for each redeemed preference share shall however not be
less than the quota value of such share.
Med "upplupen del av Preferensutdelning” avses upplupen Preferensutdelning for
perioden som bérjar med dagen efter den senaste avstdmningsdagen for
vinstutdelning pa preferensaktier till och med dagen for utbetalning av
I6senbeloppet. Antalet dagar skall berdknas utifrAn det faktiska antalet dagar i
forhallande till 90 dagar.
The expression “accrued portion of the Preference Distribution” means accrued Preference
Distribution for the period commencing on the day after the most recent record date for a
distribution of profits on preference shares up until and including the day for payment of the
redemption price. The number of days shall be calculated on the basis of the actual number
of days in relation to 90 days.
8. Omvandlingsforbehall
Share conversion clause
Stamaktier av serie A skall pa begaran av agare till sddana aktier omvandias till
stamaktier av serie D. Begaran om omvandling, som skall vara skriftlig och ange
det antal stamaktier av serie A som skall omvandlas till stamaktier av serie D samt
om begaran inte omfattar hela aktieinnehavet, vilka stamaktier av serie A
omvandlingen avser, skall géras hos styrelsen. Bolaget skall genast anmala
omvandlingen hos Bolagsverket for registrering. Omvandlingen ar verkstalld nar
registrering skett samt antecknats i avstdmningsregistret.
Ovanstaende galler endast upp till det hogsta antal stamaktier av serie D som far
ges ut enligt bolagsordningen.
Ryms inte begaran om omvandling inom bolagsordningens granser och finns flera
samtidiga begaranden skall omvandling ske pro rata i férhallande till det begarda
antalet omvandlade stamaktier av serie A.
Class A ordinary shares shall, upon request by the owner of such shares, be converted to
Class D ordinary shares. A conversion request, must be submitted in writing to the Board of
Directors and must state the number of Class A ordinary shares that are to be converted to
Class D ordinary shares and, if the request does not encompass the entire shareholding,
which Class A ordinary shares the conversion pertains to. The company must immediately
notify the conversion with the Swedish Companies Registration Office for registration. The
conversion is completed once the registration has been made and has been recorded in the
CSD register.
The above applies only up to the maximum number of Class D ordinary shares that may be
issued pursuant to the articles of association. If a request for conversion is outside the limits
of the articles of association and there are several simultaneous requests, conversion shall
be made on pro rata basis in relation to the requested number of Class A ordinary shares to
be converted.

9. Bolagets upplésning

Dissolution of the company

Vid bolagets uppldsning skall preferensaktier medféra foretradesratt framfor
stamaktier av serie A och stamaktier av serie D att ur bolagets tillgangar erhalla
ett belopp per preferensaktie, motsvarande 125 procent av Initial Teckningskurs
jamte (i) eventuellt Innestaende Belopp uppraknat med arlig ranta enligt punkten
5 ovan jamte (ii) eventuell upplupen del av Preferensutdelning enligt punkten 7
ovan, innan utskiftning sker till &gare av stamaktier av serie A och stamaktier av
serie D. Preferensaktier skall i ovrigt inte medféra nagon ratt till skiftesandel.
Utskiftning av aterstaende tillgangar skall goéras pro rata mellan stamaktier av
serie A och stamaktier av serie D, dock att den ratt stamaktie av serie D har till
sadan utskiftning skall vara begransad till det volymvagda genomsnittliga belopp
som har betalats for varje stamaktie av serie D vid teckningen av sadan aktie.
Stamaktier av serie D skall i 6vrigt inte medféra nagon ratt till skiftesandel.

In the event of the dissolution of the company, preference shares shall have priority over
Class A ordinary shares and Class D ordinary shares to receive from the company’s assets
an amount per preference share corresponding to 125 percent of the First Subscription Price
together with (i) any Retained Amount adjusted upwards with annual interest as set out in
section 5 above together with (ii) any accrued portion of the Preference Distribution in
accordance with section 7 above, before any distributions are made to the holders of Class
A ordinary shares or Class D ordinary shares. The preference shares shall not otherwise
carry any entitlement to a share of distribution. Payment of any remaining proceeds shall be
made, on a pro rata basis between the Class A ordinary shares and the Class D ordinary
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shares, provided, however, that the entitlement of each Class D ordinary share in such
distribution shall be limited to the volume-weighted average price that has been paid for each
Class D ordinary share at the time of subscription of such share. The Class D ordinary shares
shall not otherwise carry any entitlement to a share of distribution.

10. Omrékning vid vissa bolagshéndelser
Recalculation upon certain corporate events
For det fall antalet preferensaktier eller stamaktier av serie D andras genom
sammanlaggning, uppdelning, eller annan liknande bolagshandelse skall de
belopp som preferensaktien och stamaktie av serie D berattigar till enligt punkterna
5-7 och 9 i denna § 5 omraknas for att aterspegla denna férandring.
Upon a change of the number of preference shares or Class D ordinary shares as a result of
a consolidation of shares, share split or another similar corporate event, the amounts that the
preference shares and Class D ordinary shares, respectively, carry right to under sections
5-7 and 9 above in this § 5 shall be recalculated in order to reflect such change.

11. Féretrddesriétt
Preferential rights
Beslutar bolaget att genom kontantemission eller kvittningsemission ge ut nya
aktier av olika slag, skall innehavare av stamaktier av serie A, stamaktier av serie
D och preferensaktier ha foretradesratt att teckna nya aktier av samma aktieslag
pro rata i férhallande till det antal aktier av samma slag innehavaren férut ager
(primar foretradesratt). Aktier som inte tecknas med primar foretradesratt skall
erbjudas samtliga aktiedgare till teckning (subsidiar foretradesratt). Om salunda
erbjudna aktier inte racker for den teckning som sker med subsidiar féretradesratt,
skall aktierna férdelas mellan tecknarna pro rata i férhallande till det sammanlagda
antal aktier de férut ager i bolaget, oavsett huruvida deras aktier ar stamaktier av
serie A, stamaktier av serie D eller preferensaktier. | den man detta inte kan ske
vad avser viss aktie/vissa aktier, skall férdelningen ske genom lottning.
In the event that the company resolves to, by way of a cash issue or a set-off issue, issue
new shares of different classes, the holders of Class A ordinary shares, Class D ordinary
shares and preference shares shall have preferential rights to subscribe for new shares of
the same class pro rata to their existing shareholding in that class (primary preferential right).
Shares not subscribed for on the basis of primary preferential rights shall be offered for
subscription to all shareholders (secondary preferential right). If the number of shares offered
in this manner is insufficient for subscription based on secondary preferential rights, the
shares shall be allocated among the subscribers pro rata to their aggregate existing
shareholding, irrespective of whether such shares are Class A ordinary shares, Class D
ordinary shares or preference shares. To the extent this is not possible as regards a certain
share/certain shares, the allocation shall be made by drawing of lots.
Beslutar bolaget att genom kontantemission eller kvittningsemission ge ut aktier
endast av ett slag, skall innehavare av aktier av det slag som ges ut ha
foretradesratt att teckna nya aktier pro rata i forhallande till det antal aktier av
samma slag innehavaren forut ger (primar foéretradesratt). Aktier som inte tecknas
med primar foretradesratt skall erbjudas samtliga aktieagare till teckning (subsidiar
foretradesratt). Om salunda erbjudna aktier inte racker fér den teckning som sker
med subsidiar foretradesratt, skall aktierna férdelas mellan tecknarna pro rata i
forhallande till det sammanlagda antal aktier de forut éger i bolaget, oavsett
huruvida deras aktier ar stamaktier av serie A, stamaktier av serie D eller
preferensaktier. | den man detta inte kan ske vad avser viss aktie/vissa aktier, skall
fordelningen ske genom lottning.
In the event that the company resolves to, by a cash issue or a set-off issue, issue new
shares of only one class, the shareholders of that class shall have preferential rights to
subscribe for new shares pro rata to their existing shareholding in that class (primary
preferential right). Shares not subscribed for on the basis of primary preferential rights shall
be offered for subscription to all shareholders (secondary preferential right). If the number of
shares offered in this manner is insufficient for subscription based on secondary preferential
rights, the shares shall be allocated among the subscribers pro rata to their aggregate
existing shareholding, irrespective of whether such shares are Class A ordinary shares,
Class D ordinary shares or preference shares. To the extent this is not possible as regards
a certain share/certain shares, the allocation shall be made by drawing of lots.
Beslutar bolaget att genom kontantemission eller kvittningsemission ge ut
teckningsoptioner eller konvertibler skall aktiedgarna ha féretradesratt att teckna
teckningsoptioner som om emissionen géllde de aktier som kan komma att
nytecknas pa grund av teckningsoptionerna respektive foretradesratt att teckna
konvertibler som om emissionen gallde de aktier som konvertiblerna kan komma
att bytas mot.
In the event that the company resolves to, by a cash issue or a set-off issue, issue new
warrants or convertibles, the shareholders shall have preferential rights to the subscription
of the new warrants as if the issue related to the shares that may be subscribed for following
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§6
Styrelsen
The Board of Directors

§7
Revisor
Auditors

§8
Kallelse
Notice

§9

Ort for bolagsstamma
Venue for the General
Meeting of shareholders

§10
Arsstimma

Annual General Meeting of

shareholders

an exercise of the warrants or, in case of an issue of convertibles, as if the issue related to
the shares that the convertibles may be converted into.
Vad som sagts ovan skall inte innebara nagon inskrankning i méjligheterna att fatta
beslut om kontantemission eller kvittningsemission med avvikelse fran
aktiedgarnas foretradesratt.
What is stipulated above shall not restrict the possibilities for resolving on a cash issue or
set-off issue with deviation from the shareholders’ preferential rights.
Okning av aktiekapitalet genom fondemission med utgivande av aktier far endast
ske genom utgivande av stamaktier serie A. Darvid galler att endast innehavare
av stamaktier serie A har foretradesratt till de nya stamaktierna serie A fordelat
efter det antal stamaktier av serie A de forut ager. Vad som nu sagts skall inte
innebara nagon inskrankning i mojligheten att genom fondemission, efter
erforderlig andring av bolagsordningen, ge ut aktier av nytt slag.
An increase of the share capital by a bonus issue, where new shares are issued, may only
occur by an issue of new Class A ordinary shares. In such case, only holders of Class A
ordinary shares have preferential rights to such new Class A ordinary shares pro rata to their
existing holdings of Class A ordinary shares. The above shall not restrict the possibilities for,
through a bonus issue, resolving after necessary amendments of these articles of
association, on an issue of shares of a new class.
Styrelsen skall bestd av lagst tre och hogst sju styrelseledaméter med hogst tva
styrelsesuppleanter. Uppdraget galler till slutet av den forsta arsstamman som halls
efter det ar da ledamoten utsags.
The Board of Directors shall consist of not less than three and not more than seven members with
not more than two deputies to be elected for the time up to the end of the first Annual General
Meeting of shareholders held after the year that the board member was elected.

Bolaget skall ha lagst en och hogst tva revisorer och motsvarande antal suppleanter,
eller ett och hogst tva registrerade revisionsbolag. Revisor och revisorssuppleant,
respektive huvudansvarig revisor skall vara auktoriserad revisor.

The company shall have not less than one and not more than two auditors and an equal number
of deputy auditors, or one and not more than two registered accounting firms. Auditor and deputy
auditor, as well as the auditor in charge, shall be authorised public accountants.

Kallelse till arsstdmma samt kallelse till extra bolagsstdmma dar fraga om andring av
bolagsordningen kommer att behandlas skall utfardas tidigast sex veckor och senast
fyra veckor fére stdmman. Kallelse till annan extra bolagsstdmma skall utfardas tidigast
sex veckor och senast tre veckor fore stdmman. Kallelse till bolagsstdmma skall ske
genom annons i Post och Inrikes Tidningar och pa bolagets webbplats. Vid tidpunkten
for kallelse skall information om att kallelse har skett annonseras i Dagens Nyheter.
Notice of an Annual General Meeting of shareholders and an Extraordinary General Meeting ol
shareholders where a matter relating to amendments to the articles of association shall be decided
shall be given six weeks before the General Meeting at the earliest and four weeks before the
General Meeting at the latest. Notice of another Extraordinary General Meeting of shareholders
shall be given six weeks before the meeting at the earliest and three weeks before the meeting at
the latest. Notice of a General Meeting of shareholders shall be given by an announcement in the
Official Gazette (Sw. Post- och Inrikes Tidningar) and by making the notice available on the
company’s website. The company shall, at the time of the notice, advertise in Dagens Nyheter
that notice has been given.

Bolagsstamma kan hallas, forutom déar styrelsen har sitt sate, i Géteborgs stad.
A General Meeting of shareholders may be held, except where the Board of Directors has its
registered office, in the city of Gothenburg (Sw. Géteborg).

Arsstamma skall hallas arligen inom sex manader efter rakenskapsarets utgang.
The Annual General Meeting of shareholders shall be held annually within six months from the
end of the financial year.
Pa arsstamma skall féljande arenden forekomma:
At the Annual General Meeting of shareholders, the following matters shall be addressed:
1) Val av ordférande vid stdmman.
Election of a chairman of the meeting.
2) Upprattande och godkannande av rostlangd.
Preparation and approval of the voting list.
3) Val av en eller tva justeringsman.
Election of one or two persons to verify the minutes.
4) Prdévning om stdmman blivit behérigen sammankallad.
Determination whether the meeting has been duly convened.
5) Godkannande av dagordning.
Approval of the agenda.
6) Framlaggande av arsredovisning och revisionsberattelse samt i
férekommande fall koncernredovisning och koncernrevisions-beréattelse.
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§11

Rakenskapsar
Financial year

§12

Deltagande pa
bolagsstimma
Participation at a General
Meeting of shareholders

§13
Redovisningsvaluta
Accounting currency

§14
Avstamningsforbehall

Presentation of the annual accounts and the auditors' report and, if applicable, the
consolidated annual accounts and consolidated auditors’ report.
7) Beslut:
Resolutions:
a. Om faststillelse av resultatrdkning och balansrdkning samt i
férekommande fall koncernresultatrakning och koncernbalansrakning
On adoption of the income statement and balance sheet and, if applicable, the
consolidated income statement and the consolidated balance sheet
b. Om dispositioner betraffande bolagets vinst eller forlust enligt den
faststallda balansrakningen
On the disposition of the company’s profit or loss as shown in the adopted balance
sheet
c. Om ansvarsfrihet at styrelseledaméter och verkstallande direktdren.
On discharge of liability of members of the board and the managing director.
8) Faststallande av styrelse- och revisorsarvoden.
Determination of the fees to be paid to the Board of Directors and the auditors.
9) Val av styrelse och i forkommande fall val av revisorer samt eventuella
revisorssuppleanter eller registrerade revisionsbolag.
Election of the Board of Directors and, if applicable, auditors and any deputy auditors
or firms of registered accountants.
10) Annat drende, som ankommer pa stdmman enligt Aktiebolagslagen
(2005:551) eller bolagsordningen.
Other matters that may be brought before the meeting pursuant to the Swedish
Companies Act (2005:551) or the Atrticles of Association.
Bolagets rakenskapsar skall vara kalenderar.
The company’s financial year shall be calendar year.

For att fa deltaga pa bolagsstamman skall aktiedgare anmala sig samt antalet bitrdden
hos bolaget senast den dag som anges i kallelsen till stamman. Denna dag far ej vara
sdndag, annan allman helgdag, lI6rdag, midsommarafton, julafton eller nyarsafton och
inte infalla tidigare an femte vardagen fére stimman. Antalet bitraden far hogst vara
tva.

To be entitled to participate at the General Meeting of shareholders, a shareholder must give the
company notice of intention to attend the meeting and state the number of assistants not later
than the day stipulated in the notice of the meeting. That day must not be a Sunday, any other
public holiday, a Saturday, Midsummer’s Eve, Christmas Eve or New Year’s Eve, and must not
be earlier than the fifth weekday prior to the General Meeting of shareholders. The number of
assistants may not be more than two.

Bolaget skall ha euro som redovisningsvaluta. Aktiekapitalet skall vara bestamt i euro.
The company shall have EUR as its accounting currency. The share capital shall be denominated
in EUR.

Bolagets aktier skall vara registrerade i ett avstamningsregister enligt lag (1998:1479)
om vardepapperscentraler och kontoféring av finansiella instrument.

Central securities depository The company’s shares shall be registered in a central securities depository register pursuant to

registration

the Swedish Central Securities Depositories and Financial Instruments Accounts Act (1998:1479).
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Legal considerations and
supplementary information

The Company

The Company is a Swedish public limited liability
company that was incorporated on August 9, 1971
and registered with the Swedish Companies Regis-
tration Office on December 29, 1971. The Company’s
corporate registration number is 556156-0383 and its
LEl code is 213800REBFN6T3PU8L97. The
Company’s commercial name is “Akelius” and its
business name, Akelius Residential Property AB
(publ), was registered with the Swedish Companies
Registration Office on August 26, 2014. The
Company is domiciled in Sweden and its registered
office is in Stockholm County, the municipality of
Stockholm. Akelius’ address is Svardvagen 3A, Box
104, 182 12 Danderyd, Sweden, its telephone number
is +46 (0)8566 130 00 and its website is
www.akelius.com (the information on the website is
not part of the Prospectus, except for any information
incorporated by reference as set forth in the section
“Incorporation by reference”). The Company’s legal
form is regulated by the Swedish Companies Act. The
object of the Company's operations is stated in para-
graph 3 of its Articles of Association, see the section
“Articles of Association”.

Group structure

The parent company in the Group is Akelius
Residential Property AB (publ) and its directly owned
subsidiaries are listed in the table below. A total of 461
companies are included in the Group.

Percentage
of shares
Subsidiary Country and votes
Akelius Lots KG Germany 94.9
Akelius Systems AB Sweden 100
Akelius General AB Sweden 100
Akelius Procurement AB Sweden 100
Akelius Hotell och Sweden 100
Fastigheter AB
Akelius US Holding 1 AB Sweden 100
Akelius UK Holding 1 AB Sweden 100
Akelius Denmark Holding 1  Sweden 100
AB
Akelius France 1 AB Sweden 100
Akelius Lonnléven AB Sweden 100
Akelius GmbH Germany 94,9*
Akelius Lagenheter AB Sweden 100

*Including indirectly owned shares amounts to a 99.7 per cent.
ownership interest.

Material agreements

A summary of material agreements signed by the
Group over the past two years is presented below, as
well as earlier agreements signed by the Group that

contain rights or obligations of significance to the
Group (in both cases excluding agreements signed in
operating activities).

The Company’s EMTN program

In May 2017 the Company established an EMTN
program, initially in the amount of EUR 1,500 million.
In November 2017 the Company expanded the
amount to EUR 2,500 million. The EMTN program, as
well as all issues that the Company has made under
it, are listed on the Irish Stock Exchange (“ISE”).

The Company has issued bonds under the EMTN
program corresponding to an amount of approxi-
mately EUR 1,780 million.

On May 23, 2017 the Company issued unsecured
bonds for a total nominal amount of EUR 600 million.
The bonds run with an annual coupon rate of 1.75 per
cent. and mature on February 7, 2025.

On September 8, 2017 the Company issued unse-
cured bonds for a total nominal amount of GBP 300
million. A subsequent issue (known as a tap issue) of
GBP 100 million was carried out on September 28,
2018. The bonds run with an annual coupon rate of
2.375 per cent. and mature on August 15, 2025.

On November 7, 2017 the Company issued unse-
cured bonds for a total nominal amount of EUR 500
million. The bonds run with an annual coupon rate of
1.125 per cent. and mature on March 14, 2024.

The terms and conditions for each bond loan under
the EMTN program contain customary provisions
regarding early redemption, and certain commitments
(including such as restrictions on the provision of
collateral for other debt).

Other issued debt securities

On September 16, 2015 the Company issued unse-
cured bonds for a total nominal amount of EUR 300
million. The bonds, which are listed on the ISE, run
with an annual coupon rate of 3.375 per cent. and
mature on September 23, 2020.

On November 23, 2016 the Company issued unse-
cured bonds for a total nominal amount of EUR 600
million. The bonds are listed on the ISE and mature
on January 23, 2022. The bonds run with an annual
coupon rate of 1.5 per cent.

The terms and conditions for each bond loan contain
customary provisions regarding early redemptions
and certain comittments (including negative
commitments).

On April 5, 2018 the Company issued hybrid bonds
(capital securities) for a total nominal amount of EUR
500 million. The bonds, which are listed on the ISE,

Offer to acquire Class D ordinary shares in Akelius Residential Property AB (publ) 134



run with an annual coupon rate of 3.875 per cent. until
2023, after which the interest rate will be determined
in accordance with applicable terms and conditions.
The terms and conditions for the hybrid bonds contain
customary provisions regarding early redemption and
certain commitments.

In 2018 and 2019 Akelius raised bilateral unsecured
loans in a total amount of USD 250 million. The loans
carry fixed rates of between 5.11 per cent. and 5.31
per cent. The loans will mature between January 2026
and December 2030. The terms and conditions of the
loans contain customary commitments (including
negative commitments such as restrictions on the
provision of collateral for other debt and the ability to
pay dividends).

Property sales

In March 2019 Akelius entered into an agreement to
sell properties with 2,839 apartments in Cologne,
Dusseldorf, Frankfurt, Wiesbaden and Mainz to
Deutsche Wohnen Management- und Servicegesell-
schaft mbH. The purchase consideration was EUR
685 million, which will be paid to Akelius at the closing
date for each property. Properties corresponding to a
value of EUR 453 million had not yet been vacated as
of June 30, 2019. All properties in the portfolio are
expected to be vacated in 2019.

In August 2019 Akelius entered into an agreement for
the sale of properties with 1,492 apartments in Munich
and Hamburg to Patrizia AG. The purchase
consideration was EUR 420 million, to be paid at the
date each property is vacated, which is expected to
occur in its entirety during 2019.

Placing Agreement

The Company and the Global Coordinators will enter
into the Placing Agreement around October 4, 2019.
The Placing Agreement stipulates that the Global
Coordinators’ undertaking to serve as an intermediary
for buyers in the acquisition of Shares in the Offering
is conditional on, among other things, the Company’s
representations and warranties being correct and no
events occurring that have such a material negative
impact on the Company that it would be inappropriate
to carry out the Offering. The Placing Agreement will
give the Global Coordinators a right to, if certain
circumstances occur, for example if the Company
breaches its obligations under the Placing Agree-
ment, terminate their obligations under the Placing
Agreement and withdraw from the Offering before the
Shares are delivered. If any material negative events
occur, if the guarantees that the Company has issued
to the Global Coordinators should fall short or if any of
the other conditions stipulated by the Placing Agree-
ment are not fulfilled, the Global Coordinators will be
entitled to terminate the Placing Agreement up to and

including the settlement date on October 8, 2019. In
such case will neither delivery or payment of Shares
be carried out under the Offering. Under the Placing
Agreement, the Company will undertake to indemnify
the Global Coordinators against certain claims under
certain conditions.

The Company will undertake, inter alia, with certain
exceptions, under a period of 90 days from the first
day of trading of the Shares on Nasdaq First North
Growth Market, not to resolve or propose to the
general meeting to resolve on an increase of the
share capital through new issue of shares or other
financial instruments, or transfer of shares or other
financial instruments without the Global Coordinators
written consent. In addition, the Placing Agreement
regulates the quota value issue that will be carried out
for issue technical reasons. The quota value issue,
inter alia, imply that Swedbank undertakes to pay the
quota value of the Shares in connection to the issue
of the Shares. Swedbank’s undertaking is inter alia
conditional upon that the Placing Agreement has
been duly executed and remains in full force and
effect.

Certified Adviser

The Company’s Certified Adviser is Avanza. Avanza
do not own any shares in the Company.

Interests of the Global Coordinators

Deutsche Bank and Swedbank serve as financial
advisors in connection with the Offering. Deutsche
Bank and Swedbank have also provided the
Company with guidance in conjunction with the struc-
turing and planning of the Offering and the planned
listing of the Shares and receive remuneration for
such guidance. Global Coordinators and their related
companies have provided and may also in the future
provide various financial advisory services to the
Company and its related companies, for which they
received and can be expected to receive fees and
other remuneration. The Company also has loan
agreements with Deutsche Bank and Swedbank.

Disputes

Akelius is from time to time involved in governmental-
and legal proceedings relating to its ordinary business
activities. Akelius is not on the date of this Prospectus,
and has not during the previous twelve months, been
a party to any governmental, legal or arbitral
proceedings that have had or could have a material
impact on the Company’s financial position or
profitability. Moreover, the Company has not been
informed of any claims that could result in the
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Company becoming a party in such lawsuits or arbitral
proceedings.

Insurance situation

The Company’s Board of Directors holds that Akelius
has insurance coverage that is in line with the industry
standard and covers the risks that arise in the busi-
ness. The Group carries insurance that includes
construction insurance and full value insurance for its
properties. The Group plans to start its own insurance
company (captive insurance) to insure its property
portfolio. An application to operate an insurance busi-
ness was submitted to the Cypriot regulatory authority
in the summer of 2019 and the matter is being
processed.

Related-party transactions

Akelius applies IAS 24 Related party disclosures. The
tables below show transactions between Akelius and
related parties during the financial years of 2016—
2018. During the period of January 1-July 31, 2019
Akelius has not carried out any related-party
transactions. For remuneration to the Board of Direc-
tors and senior management, see the section "Board
of directors, senior executives and auditor’. The
following transactions have been carried out with
companies within the Akelius Foundation Group.

Transactions with H1 2019 2018 2017 2016
companies within (EUR (EUR (EUR (SEK
the Akelius million) million) million) million)
Foundation Group

Ordinary shares, - 809 1,043 4,036
issuance

Ordinary shares, - -809 876 5,045
dividend

Hybrid loan, dividend - - 4 125
Hybrid loan, premium - - 13 -
Purchase of financial - - 4 42
services

Purchase of - 64 -
companies and

other

net assets

Intra-Group loans 19 43 97 1,407
Hybrid loan, - - - 2,009
registered as equity*

Intra-Group receivable - 1 - 6
Sales of products and - 2 8 28
other services

Sale of minority - -48 - -
Transactions with

companies

controlled by a
Board member or
senior executive, or
a related party to a
Board member or
senior executive

Purchase of services - - - 4

*Conversion of an existing loan to a hybrid loan of EUR 60 million
with Akelius Apartments Ltd.

Environmental factors

From time to time, environmental problems are
encountered regarding both land and buildings,
though they are not of material significance to the
Group. Such environmental factors may entail various
types of property damage, such as moisture and
mold, as well as external environmental factors that
cannot be remedied by Akelius, for example pollu-
tants or high exhaust levels. Akelius is not involved in
any disputes, nor is it subject to any demands or
requirements, with respect to environmental damage.

Before purchasing properties, Akelius conducts due
diligence regarding environmental and health risks.
Due diligence may include investigating to ascertain,
for example, whether earlier businesses have oper-
ated on the relevant property that may be of relevance
from an environmental perspective. If Akelius believes
that it is necessary, consultants are engaged to
conduct, for example, sampling to determine whether
the property has been exposed to any environmental
damage. If pollutants or environmentally hazardous
building materials are found, Akelius allows for neces-
sary measures in the purchase price, requires the
seller to remedy the environmental risks before the
sale of the property closes, or requires warranties or
holds harmless agreements to transfer the risk to the
seller. Sometimes, Akelius decides not to purchase
the property in question because of the identified
environmental risks.

Information about taxes

Investors shall be aware that applicable tax law in
the investor's country of domicile as well as the

country where the Issuer is registered or has its
domicile affects taxation on dividend or eventual
capital gain on sale of the Shares covered by the
Offering.

For investors with fiscal domicile in Sweden it
means, as a starting point, that capital gains are
taxable. Special rules apply, among other things, for
ownership of shares through an investment saving
account or a capital insurance, where a standard
taxation on the holding occurs instead. Special tax
rules also apply for e.g. limited companies and other
legal persons regarding a so called trade-related
share.

Investors who do not have their fiscal domicile in
Sweden are normally not taxable for capital gains in
Sweden in connection with disposal of shares. Natural
persons who have their domicile abroad may be
subject to Swedish taxation in connection with
disposal of Shares if they at any occasion during the
year of disposal or during the ten previous calendar
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years have had their permanent or ordinary residence
in Sweden. The applicability of this rule may
nevertheless have been limited in agreements that
Sweden has entered into with other countries in order
to prevent double taxation. Dividend on shares in
Swedish limited companies to investors who do not
have their fiscal domicile in Sweden are subject to
withholding taxes which may be reduced according to
a provision in a double taxation agreement between
Sweden and other countries in order to avoid double
taxation. Furthermore, there are certain provisions
regarding exemptions from withholding taxes
regarding e.g. dividend on shares considered to be
held for business purposes (sw. naringsbetingade
andelar) relating to foreign companies, dividend to
certain foreign legal entities domiciled in a EU
member state and foreign mutual funds.

The taxation of every individual shareholder depends
on the shareholder's specific situation. Every share-

holder should therefore consult a tax adviser to
receive information regarding the certain conse-
quences which may materialize in each individual
case, including the applicability and the effect of
foreign rules and tax agreements.

Documents incorporated by reference
and kept available for inspection

Incorporation by reference
The following documents are incorporated by refer-
ence and compromise part of this Prospectus:

Information Pages Document

The Group’s financial Statements of comprehensive Akelius’
information with income on the pages 65 and 69, financial
pertaining notes and statements of financial position  annual
auditor’s report for the on the pages 66, 69 and 70, report 2016"
financial year 2016  statements of changes in equity

on the pages 67 and 71, state-

ments of cash flow on the pages

68 and 72, accounting principles

and notes on the pages 73-110

and auditor’s report on the pages

114-119.

The Group’s financial Statements of comprehensive Akelius’
information with income on the pages 92 and 96, financial
pertaining notes and  statements of financial position  annual
auditor’s report for the on the pages 93 and 97, report 20172
financial year 2017  statement of changes in equity

on the pages 94 and 98, state-

ments of cash flow on the pages

95 and 99, accounting principles

and notes on the pages 100-137

and auditor’s report on the pages

141-147.

1 https://mb.cision.com/Main/3302/2217113/644119.pdf
2 https://mb.cision.com/Main/3302/2484031/813083.pdf

The Group’s financial Statements of comprehensive Akelius’
information with income on the pages 100 and 140, financial
pertaining notes and  statements of financial position on annual
auditor’s report for the the pages 101 and 141, statements report
financial year 2018  of changes in equity on the pages 20183

102 and 142, statements of cash

flow on the pages 103 and 143,

accounting policies and notes on

the pages 104-139 and 144-158

and auditor’s report on the pages

159-164.
The Group’s financial Statements of comprehensive Akelius’
information with income on the pages 21 and 31, interim

pertaining notes for  statements of financial position on report for
the period January the pages 22 and 31, statement of the period
2019-June 2019 changes in equity on the page 23, January—

statement of cash flow on the page June

24, accounting principles and notes 2019*

on the pages 34 and 35 and

auditor’s report on the page 36.

Akelius’ annual reports for the 2016, 2017 and 2018
financial years, have been audited by the Company’s
auditor and the auditor’s reports are attached to the
annual reports. The interim report for January—June,
2019, was reviewed by the Company’s auditor. Other
than the aforementioned annual reports and interim
report, no information in this Prospectus has been
audited or reviewed by the Company’s auditor.

Documents kept available for inspection

The Company’s Articles of Association, the full indi-
vidual property valuation reports in respect of the
Group’s properties (see Appendix 2 “Valuation
Reports”), documents incorporated by reference and
other information that Akelius has made public and
are referred to in this Prospectus are available
throughout the validity period of the Prospectus on the
Company’s website www.akelius.com (the infor-
mation on the website isnot part of the Prospectus,
except for any information incorporated by reference
as set forth in this section).

3 https://mb.cision.com/Main/3302/2798340/1033093.pdf
4 https://mb.cision.com/Main/3302/2888679/1095531.pdf
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Definitions and abbreviations

Akelius, the Company, the Issuer or

the Group

Shares

Avanza

CAD

Deutsche Bank

DKK

The Offering

EUR

Euroclear

GBP

Half Year Report 2019

ISE

The Code

sqft

sqm

SEK

BN

Placing Agreement

Price Range

The Prospectus

Ordinary Shares

means Akelius Residential Property AB (publ), registration number
556156-0383, or the group of companies in which Akelius Residential
Property AB (publ) is the parent company, as the context requires.

means the Class D ordinary shares in the Offering.

means Avanza Bank AB (publ).

means the lawful currency of Canada.

means Deutsche Bank Aktiengesellschaft.

means the lawful currency of Denmark.

means the Offering to acquire issued Class D ordinary sharesD as
described in this Prospectus.

means Euro.

means Euroclear Sweden AB.

means the lawful currency of the United Kingdom.

means the Group’s consolidated interim report for the period January
to, and including, June, 2019, which has been subject of a general
audit by the Company’s auditor.

means Irish Stock Exchange.

means the Swedish Code of Corporate Governance.

means square feet.

means square metres.

means the lawful currency of Sweden.

means million.

means billion.

means an agreement between Akelius and the Global Coordinators
regarding placing of the Shares to be enterred into on or about
October 4, 2019.

means EUR 1.75-1.85.

means this Prospectus.

Means Akelius Class A and Class D ordinary shares.
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Swedbank means Swedbank AB (publ).

uUsD means the lawful currency of the United States of America.

Upsize Option means the Company’s reservation to increase the Offering by up to
110,000,000 ordinary shares of series D.
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Addresses

Issuer

Akelius Residential Property AB (publ)
Svardvagen 3A

Box 104

SE-182 12 Danderyd, Sweden

Global Coordinators

Deutsche Bank Aktiengesellschaft
Taunusanlage 12

60325 Frankfurt am Main
Germany

Swedbank AB (publ)
Regeringsgatan 13
SE-105 34 Stockholm, Sweden

Retail Distributor and Certified Adviser
Avanza Bank AB

Regeringsgatan 103

Box 1399

SE-111 93 Stockholm, Sweden

Legal advisor to the Company
Gernandt & Danielsson Advokatbyra KB
Hamngatan 2

Box 5747

SE-114 87 Stockholm, Sweden

Legal advisor to the Global Coordinators
Linklaters Advokatbyra AB

Regeringsgatan 67

Box 7833

SE-103 98 Stockholm, Sweden

Issuer’s auditor

Ernst & Young Aktiebolag
Jakobsbergsgatan 24

Box 7850

SE-103 99 Stockholm, Sweden

Central securities depositary
Euroclear Sweden AB
Klarabergsviadukten 63

Box 191

SE-101 23 Stockholm, Sweden
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Appendix 1 — Property listing

Property listing as of June, 30 2019

Germany

Year of Number of Leasable area,
Property Municipality / City agcuisition apartments sgm
Aroser Allee 91-117 Berlin 2006 409 19,467
Neustrelitzer StralRe 1 Berlin 2006 392 24,195
Brettnacher Stralle 21-29 Berlin 2006 107 7,830
Abrahamstralle 17-37 Hamburg 2006 88 6,406
Schnellerstralle 67-72 Berlin 2006 60 3,752
Spandauer Damm 217 Berlin 2006 271 14,031
Sedanstralie 4 Berlin 2007 164 12,246
Dachauer & Darmstadter Str. Munich 2007 149 9,336
Neuer Pferdemarkt 17 Hamburg 2007 220 13,462
Spenerstrale 16-17 Berlin 2007 28 2,609
Kastanienallee 94 Berlin 2007 36 3,001
Luneburger Stralle 13 Berlin 2007 25 1,182
Oderberger Stralle 6 Berlin 2007 31 1,938
Schitzenstralle 39-45 Hamburg 2007 49 3,385
Roénnestralle 8 Berlin 2007 17 1,597
Neumannstr. 98 A Berlin 2007 1 1,002
Schmachthager StralRe Hamburg 2007 0 0
Rennbahnstrale/Sportstrale Cologne 2007 135 8,882
Noldering Hamburg 2007 71 3,514
LinienstralRe 104 Berlin 2007 13 720
Wiesbadener Stralle Berlin 2007 16 1,381
Berliner StralRe 22-23 Berlin 2007 37 2,858
CunostralRe 59, 59A Berlin 2007 17 1,308
Dernburgstrale 19-33 Berlin 2007 199 10,603
DroysenstralRe 7 Berlin 2007 26 2,576
Kollwitzstralte 75 Berlin 2007 19 2,321
Xantener Stralte 15 Berlin 2007 28 3,372
GotthardstraBe 118 Munich 2007 29 1,418
Ehrenbreitsteiner Str. 27 Munich 2007 25 1,114
Gohrener Stralle 13 Berlin 2007 50 3,024
Dorotheenstralte 74 Hamburg 2007 34 1,851
Opitzstralle 12-20 Hamburg 2007 83 3,940
Harnackring 66 f, g Hamburg 2007 66 2,493
Kaltenbergen 35, 37, 39 Hamburg 2007 42 3,052
Fuhlsbittler Str/Wagenfeld Hamburg 2007 7 1,020
Gerstenwiese 1a,b,c Hamburg 2007 7 516
SchloBstr. 4 - 20 Grafing bei Miinchen 2007 120 6,608
An der Spandauer Briicke 6 Berlin 2007 12 1,091
BrigittenstralRe 4 Hamburg 2007 11 822
Hirschgraben 23 Hamburg 2007 2 63
Lutterothstr 7-9/Lw 21 Hamburg 2007 13 908
Lutterothstr 11/HeuBweg 94 Hamburg 2007 19 1,512
MissundestraRe 18, 20 Hamburg 2007 18 1,221
Mozartstralle Hamburg 2007 17 790
Parkstralle 2b Hamburg 2007 1 110
Wolliner Stralde 7 Berlin 2007 14 938
Bessemerweg 14 Hamburg 2007 19 1,026
Virchowstr 77/Chemnitz42,44 Hamburg 2007 26 1,374
Brehmestralle 41-45 Berlin 2007 83 5,183
Busingstr. / Lefévrestr. Berlin 2007 20 2,300
HalskestraRe 39 Berlin 2007 8 953
Karlsruher Straflte 5 Berlin 2007 15 1,375
Wikingerufer 5 Berlin 2007 36 2,433
Theresienstralle 21 Munich 2007 11 839
Bachstralie 4-5 Berlin 2008 144 6,605
Borsigstralle 24 Berlin 2008 34 1,912
Gréfelfinger Str/Wurmtalstr Munich 2008 28 1,761
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Year of Number of Leasable area,

Property Municipality / City agcuisition apartments sgm
Hansa-Ufer 5 Berlin 2008 66 3,012
Pflugstrale 13-22 Berlin 2008 120 5,396
Rheinsberger Stralle 21 Berlin 2008 42 3,000
Roénnestralie 14 Berlin 2008 23 1,868
Schillerstr. / Prinzenstr. Berlin 2008 57 4,543
Spenerstralle 36-38 Berlin 2008 104 4,757
Ahrensburger Stralle 61, 61a Hamburg 2008 28 1,781
Kremmener Stralle 14 Berlin 2008 15 941
Linprunstrale 3 Munich 2008 17 662
Schubertring 1-3 Norderstedt 2008 18 1,076
WielandstraRe 11 Berlin 2008 14 1,306
Am Stollhenn 10-14 u. 18-22 Mainz 2008 48 3,979
Bergisch-Gladbacher Straflie Cologne 2008 23 1,332
llistrae 17 Mainz 2008 12 448
Kaiserstralle 27 + 27 a Mainz 2008 21 1,749
Kaiserstrafie 55 Mainz 2008 18 1,485
Ludwigsplatz 2 Wiesbaden 2008 8 757
Rheinallee 30 Mainz 2008 6 496
Alte Schénhauser Strale 9 Berlin 2008 58 4,764
Berliner Stralle 94-98 Pinneberg 2008 24 1,825
HackerstralRe 10 Berlin 2008 16 1,330
Kielmannsegg 30-34,Rauchstr Hamburg 2008 25 2,067
EosanderstralRe 25 Berlin 2008 28 2,457
Brunnenhofstralle 5 Hamburg 2008 61 1,978
MarkelstralRe 17 Berlin 2008 29 1,734
Stlbbenstralle 2 Berlin 2008 23 1,854
Wurmkamp 1 Schenefeld 2008 36 2,100
Sankt-Veit-Stralte 32 Munich 2008 13 1,639
Richard-Wagner-Stralie 27 Cologne 2008 18 1,639
Am Rathaus Berlin 2008 161 9,524
Danziger Str. 81 Berlin 2008 40 3,751
Eisenacher Stralle 59 Berlin 2008 24 2,203
Essener Stralle 2-6 Berlin 2008 105 6,844
Fehlerstralie 10 Berlin 2008 15 1,284
GrunewaldstralRe 10 Berlin 2008 8 964
Grunewaldstralte 11 Berlin 2008 27 1,956
Gubener Str. 2a - 2e Berlin 2008 40 1,947
Hohenstaufenstraf3e 10, 10A Berlin 2008 12 1,767
Mihsamstr. 21,23/Lowe. 13 Berlin 2008 51 3,051
Oberseestralle 63 Berlin 2008 147 11,461
Peschkestralle 16 Berlin 2008 44 2,811
Richard-Wagner-Stralle 35 Berlin 2008 18 938
Richard-Wagner-Strae 40-42 Berlin 2008 20 1,251
RuckertstralRe 15 Hamburg 2008 11 581
Strausberger Str. 43 Berlin 2008 10 538
Weimarer Stralle 36 Berlin 2008 25 2,635
WindscheidstralRe 7-10 Berlin 2008 189 9,332
Witzlebenstralle 37 Berlin 2008 26 1,783
Wittelsbacher Allee 37-39 Frankfurt am Main 2008 30 1,320
Boberger Str. 2 Hamburg 2008 10 584
GrofRRe Brunnenstrale 13 Hamburg 2008 8 724
Juthornkamp 5 Hamburg 2008 1 104
Lindenstral’e 13 Hamburg 2008 9 792
Lorichsstralle Hamburg 2008 50 2,071
Marktstral’e 127/127a/128 Hamburg 2008 15 744
Methfesselstralle 2 Hamburg 2008 15 958
Vereinsstralle 40a-b Hamburg 2008 35 1,139
Simrockstral3e 61 Cologne 2008 30 852
Lachnerstralle Hamburg 2008 29 1,350
Telemannstralle 10 Frankfurt am Main 2008 11 624
BachstralRe 127 Hamburg 2008 5 230
Eggerstedtstralle 78-86 Hamburg 2008 31 1,728
Lattenkamp Hamburg 2008 28 2,081
Adam-Karrillon-Str. 16 a Mainz 2008 10 878
Augustastralie 9 Cologne 2008 14 956
Bargkoppelweg 2 Hamburg 2008 17 922
Dorotheenstralle 108 Hamburg 2008 32 2,002
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Year of Number of Leasable area,

Property Municipality / City agcuisition apartments sgm
Eichenstrale 92, HeulRweg 66 Hamburg 2008 15 1,895
Hollandische Reihe 2-4 Hamburg 2008 12 1,506
Kielmannseggstr. 33 b Hamburg 2008 6 547
Gr. Deich 31, Friesen 24,26 Hamburg 2008 25 1,318
Griiner Deich 165-169 Hamburg 2008 33 1,578
Dernburgstralie 9 Berlin 2008 28 3,215
Elise-Averdieck-Str. 27, 29 Hamburg 2008 37 1,400
Weinbergsweg 6 Berlin 2009 162 9,368
Pagenfelder Str. 20 Hamburg 2009 10 803
Riedbergallee 37-59 Frankfurt am Main 2010 170 14,306
Marienthaler Str. 87a/b, 89 Hamburg 2010 25 1,385
Rostocker Str. 4 Hamburg 2010 48 1,965
Lindenstralle 5 Hamburg 2010 10 675
Am Klingenberg 22, 24-32 Hamburg 2010 29 1,523
Angermunder Stralle 9 Berlin 2010 14 725
Bansch. 94/Pettenkofer. 41 Berlin 2010 36 2,274
La Reihe 21-25,Koppel 14-16 Hamburg 2010 54 4,204
Monumentenstr. 28 Berlin 2010 30 2,309
Tratziger Str. 18, 20 Hamburg 2010 16 1,000
Dolziger StralRe 16 Berlin 2010 24 1,741
Obentrautstr. 20-22 Berlin 2010 20 833
Samariter. 17/Dolziger. 15 Berlin 2010 26 2,562
Sonntag. 8,9/Lenbach. 7a Berlin 2010 36 2,863
Ausschlager Weg 5 Hamburg 2010 10 590
Alsterdorfer Stralle Hamburg 2010 83 4,491
Swineminder StralRe 5 Berlin 2010 12 1,010
Billrothstralle 59 Hamburg 2010 10 522
Choriner Stralte 67 Berlin 2010 13 1,185
LettestralRe 5 Berlin 2010 35 3,324
WieckstraRe 32-36 / Emmastr Hamburg 2010 22 1,089
Eichborndamm 96-100 Berlin 2011 70 5,212
Fibigerstralle Hamburg 2011 56 3,606
Hafenstralle 27 Wedel 2011 7 352
Horner Landstralle 324 Hamburg 2011 17 927
Steindamm 14 Hamburg 2011 8 1,906
Am Hang 23-27 Wiesbaden 2011 23 1,489
Hindenburgstralle 5 Mainz 2011 25 790
Hindenburgstralle 52-56 Mainz 2011 24 2,372
Jakob-Dieterich-StralRe 3-5 Mainz 2011 24 1,833
Raimundistralie 1 Mainz 2011 6 513
Schénleinstr. 23 Berlin 2011 19 1,670
Bahrenfelder Chaussee 42-44 Hamburg 2011 16 910
Beethovenstrale Hamburg 2011 34 1,802
Grosseweg 13-19 Hamburg 2011 26 1,339
Horner Rampe 9-11 Hamburg 2011 24 1,106
Ulzburger Stralle 132 A/B Norderstedt 2011 13 746
Anton-Saefkow-Str. 28 ff. Berlin 2011 323 18,844
KrausestraRe/Dithmarscher Hamburg 2011 43 4,187
Schlicksweg 10-24 Hamburg 2011 32 2,023
Olmihlenweg 24-32 Hamburg 2011 10 727
Hospitalstr./Schomburgstr. Hamburg 2011 29 2,088
Habersaathstralle 36a Berlin 2011 12 930
Karl-Kunger-Strafl3e 17 Berlin 2011 35 2,302
Hausburgstr. 29 Berlin 2011 28 1,935
Mainzer Strale 6 Berlin 2011 11 844
Hasencleverstr. 1b Hamburg 2011 10 462
Liegnitzerstr. 37 Berlin 2011 19 1,135
Aachener Strafe 306 Cologne 2011 12 1,862
Aachener Strafe 308 Cologne 2011 8 1,298
Bethesdastrale 25 a-c Hamburg 2011 29 2,424
Donaustralte 114 Berlin 2011 24 1,754
Lutterothstr. 61/Hell. 69 Hamburg 2011 15 793
Osterstralle 160 Hamburg 2011 8 718
OstlandstraBe 48-58 Cologne 2011 164 12,695
Pagenfelder Platz 8 Hamburg 2011 38 1,887
Riesserstralle 13 Hamburg 2011 11 682
Schomburgstralie 92 Hamburg 2011 11 553
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Year of Number of Leasable area,
Property Municipality / City agcuisition apartments sgm
Stresemannstralle 315, 317 Hamburg 2011 20 1,048
Virchowstralle 61, 61a Hamburg 2011 10 715
Frankensteiner Platz 25 Frankfurt am Main 2011 24 1,978
Freienwalder StralRe 2 Berlin 2011 41 3,045
Alsenstralle 21 Hamburg 2011 15 866
WichertstralRe 8 Berlin 2011 21 1,367
Disselthaler Stralle 2, 4, 8 Disseldorf 2011 33 2,641
Elisenstralle 3 Hamburg 2011 6 403
Falkenried Hamburg 2011 8 1,100
Heilbronner Stralle 1-5 Berlin 2011 108 5,643
Holzmarktstr. 56-65 Berlin 2011 300 19,567
Landsberger Allee 88-102 Berlin 2011 168 10,745
Max-Beer-Stralle 9, 11 Berlin 2011 23 1,406
Max-Beer-StralRe 50 Berlin 2011 30 1,160
Neue Bahnhofstr. 31 Berlin 2011 22 2,145
Reismuhle 10 Hamburg 2011 15 560
Reismuhle 14 Hamburg 2011 21 588
Reismuhle/Lubecker Str Hamburg 2011 50 2,660
Semperplatz/Str/Hanssensweg Hamburg 2011 95 6,129
Fellnerstralle 11 Frankfurt am Main 2011 16 1,078
Obentrautstr. 25 Berlin 2011 12 1,239
Rahlstedter Str. 114-118 Hamburg 2011 21 1,448
Antwerpener Stralle 3 Berlin 2011 33 2,342
Kopernikusstr. 4 Berlin 2011 23 1,509
MaxstraRe 13 Berlin 2011 34 2,853
Pannierstralle 30 Berlin 2011 17 833
Scharnweberstralle 3 Berlin 2011 29 1,810
Wallaustraf3e 80 Mainz 2011 37 1,189
Adalbertstralie 28 Frankfurt am Main 2011 9 457
Eschersheimer Landstr. 40 Frankfurt am Main 2011 4 531
HolzstraBe 32 Mainz 2011 30 1,797
Kaiser-Wilhelm-Ring 2 Mainz 2011 36 1,148
Raimundistrape 2 Mainz 2011 6 980
HabersaathstraRe 36¢ Berlin 2011 10 763
Fligelstralle 2-22 Dusseldorf 2011 121 7,493
Allerstralle 7 Berlin 2012 34 1,978
Boddinstralte 65 Berlin 2012 22 1,697
Karl-Marx-Strale 208 Berlin 2012 43 2,657
KatharinenstralRe 27 Berlin 2012 38 2,780
Nogatstralle 42 Berlin 2012 24 1,362
Schillerpromenade 25 Berlin 2012 44 2,943
Schillerstrale 18 Hamburg 2012 4 434
Simrockstralle 51-53 Cologne 2012 15 567
Weizenkamp 12-16/ Pfennigsb Hamburg 2012 31 1,677
Wisbyer Stralle 69 Berlin 2012 37 1,939
Ahlfeld Hamburg 2012 14 1,129
Gehlengraben Hamburg 2012 47 2,433
Kielstiick Hamburg 2012 30 1,383
Moorreye Hamburg 2012 40 2,411
Tangstedter LandstralRe Hamburg 2012 23 1,108
Willerstwiete Hamburg 2012 41 2,434
Altmarktstrae 15, 15A Berlin 2012 30 2,008
Eichholz 23 - 37, Reimarus2 Hamburg 2012 138 6,073
Nehringstraflie 11 Berlin 2012 39 2,481
Rédingsmarkt 11 Hamburg 2012 11 955
Friedberger LS 105 + 105 a Frankfurt am Main 2012 30 1,620
Hinschenf. 47, Holmihlen 69 Hamburg 2012 15 698
Horner Landstralle 417 Hamburg 2012 14 722
Alte Jakobstralle 75 Berlin 2012 126 8,379
Hinschenfelder Str. 2-8 Hamburg 2012 45 2,970
Hufnerstralle Hamburg 2012 40 1,464
Lahnstral3e 87 Berlin 2012 24 1,552
Rigaer Stralle 4 Berlin 2012 34 2,423
Alteburger Str./Eburonenstr Cologne 2012 42 2,458
Andreasstrale 20 Berlin 2012 136 7,688
Marienburger Strae 30 Berlin 2012 25 1,710
Tarpenbekstralle Hamburg 2012 20 952

Offer to acquire Class D ordinary shares in Akelius Residential Property AB (publ) 144



Year of Number of Leasable area,

Property Municipality / City agcuisition apartments sgm
Wriezener Karree Berlin 2012 187 13,283
Gaulstralle 142 Hamburg 2012 22 1,247
Schanzenstralle 72 Hamburg 2012 10 838
Vierlanden 20-24, Berge 114 Hamburg 2012 39 2,273
RheinstraRe 101 Wiesbaden 2012 1" 1,144
DamerowstralRe 60, 60a Berlin 2012 37 2,940
FlemingstralRe 5, 5a Berlin 2012 33 3,106
Fritz-Kirsch-Zeile 17 Berlin 2012 33 1,562
Hirschgraben 58 Hamburg 2012 14 1,910
WeilRenburgstralle 75 Dusseldorf 2012 31 1,849
Eisenstraflte/Stahlwerkstrafte Dusseldorf 2012 15 835
Kélner StraBe 195, 197 Disseldorf 2012 20 1,293
Blosweg 17-21 Hamburg 2013 21 943
Greta-Garbo-Strale 8 Berlin 2013 149 12,582
Minchen-Laim WEG Munich 2013 298 15,714
Schmalenbecker Stralle 12 Hamburg 2013 5 278
Reichenberger Str. 72a Berlin 2013 28 2,452
Sprengelstrafie 33 Berlin 2013 56 3,709
Eitelstrale 79-80 Berlin 2013 25 1,611
Goyastralte 3 Berlin 2013 67 2,714
Wendenstr. 477-483 Hamburg 2013 81 4,137
Hanauer LS 48, 50, 50 a Frankfurt am Main 2013 52 3,122
Ebersstralle 39 Berlin 2013 35 2,317
Sterndamm 103/105 u.a. Berlin 2013 47 3,118
Taubenstralle 16 Hamburg 2013 11 740
AllerstralBe 43 Berlin 2013 34 2,121
Hardefuststralle 15-19 Cologne 2013 23 1,848
Immermannstralie 46, 48 Disseldorf 2013 36 3,431
Naugarder Stralle 36 Berlin 2013 14 1,481
Bramfelder Str./Linkenweg Hamburg 2013 54 2,419
Grandweg 92, 92a Hamburg 2013 43 2,333
Reismuhle 6 Hamburg 2013 24 1,528
RoRberg 24,26 Ruckteschell Hamburg 2013 32 2,093
Rupprechtstralle Berlin 2013 20 1,395
Berliner Straflte 122 Berlin 2013 20 1,869
Kiehlufer 67 u.a. Berlin 2013 95 6,749
Maria-Louisen-Stralle Hamburg 2013 52 2,999
AllerstraRe 30-32 u.a. Berlin 2013 80 4,438
Braunschweiger Stralle 47 Berlin 2013 26 1,694
Briesestralle 7 Berlin 2013 10 921
CzeminskistralRe 7 Berlin 2013 36 2,518
Emser StralRe 70 Berlin 2013 24 1,495
Horner Rampe12-14, Boberger Hamburg 2013 72 3,530
Jonasstrale 47-48 u.a. Berlin 2013 57 4,222
Okerstr. 40 / Weisestr. 34 Berlin 2013 26 2,027
Pannierstralte 35-36 u.a. Berlin 2013 56 2,789
Rudower Stralle 3, 3a u.a. Berlin 2013 36 2,192
Selchower Strafte 5 Berlin 2013 21 1,476
Tempelhofer Damm 140 Berlin 2013 19 2,746
Dominikanerstralle 5 Mainz 2013 11 796
Hammer LandstralRe 38/40 Hamburg 2013 35 3,202
Schulweg 27 Hamburg 2013 14 808
Urbanstr. 171a Berlin 2013 18 1,355
Valparaisostralle 3-7 Hamburg 2013 21 1,306
Wildenbruchplatz 8-10 u.a. Berlin 2013 134 9,582
Franz- Jacob- Straflte 1, 3 Berlin 2014 296 18,587
Hans Albers- Platz 3 Hamburg 2014 16 1,286
Hillenkamp 148a,b 150 a-c Hamburg 2014 30 1,875
Rudolf-Seiffert-Straflte Berlin 2014 207 14,264
Burgerweide 51, 53 Hamburg 2014 32 1,148
Hasenheide 93 Berlin 2014 25 2,106
Schéaferkampsallee 50 Hamburg 2014 12 947
Simon-Bolivar-Strafie 51 Berlin 2014 23 1,693
Alt- Reinickendorf/ Lindaue Berlin 2014 35 2,183
Annenstralle 8 Hamburg 2014 8 493
Einbecker Stralle 101 Berlin 2014 136 8,193
Friedrichsberger Str. 3, 4 Berlin 2014 64 3,525
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Year of Number of Leasable area,

Property Municipality / City agcuisition apartments sgm
Ganghoferstr. 6.8 und 10 Munich 2014 46 3,071
Lobeckstr. 65 - 75 Berlin 2014 125 7,807
Prinzenallee 70 Berlin 2014 21 1,552
Reichenberger Str. 153 Berlin 2014 15 1,312
Siegfriedstral’e 3 Berlin 2014 19 1,012
Walddorfer StralRe 242 Hamburg 2014 8 410
Fohrer Straflte 10 Berlin 2014 36 3,221
Hirtestral’e 17-18 u.a. Berlin 2014 104 7,075
Schonhauser Allee 108 Berlin 2014 40 3,334
Str. der Pariser Kommune 39 Berlin 2014 15 1,180
Wattstralte 9 Berlin 2014 21 1,382
Archenholdstr. 1,3 Berlin 2014 34 2,207
Burgerheimstr. 12 Berlin 2014 22 1,275
ButtmannstraRe 17 Berlin 2014 37 2,461
Cheruskerstralle 5 Berlin 2014 26 1,855
Eitelstralle 16 Berlin 2014 25 2,282
Gerichtstralle 9 Berlin 2014 10 647
Gotzkowskystralle 3 Berlin 2014 15 948
Gotzkowskystralle 4 Berlin 2014 28 1,719
Herrfurthstralle 31 Berlin 2014 39 2,295
Hochstrale 14-15¢ Berlin 2014 63 3,751
Kienitzer Stralle 110 Berlin 2014 12 1,140
Lebersstralle 23 Berlin 2014 30 2,133
Lenaustrale 25 Berlin 2014 22 1,695
Niemetzstrale 12 Berlin 2014 40 2,214
Niemetzstralle 14, 16 Berlin 2014 93 4,333
Nogatstralle 25 Berlin 2014 13 1,407
Reichenberger Str. 52 Berlin 2014 20 1,241
Reinickendorfer Stralte 118 Berlin 2014 31 2,262
Rostocker Stralte 43 Berlin 2014 34 1,778
Schoénhauser Allee 97 Berlin 2014 50 3,390
Skalitzer Str. 79/80 Berlin 2014 25 2,354
Soldiner Strale 12 Berlin 2014 20 1,888
Soldiner Strale 88 Berlin 2014 10 720
Sonnenallee 73/Fuldastr. 52 Berlin 2014 26 2,682
Weichselstralte 7 Berlin 2014 22 1,420
Bastianstrale 20 Berlin 2014 26 1,691
Friedrich-Ebert-Str. 40,42 Hamburg 2014 19 1,305
Gutenbergstr 26, 28/Melanch Hamburg 2014 32 1,542
Stllpnagelstralle 10-14 Berlin 2014 49 4,569
Mittelheide 5-11 u.a. Berlin 2014 157 11,003
Alt-Friedrichsfelde 123/124 Berlin 2014 29 1,372
Billrothstralle 157 Hamburg 2014 10 558
Jenfelder Allee 6, 8 Hamburg 2014 21 859
Sonnenallee 114, 116 u.a. Berlin 2014 41 4,186
Thulestralle 15 Berlin 2014 48 2,359
Philippstralle 52-56 Cologne 2014 15 581
BerlichingenstralRe 2 Berlin 2014 20 1,215
Beusselstralle 53 Berlin 2014 14 699
Brienzer Stral3e 49 Berlin 2014 48 3,583
Briiderstralte 22 Berlin 2014 18 1,178
Burgerstral3e 30 Berlin 2014 9 676
Egmontstralle 4 Berlin 2014 32 1,700
GerhardtstralRe 2 Berlin 2014 18 789
Hauptstr. / Vorbergstr. Berlin 2014 49 4,075
Isarstral’e 8 Berlin 2014 18 1,024
Josef-Orlopp-Stralle 5 Berlin 2014 15 2,071
Juliusstralie 28 Berlin 2014 17 986
Kaiserdamm 21 Berlin 2014 17 3,149
Karl-Marx-Stralle 221 Berlin 2014 30 2,426
Kienitzer StralRe 5 Berlin 2014 13 661
Kurstralle 2 Berlin 2014 11 716
LynarstralRe 2, 2a Berlin 2014 47 3,486
LynarstralRe 24 Berlin 2014 11 1,407
Naumannstralle 34-36 Berlin 2014 32 2,125
Oberlandstralle 3 Berlin 2014 42 2,497
Okerstr. 41 Berlin 2014 29 1,463
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Year of Number of Leasable area,

Property Municipality / City agcuisition apartments sgm
Puchanstrafte 3 Berlin 2014 19 1,232
Reinickendorfer Stralle 111 Berlin 2014 13 2,163
Riehlstralle 7 Berlin 2014 21 1,976
Seestralle 70 Berlin 2014 16 1,817
Sickingenstralie 74 Berlin 2014 19 1,295
Soldiner Stralte 38 Berlin 2014 46 2,313
Sonnenallee 99 Berlin 2014 23 1,892
Steegerstralie 1a Berlin 2014 17 1,144
Tempelhofer Ufer 5 Berlin 2014 31 1,944
Thomasstralte 5 Berlin 2014 10 546
UferstraRe 17 Berlin 2014 16 2,080
Utrechter Stralle 30 Berlin 2014 28 1,504
Waterloo-Ufer 8 Berlin 2014 8 935
Weichselstr. 12 Berlin 2014 16 994
Weitlingstralle 119,121 Berlin 2014 28 1,831
Wikinghof Berlin 2014 10 9,435
Wittekopsweg Hamburg 2014 6 657
Yorckstralte 22 Berlin 2014 14 1,871
Adolph-Schoénfelder-Stralle Hamburg 2014 52 3,360
WohlwillstraRe 48, 48a Hamburg 2014 17 1,104
Albrechtstrafte 93 Berlin 2015 8 892
Archibaldweg / Leopoldstr. Berlin 2015 32 2,999
Belziger Strale 64 Berlin 2015 34 1,874
Bornemannstralle 6 Berlin 2015 34 2,287
Bouchéstr. 53 Berlin 2015 27 1,565
Brentanostralle 54-58 Berlin 2015 43 3,189
Deulstr. 30, 30a Berlin 2015 18 1,233
Einbecker Str. 43 Berlin 2015 30 1,811
Emdener Stralte 45 Berlin 2015 25 1,660
Emser Stralle 50 Berlin 2015 19 1,027
Emser Stralle 51-52 Berlin 2015 30 1,628
FriedelstralRe 46B Berlin 2015 11 717
Hallesches Ufer/Wilhelmstr. Berlin 2015 122 7,450
Harzer StralRe 33 Berlin 2015 18 1,352
Heidelberger Stralle 31 Berlin 2015 58 2,914
Heinrichstr./Margaretenstr. Berlin 2015 18 1,532
Hirschgraben 56 Hamburg 2015 10 530
Jagowstralle 15 Berlin 2015 50 4,685
Jahnstralle 17-25 Berlin 2015 40 2,432
Oranienstraflte 16 Berlin 2015 4 522
Preustralte 3 Berlin 2015 16 761
Ravenestralle 5 Berlin 2015 24 1,661
Rubensstr. 58 Berlin 2015 13 969
Rugener Stralie 24 Berlin 2015 17 837
Schillingstr./Zobelitzstr. Berlin 2015 36 2,213
Schreiner Str. 8 Berlin 2015 25 1,623
Soorstralle 59, 59a Berlin 2015 24 2,113
Stuttgarter Stralle 7 Berlin 2015 15 1,111
Tannhauserstr./Wallenstein. Berlin 2015 52 3,299
Treptower StralRe 26-28 u.a. Berlin 2015 42 2,487
WeisestralRe 18 Berlin 2015 33 1,846
Weserstr. 187,188/Weichsel Berlin 2015 73 5,183
Wildenbruchstr. 69 Berlin 2015 22 1,749
HelmholtzstralRe 14 Dusseldorf 2015 11 791
Augustenburger U/Nordschles Hamburg 2015 43 2,320
Fontanepromenade 1-1A Berlin 2015 24 1,126
Urbanstr. 68-68A Berlin 2015 21 1,742
Jagerstr. 2 / Metzerstr. 1 Berlin 2015 10 1,143
Conrad- Blenkle-Stral3e 63 Berlin 2015 37 2,273
Ebersstralle 55 Berlin 2015 24 1,191
Hohenzollerndamm/Konstanzer Berlin 2015 20 2,072
Kettwiger Str./Hoherweg Dusseldorf 2015 69 3,195
Pintschstr. 6/7 Berlin 2015 50 2,640
Pistoriusstr.130, 130a, 131 Berlin 2015 77 3,034
Ringbahnstr. 54/56 Berlin 2015 25 2,050
Rummelsburger Stralle Berlin 2015 23 1,387
TurkenstralRe 21 Berlin 2015 34 2,210
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Year of Number of Leasable area,

Property Municipality / City agcuisition apartments sgm
Wendloher Weg 16, 18 Hamburg 2015 18 915
Turiner Stral3e 46, 48 Berlin 2015 48 2,958
Barfusstr. 5/ Glasgower Str Berlin 2016 28 1,888
Bornestr. 2/ Lehderstr. 5 Berlin 2016 15 1,141
Buhringstr. 2-14/Gustav-Ado Berlin 2016 0 14,644
Duisburger Stral3e 2a Berlin 2016 21 2,382
FasanenstralRe 59 Berlin 2016 27 2,238
Gurtelstrale 35 Berlin 2016 39 3,106
Kieler StralRe 62 Hamburg 2016 11 1,138
Planufer 92¢ Berlin 2016 31 2,543
Rungestralle 25/27 Berlin 2016 69 6,002
Spannskamp 20a-c Hamburg 2016 19 1,450
Stendaler Stralte 20 Berlin 2016 26 1,585
Sybelstralle 30 Berlin 2016 35 2,139
Ufnaustralle 2 Berlin 2016 32 2,144
Wriezener Stral3e 1 Berlin 2016 17 1,120
Hasselbrookstralle 117 / 119 Hamburg 2016 18 1,209
Collenbach Carree Dusseldorf 2016 271 14,684
Mohlenhofstralle 2 Hamburg 2016 141 7,825
Braunschweiger Stralle 67 Berlin 2016 15 994
Obentrautstrale 54 Berlin 2016 20 1,583
Kleyerstralle 68 Frankfurt am Main 2016 10 536
Dunckerstrale 72 Berlin 2016 33 2,261
Elisabethkirchstraflte 9 Berlin 2016 18 1,061
Forster StralRe 49 Berlin 2016 19 1,028
Wiener Strafte 31 Berlin 2016 33 2,388
Lattenkamp/Alsterdorfer Str Hamburg 2017 73 5,625
Brehmestralle 59 Berli