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pages 78 - 123 and are audited by the company's auditors.
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2020 in brief

High level of activity during the year resulted in the company's

best profit ever. 3,904 residential units were sold in 2020 and

at the same time the development of residencies for self-

management took shape.

January - December 2020
Net sales amounted to SEK 2,358 m (896).

The operating profit was SEK 906 m (366), of which
SEK 336 m (348) refers to changes in the value of
managed properties.

The profit before tax was SEK 725 m (194) and the
profit after tax was SEK 688 m (157).

Earnings per share after deductions for minority
shares was SEK 17.40 (3.417).

During the year, Magnolia Bostad agreed on the
acquisition of 8 233 estimated building rights (3 548)
and started the production process on 3 599 (2 678)
residential units.

In the light of the new dividend policy the board pro-
poses no dividend for financial year 2020 (2.00).

Operating profit 2020, SEK m

906

2019: SEK366 m

Profit after tax 2020, SEK m

688

2019: SEK 157 m

2020 2019
KPlIs, Group" Jan-Dec Jan-Dec
Project related
Number of production started residencies during the period ? 3,599 2,678
Number of sold residencies during the period ? 3,904 499
Total number of residencies in production ? 9,810 9,284
Total number of estimated building rights r? 22,731 18,037
Financial
Investment properties, SEK m 1,483 654
Operating profit, SEK m 906 366
Return on equity, %% 49.4 13.2
Equity/assets ratio, % 327 28.1
Interest coverage ratio, times 4.1 1.4
Share related
Earnings per share, SEK® 17.40 3.41
Equity per share, SEK® 42.95 27.55

" From Q2 2020, Magnolia Bostad has applied changed principles for the consolidation of tenant-owner associations.

2 Including projects developed in joint ventures
3 Excluding the minority

For definitions of alternative KPIs that are not defined in IFRS, see page 120. For other definitions, see page 151.
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Estimated building rights 2020

8,233

2019: 3,548

Production process-started residential units 2020

3,599

2019: 2,678
Stockholm
Completed residential units 2020 Norrképing
Z 9 o I Géteborg
2019:1,060 '
Malmé Magnolia Bostad's offices

Number of environmentally certified, completed residencies 2020

2,680
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This is Magnolia Bostad

Magnolia Bostad is a leading urban developer that develops
new housing in attractive locations in Sweden's growth areas
and large cities. Our residencies are developed both for sale and
for self-management, as individual projects or as part of larger
projects where we create entirely new neighbourhoods.

Magnolia Bostad's building rights portfolio is one of
Sweden's largest and on 31 December 2020 comprised
a total of 22,731 building rights, mainly for the devel-
opment of rental accommodation. In addition, 9,810
residential units were in production, most of which will
be ready for occupancy over the next five years.

We develop housing both for self-management and
for sale, and develop rental accommodation as well as
tenant-owned apartments, community service proper-
ties and hotels. The company thereby achieves a good

Since Magnolia Bostad was founded in 2009, we have delivered more
than 4,800 ready-made residential units.

Development of the building rights
portfolio, number of residencies

25,000 4,000
20,000 3,000

15,000
2,000

10,000
1,000

5,000
o

Production-started residencies with sale status
as of 31 December 2020

spread of risk and becomes an attractive partner for
long-term collaboration. We operate from Ystad in the
south to Luled in the north and have offices in five lo-
cations: Stockholm, Géteborg, Malmo, Norrképing and
Umea.

Our work is guided by a holistic approach in which
business is conducted in a way that promotes long-term
sustainable social development. We create modern
homes and living environments while connecting with
life in the localities where we operate.

- : .- o
At the end of 2020, Magnolia Bostad had 112 employees. Pictured are
Alexandra Skeppstrém and Jonas Sundin.

Distribution of residencies in
production as of 31 December 2020

9,810
residencies in
production

2016 2017 2018 2019 2020 2016

For self-management
agement

For sale through JVs
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Magnolia Bostad's business model
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Magnolia Bostad's business model

The business development department constantly monitors
the market for new business opportunities. Once attractive
land has been identified, the company carries out feasibility

studies in the form of market analyses and revenue and cost
estimates..

After completing acquisitions, we compile zoning plans, often
at the same time as we negotiate with building contractors
for turnkey contracts for the projects. Carrying out zoning
plan work is a large part of Magnolia Bostad's value creation,
but land is sometimes also purchased with a zoning plan that
has come into force. We project manage all projects until oc-

cupancy, a period that normally lasts two to three years after
construction starts.

Projects are developed for self-management or selling.
Development for self-management usually takes place in
the form of joint ventures with financially strong partners.
When these projects are completed, these residential units
will contribute long-term value growth and an ongoing cash
flow to the company.

Projects developed for sale are usually sold at an early
stage, generally before the building permit has come into
force and before production has started. Buyers are usually
financially strong institutions or property companies.

Magnolia Bostad's life cycle perspective means that we take
responsibility all the way from the time the new neighbour-
hood or residential area is planned until the land is used for
other generations at some point in the future.
Our aim is for all projects to be environmentally certified
according to the Swedish Green Building Council's silver
certification, the Nordic Swan Ecolabel or another equiv-
alent standard. This means, among other things, more
stringent requirements for efficient energy consumption
than required by law.
As urban developers, we work to develop housing that
provides the conditions for security, integration, gender
equality and health. We do this through working with
BoTryggt2030 and also through focusing on girls' and
women's football. We support, for example, the football
players homework preparation, buses to matches and
snacks before football training.
We work preventively against bribery and corruption. Every
employees sign Magnolia Bostad's code of conduct which,
among other things, governs the company's business

ethics, health and safety, human rights and working
conditions.
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A word from the CEO

Strong increase
in projects for self-
management

2020 was a successful year for Magnolia Bostad. We were able to
present our best full-year profit ever, expand the building rights
portfolio and increase the number of production starts at the
same time as we reduced net debt.

| took over as CEO of Magnolia Bostad in December
2020 and have the pleasure of presenting the compa-
ny's best full-year profit ever. This is despite the fact
that 2020 was largely marked by the ongoing Covid-19
pandemic that has dramatically changed the every-
day lives of everyone around the world. For Magnolia
Bostad, the pandemic has meant that we have adapted
our way of working and switched to becoming more
digital, something | see will benefit our business in
future.

Demand for the housing and community service prop-
erties we develop was strong during the year and we
sold around 3,900 residential units. A large part was
sold to Heimstaden Bostad in accordance with our
framework agreement and we also sold a large number
of units to new buyers such as Trenum, CBRE and SBB.
The performance of our hotel business was weaker for
obvious reasons and during Q4 we had to make write-
downs in our two ongoing hotel projects.

Characteristic of our activities in 2020 was that we
established several new JVs for the development of
residencies for self-management. Our intention is to
build up a substantial property portfolio in the coming
years. As an increasing number of residencies are being
developed for our long-term self-management, changes
in value, which arise primarily as a natural consequence
of the continual processing in the projects, will consti-
tute a significant part of our operating profit in future.

We have a locally based business and project devel-
opment organization which during the year expanded
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Our intention is to build up

a substantial property portfolio
for self-management in the
coming years.

with a regional office in northern Sweden and we now
have five offices, from Malmé in the south to Umed in
the north. This has brought us closer to each region's
local market and has increased our ability at all stages
from business generation to project development and
implementation.

With almost 3,600 production starts and just over
2,900 completed residencies in 2020, we consolidated
our position as one of Sweden's leading urban develop-
ers. With this, comes a responsibility to contribute to
sustainable urban development, something that is close
to our hearts and which has been a central part of our
business for several years.

Building sustainably is a matter of course today. Our
homes and districts must be economically, socially and
environmentally sustainable and our ambition is to
create good and safe living environments with materi-
als and building systems selected from a sustainability



and life cycle perspective. An example of this is our col-
laboration with Derome on innovative and sustainable
wood construction based on our common vision of
"The sustainable wooden city.”

The green bond that we issued during the year increas-
es the transparency of our sustainability work. Green
financing will be a standing element of our financing

in future.

Our investment in the development of properties for
self-management was concretized during the year.

The green bond that we
issued during the year
increases the transparency
of our sustainability work.

Against this background, the board reviewed the com-
pany's goals at the start of 2021 so that they reflect
the future business better. With these goals behind me,
our locally based business and project development
organization, our more than 22,700 building rights and
with my committed employees, | feel that we are mov-
ing towards a really exciting future

Finally, the management and | would like to thank all
our employees, customers and partners for the past
year and for finding a way of working together during
the current pandemic. We are now looking forward to
an eventful 2021 with strong development within
residencies for both sale and self-management.

Stockholm, March 2021

Johan Tengelin
CEO
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Eventsin 2020 per quarter

Eventsin 2020

It

Tegelslagaren is an environmentally certified project in Vallentuna which
was completed in 2020 and handed over to the buyer SEB Domestica.
The block consists of 157 rental apartments, an underground car park
with charging points for electric cars and a roof with solar panels.

Start of zoning plan work for the Varby Udde project,
a new marine district in Huddinge municipality, com-
prising development of around 1,800 residential units,
nursery schools, residential care units, shops, restau-
rants and a hotel.

Magnolia Bostad signed an agreement on the acqui-
sition of land in Bergsdter near the centre of Bords
comprising around 280 building rights. The company
also received a land allotment in Skellefted comprising
the development of around 300 residential units.

Magnolia Bostad's and Slatté's JV, which was formed
in October 2019, acquired land in Barkarby, Jarfalla,
comprising around 350 building rights.

Sale to Heimstaden Bostad of:
783 residential units in Luof
225 residential units in Ystad
116 residential units in Norrképing

The Taljéviken project in Osterdker was revenue recog-
nized as the sale was no longer conditional.

Partial repurchase of a bond loan with due date
28 April 2020.
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Magnolia Bostad established its fifth of fice, Northern Region, in
Umed. From right: David Andersson, Regional Director; Kristoffer
Larsson, Project Developer; David Brink, Business Developer and
Fredrik Westerlund, Project Development Manager.

The company signed agreements for the acquisition of
four projects for around 990 residential units in Sundby-
berg, Sollentuna and Ystad. The company also received a
land allocation in Orebro comprising the development of
around 180 residential units.

Sale of:
900 residential units to Trenum in Tullholmsviken,
Karlstad. 440 units were already owned by Magnolia
Bostad and 460 units were acquired during the quarter.
Three projects of around 1,040 residential units in
Sundsvall, Sundbyberg and Skellefted to Heimstaden
Bostad.
101 residential units to SBB in a community services
property in Borldnge.
230 residential units in the Bjérnbdret project de-
veloped for long-term management in Kalmar, to a
company formed by Arctic Securities.

The company's fifth office, Northern Region, was estab-
lished in Umed. The company now has a local presence
throughout Sweden

An internal architectural department was formed. The
focus is on creating good, safe living environments and
choosing materials and building systems from a sustain-
ability perspective.

Final redemption of a bond loan with a nominal amount
of SEK 450 m at due date of 28 April 2020.
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Magnolia Bostad signed an agreement with Heimstaden Bostad
regarding joint development of land for the construction of apartment
blocks next to Hede Station in Kungsbacka. The project includes about
1,600 apartments. Representation.

New joint ventures with Heimstaden Bostad and Der-
ome for joint development of 1,600 residential units
and 1,500 detached houses.

Agreements signed for the acquisition of properties
for the development of around 2,345 building rights in
Kungsbacka, Haninge and Upplands Bro.

Four projects for self-management production started.
The projects comprise a total of 890 residential units
and one community service property. The projects are
in Sollentuna, Nacka, Haninge and Helsingborg.

Reclassification of several projects for developing as
self-managed properties. These now make up 56% of
the building rights portfolio.

Sale to Heimstaden Bostad of:
231 residential units in the new district of Partille
Port in Partille. The project is Magnolia Bostad's first
to go into production in the Western Region.

In Orminge Centrum, Nacka, about 10 km east of Stockholm, Magnolia
Bostad is developing 200 rental apartments for self-managementin a
JV with SBB. Representation.

Johan Tengelin took over as CEO of Magnolia Bostad.

Agreements signed on the acquisition of land in:
Oresjé Angar, Bords, for the development of about
350 residential units and a nursery school.
Edvinshem, Ystad for the development of about 470
residential units and a school for about 200 pupils

Collaboration deepened with SBB through the forma-
tion of a JV for the development of 2,550 residential
units. Magnolia Bostad also sold two care homes to
SBB.

Sale to Heimstaden Bostad of:
346 residential units in Handen, Haninge
180 b residential units in Nya Hovds, Géteborg.

Sale to CBRE Global Investors of:
200 residential units in Ursvik, Sundbyberg

New unsecured green bond issued of SEK 550 m and
listed on Nasdagq. Voluntary repurchase of certain out-

standing bonds.

An Extraordinary General Meeting resolved on a
dividend of SEK 2 per share for 2019.
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Our business | How we create value

A value-creating business
with the customer in focus

Business concept

Magnolia Bostad is an urban developer that develops
and manages attractive and sustainable living environ-
ments with good profitability.

Magnolia Bostads cornerstones

Flexible business model

We can choose between:
developing projects for self-management or selling.
developing rental accommodation, tenant-owned
apartments, community service properties, hotels or
entire neighbourhoods.

Building rights portfolio

At the end of 2020, our building rights portfolio consist-
ed of 22,731 building rights, mainly for the development
of rental accommodation. This makes Magnolia Bostad
one of the largest developers of rental accommodation
in Sweden.

Financing

Financing is largely done with bond loans and secured
loans. As we develop our building rights portfolio, fi-
nancing is increasingly linked to specific projects.

Development of projects for self-management is usu-
ally carried out in joint ventures (JVs) with financially
strong partners. This structure, together with building
credit from banks, ensures the financing of the project
until completion. After completion and when Magnolia
Bostad has acquired its share of the properties from
the JV, financing is via long-term bank financing.

Projects for sale are sold at an early stage, even before
construction has begun. Sales are usually through a
forward funding scheme, which means that the project
is owned and financed by the project's buyers during
the production period. This reduces Magnolia Bostad's
tied up capital and financing needs. Magnolia Bostad
is the project leader for the development work until
completion.

Organization

The company has a local presence through five offices
and a total of 112 employees. Our core expertise is in the
areas of business development and project develop-
ment.
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How we create value

Safe land acquisitions

The company's land acquisitions are based on a
calculation for rental residential housing and a careful
preparatory work where major consideration is given
to sustainability aspects.

Project development

We develop the project from idea, through zoning
planning and concept development until final
completion. Magnolia Bostad's value creation lies
largely in the development work until the project is
ready to start construction. Construction is procured
in the form of turnkey contracts at a fixed price, which
limits the risk of cost increases related to construction.

Parallel development

In parallel with the land acquisition process, work be-
gins on developing attractive and sustainable residen-
cies. We work closely with our contractors to develop
cost-effective solutions. We also have contacts with
buyers early in the process

Long-term value growth in self-management

Magnolia Bostad's development of property for
self-management aims to strengthen the balance
sheet, provide a continuous, predictable cash flow and
long-term value growth.

Sales at an early stage

Projects for sale are usually sold through framework
agreements with long-term customers. Magnolia
Bostad then leads the project until occupancy. This
enables value-creating property development with low
tied up capital for Magnolia Bostad.

Sustainability

We start from a life cycle perspective when we develop
housing and we strive to achieve or exceed the require-
ments for environmental certification according to

the Swedish Green Building Council's silver certificate,
the Nordic Swan Ecolabel or the equivalent. We are a
partner to Botryggt2030, a body for urban planning
that can prevent crime and increase security through
measures in the physical environment



Value for our stakeholders

Owners
Stable value
growth.

Society
Sustainable resi-
dential areas and
districts.

How we create value

Safe land

Customers
Functional and
space-efficient
housing. Attractive
for the tenant and
easy to manage
for the property
owner.

Partners
An effective, skilled
partner.

o

Employees

An equal

work place that
nurtures and
develops different
skills.

=

Parallel Self-

acquisition
development management

Acquisitions

Early sales
Projects for sale

Project manage-
ment from start

Sustainability
Projects are

are based on Land acquisi- Continuous are sold atthe to finish developed ac-
calculation for tions cash flows and planning stage Own project cording to a life
rental residential Zoning plan long-term value which reduces management. cycle perspec-
housing. Good work growth. the need for Turnkey con- tive and with
demand for our Contractors financing. tracts at a fixed the support of
projects. Buyers price. BoTryggt2030.
- 1

Magnolia Bostad's cornerstones

Flexible business model Building rights portfolio Financing Organization

Highly skilled, dedicated
employees.

Five regional offices pro-
vide local presence.

Mainly bonds, bank
financing and cash flow
from operations.

Choice between housing
types and between selling
or developing for self-
management.

Wide range of products
and presence throughout
Sweden

Business concept
Magnolia Bostad is an urban developer that develops and manages attractive
and sustainable living environments with good profitability.

Value for our stakeholders

Owners

Magnolia Bostad works to create sustainable value
growth for its owners.

Partners

Magnolia Bostad is a partner who runs projects efficient-
ly and with high level expertise from prestudy to comple-
tion.

Society

Magnolia Bostad develops sustainable housing and
neighbourhoods, thereby helping to fill a need in

Employees
Magnolia Bostads is an attractive employer. We offer an

society. equal and exciting workplace and work with skills devel-
opment, career planning as well as promoting employees'
Customers health and well-being.

Magnolia Bostad delivers functional, space-efficient
attractive, housing to tenants and easy to manage
residencies to property owners

Magnolia Bostad 2020 11



Our business | Strategy and targets

Strategy and targets

Magnolia Bostad's strategy forms the basis for profitable
growth and governs the development of both projects
for self-management and selling.

To achieve our targets within the framework of our Properties developed for self-management must
business concept, the following strategic direction has primarily be developed through JVs. The purpose of
been established: properties for self-management is to strengthen the
Development must take place in locations with good balance sheet, generate a continuous cash flow and
long-term demographic conditions. create long-term value growth.
Properties must be developed for sale as residential Properties for sale will primarily be developed in
units, community service properties or hotels based collaboration with long-term customers, including
on current market conditions and each property's the signing of framework agreements.
individual potential and characteristics Production only starts when demand has been
Properties will be developed partly for self-manage- assured.

ment and partly for sale.




o )
Business targets

Completed residential units for self-management before the end of 2025

30%

Before the end of 2025, Magnolia
Bostad will own at least 4,000
completed residential units for
self-management or alternatively
own investment properties with

a market value of at least SEK

8 billion. This refers to Magnolia
Bostad's own ownership and the

company's ownership interest in JV.

Production starts per year

Magnolia Bostad will start
production of least 3,000
residential units per year, seen as
an average over a business cycle.

Financial target’

Equity/assets ratio

30,3

2018

29,6

2019

32,7

2020

The equity/assets ratio must be
at least 30%.

Outcome 2020: The equity/
assets ratio was 32.7 %

" Approved by the board in February 2021.

Sustainability targets

4,000

completed residential units for self-management,
alternatively

>SEK 8 bn

market value of investment properties

3,000

>30%

For targets and outcomes of sustainability indicators,

see pages 72-74.
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Our business | Employees

Magnolia Bostad Architects

Magnolia Bostad started its own architectural department in
2020. The purpose is to further raise the level of our projects and
to highlight softer values that cannot be measured in figures.

Magnolia Bostad started its own architectural depart-
ment in 2020. Hugo L6fgren the architects' manager,
talks about the investment and what it was like to re-
cruit a completely new department during the corona-
virus pandemic.

Why has Magnolia Bostad created its own architectural
department?

"The reason is to further raise the level of what we do
and in our offer. The focus is on creating good, safe
living environments and choosing materials and building
systems from a sustainability perspective. We evalu-
ate and provide feedback on the projects the company
develops. The idea is that everyone who works at
Magnolia Bostad will constantly get better at what
they do through this transfer of experience. We wiill
partly develop our own projects and partly collaborate
with external architects, together with our business
and project developers."

How has it been recruiting new employees during the
pandemic?

"I started by hiring Jenny and Madalina who | worked
with before, something that felt like a safe start. As
we continued to grow, the pandemic made it a little
easier for us to get hold of really good people. Many in
the industry and at Magnolia Bostad have been curious
about this venture and it is fun. On the other hand, it
has been strange not to be able to meet for real before
employing someone and meeting so much digitally in
the beginning when we need to get to know each other
the most."

How have you worked to create team spirit when you
can not be seen "for real"?

"In addition to our recurring Monday and Friday meet-
ings, we work closely together on projects and keep in
close contact. It's easier to feel connected even if it is
done digitally. It isimportant that new employees feel
that they are part of something bigger. It is also very
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much up to me as manager to plan in a way that makes
them feel welcome. But it is difficult to discuss and
brainstorm ideas, when you lack that extra of being
seen for real. A funny thing we do is that the one of us
who logs in first every morning should post a humorous
picture to set the mood for the day - it's fun and con-
tributes to a good, laidback mood."

How have you worked for the architect group to
become part of the rest of the gang at Magnolia Bostad
and become part of the culture here?

"I have tried to create a place where it works for us to
be part of the informal group. | also think that other
departments have been good at inviting us into differ-
ent activities so that we become part of the business.
Magnolia Bostad's digital Thursday information has
also contributed positively and despite the pandemic,
the company was able to carry out a Magnolia day
where the employees got to meet. An important way
for our new employees to get into the culture is also the
company's approach with a Magnolia friend. We have
also introduced digital training challenges in teams
across departmental boundaries, which was fun and
contributed to team spirit and more movement."

How has this year developed you as a leader?
"Something we really learned in 2020 is that a lot can
be done digitally and that's positive. But at the same
time, | have been reminded of how important it is to
meet physically and that a physical workplace gives
us as human beings an important ambience. There

is something about getting to and from work that |
have not reflected on before - those trips clearly mark
a boundary between work and leisure. | hope that it
will be even easier to conduct meetings digitally in

the future. Previously, it could be that my group was
the only ones at the meeting who took part digitally,
which gives a skewed commitment and presence at
the meeting. Now that everyone is involved digitally, it
is more equal."



#_.

Magnolia Bostads architectural department at work. From left: Julia Hermansson, Camilla Levin, Hugo Léfgren, Stavros Chrysovergis,

Jenny Karlmark, Aksel Wunsch Widoff and Madalina Gherghina.

Ouvur values

Magnolia Bostad is an urban developer who wants more and our strong
yellow colour lights up the places where we develop and manage tomor-
row's homes and neighbourhoods. Being colourful means to us that we
are proud, hungry and long-term. We dare to think in a new way when we
develop sustainable neighbourhoods where people want to live.

Proud Hungry

We are proud to be one of We are innovative and curious,
Sweden's leading urban develop- proud but never satisfied. Our
ers. For us, just building homes is driving force is to constantly
not enough. We also want to be sharpen and develop our offer.

an active, committed force in the
places where we are located.

Long-term

Together with our partners and
the municipalities where we
operate, we develop sustainable
housing and safe neighbourhoods
where people want to live and live
for generations.

Magnolia Bostad 2020 15



Our business | Shares and owners

Shares and owners

Magnolia Bostad's shares are listed on Nasdaqg Stockholm.

The shares

Magnolia Bostad's shares are listed on Nasdaq Stock-
holm, and are traded under the MAG ticker. The shares
were traded for the first time in June 2015 on Nasdaq
First North. In 2017, the shares switched to be traded
on Nasdaq First North Premier and on 20 June 2018
the shares were listed on Nasdaq Stockholm. The total
number of shares issued in 2020 was at an average
level and at year-end 37,822,283 (37,822,283).

The share price at closing on 30 December 2020 was
SEK 58.40. On average, 118 transactions were com-
pleted per trading day in 2020 and the average trading
volume per trading day was SEK 1.8 million.

Dividend policy

The long-term dividend must correspond to up to 30%
of the profit. Over the next few years, Magnolia Bostad
will prioritize investments in the building rights portfolio
and investment properties, which will mean no or low
dividends during this period.

Ahead of the 2021 Annual General Meeting, the Board
of Directors proposes, in the light of the dividend policy,
that no dividend be paid for the 2020 financial year.

Warrants
Magnolia Bostad issued warrants in both 2017 and
2019.

The Annual General Meeting held on 26 April 2017,
resolved to issue 350,000 warrants to the subsidiary,
Magnolia Utveckling AB. In total 260,500 warrants
have been transferred to employees in accordance with
the warrant program and 28,000 warrants have been
re-purchased. 89 500 unutilized warrants have been
cancelled.

Each warrant entitles the holder to the right to sub-
scribe for one share at a strike price of SEK 84 per
share. The subscription period is from 2 November 2020
until 26 April 2022.

The Annual General Meeting held on 10 May 2019
resolved to issue 200,000 warrants to the subsidiary
Magnolia Utveckling AB. Following the AGM's decision,
200,000 of the warrants were offered to key employ-
ees at the subsidiary, all of which have been acquired by
and assigned to key employees. Each warrant enti-

tles the holder to subscribe for one share in Magnolia
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Largest shareholders as on 31 December 2020
Percentage of

Number of  share capital
Shareholder shares and votes
F. Holmstréom Fastigheter AB 21,321,837 56.4%
Lansférsakringar Fondférvaltning AB
(publ) 3,745,722 9.9%
Svolder AB (publ) 2,095,000 5.5%
Wealins S.A. 1,663,565 4.4%
Nordnet Pensionsférsdkring 1,043,015 2.8%
John Larsson 750,000 2.0%
Carnegie Fonder 741,959 2.0%
Martin Dahlin 700,000 1.9%
Avanza Pension 639,755 1.7%
Fredrik Lidjan 264,712 0.7%
Total 10 largest shareholders 32,965,565 87.2%
Other shareholders 4,856,718 12.8%
Total 37,822,283 100.0%

Source: Monitor by Modular Finance AB. Data compiled and processed
from sources such as Euroclear, Morningstar and the Swedish Financial
Supervisory Authority.

Bostad at a strike price of SEK 84 per share during the
period from 1 November 2022 until 26 April 2024.

All warrants have been transferred at a price corre-
sponding to fair value.

Owners

F. Holmstréom Fastigheter AB, which is controlled by
Fredrik Holmstréom through companies, owns 56.4% of
Magnolia Bostad.

The company's ten largest owners control 87.2% of the
shares. 81.2% of the company's owners own 500 shares
or less.

As of 31 December 2020, the number of shareholders
was 4,009. 3,930 holders are Swedish private individu-
als or legal entities, 42 are from the rest of the Nordic
region, 30 from Europe (excluding the Nordic region)
and seven are from the rest of the world. Of the com-
pany's owners, 123 are legal entities and of the 3,886
private individuals, 1,346 are women and 2,540 are men.



Magnolia Bostad 's share turnover and price trend
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Magnolia Bostad as an investment

As a shareholder in Magnolia Bostad, you have an op-
portunity of being part of an innovative and responsible
urban developer.

Opportunity for good value growth

The company's project portfolio consists of 22,731
building rights that are being developed for housing and
community service properties by Magnolia Bostad's
organization. The project portfolio contains the type of
housing that is currently in demand in Sweden.

Balanced risk

The company's land acquisitions are usually conditional
on the zoning plan coming into force and are always
based on a calculation for the development of rental
accommodation. This gives us the opportunity to prof-
itably develop various forms of tenure. We balance risks
related to costs, revenue and liquidity partly by forming
JVs with financially strong partners in the development
of housing for self-management, and partly by selling
projects at an early stage.

Financially strong customers and partners

Most of our customers and partners are financially
strong institutional investors or property companies.
They usually buy projects at an early stage through
forward funding or form a JV company with us for the
development of housing for self-management.

Effective implementation
We have close collaboration with well-established
construction companies and other partners.

Sustainable urban development

We take responsibility for sustainable urban develop-
ment by developing safe housing and neighbourhoods
and focus strongly on social, economic and environmen-
tal sustainability in everything we do. We are also keen
to develop visually attractive neighbourhoods that will
last a long time.
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Our business | The market

The market

Despite the coronavirus pandemic, the Swedish property market
was strong in 2020. Newly produced rental accommodation in
apartment blocks increased markedly during the year.

In recent years, Sweden's population has grown rapidly
and the increase is expected to continue. Statistics
Sweden's forecast until 2029 indicates a population
increase of between 70,000 and 80,000 people per
year. The age segment expected to increase the most
in percentage terms is people aged 80 and older. When
Sweden reaches over eleven million inhabitants, which
is expected to happen in 2029, Statistics Sweden esti-
mates that this age group will have increased by 47%
compared with 2020. This means that the need for
different types of housing for the elderly will particular-
ly increase.

Housing situation

According to the National Board of Housing, Building
and Planning's updated building needs calculation from
December 2020, the number of housing starts is now
in line with the annual long-term population increase
in most of the ten regions with the greatest building
needs. The National Board of Housing, Building and
Planning states that between 59,000 and 66,000
residential units need to be added annually during
2020-2029 in order to respond to the expected popu-
lation growth and at the same time catch up with an
accumulated housing deficit.

Production of new housing

According to preliminary statistics from Statistics
Sweden published in February 2021, construction began
on 54,000 residential units in 2020, of which 51,500
were new builds. About 41,000 of these are in apart-
ment blocks. The construction of new tenant-owned
apartments in apartment blocks has been at a high
level for a number of years and clearly increased in
2020, while the construction of tenant-owned apart-
ments in apartment blocks has developed weakly since
2018. Of the tenant-owned apartments in apartment
blocks that began in 2020, 64% are rental apartments,
compared with 62% in 2019.

Continued high demand for property investments
Despite the global coronavirus pandemic, the property
market was strong in 2020. In addition to good de-
mand, low interest rates on government securities and
bonds and the combination of continued good access to
capital and low financing costs have continued to bene-
fit the property market. In 2020, properties worth SEK
209 billion were sold. This is the second highest figure
that has been measured and 16% higher than the aver-
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Accommodation started, rolling twelve-month figures
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age for the previous five years. The transaction market
was dominated by portfolio transactions, i.e. transac-
tions involving several properties simultaneously. These
accounted for 59% of the total transaction volume.
International investors were net buyers in the Swedish
market for the fourth year in a row and accounted for
24% of total invested capital during the year.

Rental accommodation

Demand for rental housing in apartment blocks has
been particularly strong, probably due to the low risk
profile of these investments. The transaction volume

in the segment was SEK 62 billion in 2020, which is 18%
higher than the average for the previous five years. The
segment was thus the single largest in the transaction
market in terms of transaction volume and also the
most liquid with 189 transactions during the year. Inter-
est in unfinished projects, known as forward deals, was
at arecord high during the year and amounted to SEK
28 billion, of which international investors accounted for
just over SEK 10 billion.

Since 2010, institutions have acquired rental accomo-
dation worth SEK 136 billion, which corresponds to
around 30% of the segment's transaction volume. In
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2020, institutions accounted for 46% of the transac-
tion volume for unfinished projects. The situation in the
rental market creates favourable conditions for both
domestic and foreign institutions with a long-term
management strategy, which has contributed to an
increased interest in newly built and unfinished rental
accommodation.

The ownership structure for rental accommodation

in Sweden in 2019 (according to the latest available
information from Statistics Sweden) was distributed
as follows: 46% public housing companies, 37% Swedish
limited companies and institutions, 9% private individu-
als, 8% other owners and 1% cooperative rental associ-
ations.

Rental accommodation's good risk-adjusted returns
make them very attractive, especially in combination
with good access to capital and lack of alternative
investments. The rate of return for rental accommoda-
tion is therefore at historically low levels.

Residential care homes and schools

In total, residential care homes were sold worth SEK

12 billion in 2020, which was a new record and SEK 5
billion higher than the previous record fin 2019. Interest
in unfinished projects was also large in this segment
and accounted for 24% of the segment's transaction
volume.

The transaction volume for school properties was SEK
13 billion in 2020, also a record that greatly exceeded
the previous record from 2016. The high annual volumes

Transaction volumes rental accommodation, residential care
homes and hotels, SEK billion
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in both segments are due to the great need and favour-
able investment climate on a single major corporate
deal between two property companies, where both
residential care homes and schools were included.

During the year, record low yields were noted for resi-
dential care homes with long leases in modern facilities
in large cities and regions with an aging population.

Hotels

The coronavirus pandemic has affected the hotel sector
through declining occupancy rates. In 2020, hotel prop-
erties worth SEK 2.3 billion were sold, which is around
SEK 500 m less than in 2019.

The market for tenant-owned apartments

Demand for tenant-owned apartments has been high
during the pandemic and prices increased for brokered
tenant-owned apartments by an average of 7% in Swe-
den in 2020. The fundamental need for new residencies
remains large even regarding tenant-owned apart-
ments. This, together with favourable financing terms,
contributed to the price increase.

Population forecast: Source: SCB

Production of new accommodation: Source: The National Board of
Housing, Building and Planning

Ownership structure rental properties: Source: SCB, latest available
data 2019, next update April 2020

Property market: Includes transactions over SEK 25 m

Transaction and yield information: Source: Savills

Schools: Consists of nursery schools, elementary schools, colleges and
universities
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Our business | Completed projectsin 2020

Completed
projects in 2020

In 2020, Magnolia Bostad completed
13 projects with a total of 2,201
residential units.
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Senapsfabriken stage 1, Uppsala. 455 rental Nyby Lilium etapp 1, Uppsala. 300 rental
units sold to SEB Domestica lll. units sold to SEB Domestica ll.
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Tegelslagaren, Vallentuna. 155 rental units Tegelmdstaren, Vallentuna. 160 rental units Slandan etapp 1, Sédertdlje. 4471 rental units
sold to SEB Domestical ll. sold to SEB Domestica ll. sold to SPP Fastigheter.

R

Segelflygaren, Orebro. 210 rental units sold Allarp Laholm, Helsingborg. Care home with Maria Mosaik, Helsingborg. 345 rental units
to Slatto. 54 residential units sold to Northern Horizon. sold to SPP Fastigheter.
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Slandan stage 2, Sédertdlje. 136 rental units
sold to Viva Bostad.
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Slipen, Karlstad. 216 rental units sold to
Slatts.

Visborg, Visby. Care home with 58 residential Lilium stage 2, Uppsala. Tenant-owned Gjuteriet stage 1, Eskilstuna. 262 rental units
units sold to Northern Horizon. apartment project of 109 apartments. sold to Slatta.
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Magnolia Bostad's projects and properties

Magnolia Bostad's
projects and properties

Magnolia Bostad has a large building rights portfolio for the
development of housing in attractive locations in Sweden's
growth areas and large cities. We develop housing both for self-

management and for sale.

Magnolia Bostad has one of Sweden's largest
building rights portfolios for the development of
rental accommodation. Our homes are developed as
individual projects or as part of a larger project as

a whole new neighbourhood emerges. We develop
rental accommodation, as well as tenant-owned
apartments, community service properties and
hotels.

We operate throughout the country and have offic-
es in five locations: Stockholm, Géteborg, Malmag,
Norrképing and Umed.

The company's aim is to environmentally certify

all projects according to the Swedish Green Build-
ing Council's silver certification, the Nordic Swan
Ecolabel or other equivalent standard. All projects
must also be developed in accordance with BoTryg-
gt2030's guidelines to ensure that Magnolia Bostad
creates safe and secure residential areas. Read more
about our sustainability work on pages 56-76.
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Number of estimated building rights in the
project portfolio 31 December 2020

22,731

Of which for self-management: 12,439

Number of residential units in production
31 December 2020

9,810

Of which for self-management: 1,814

Number of residential units completed in 2020

2,901

Of which for self-management: O
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portfolio™®
- proportion of estimated building rights

Estimated production starts in the building
rights portfolio ® over coming 2 years
- number of residential units

Estimated completion of projectsin
production® over coming 3 years
- number of residential units

in each zoning plan phase

50 50% 4,000
40 3,000

30
25% 2,000

20 19%

1,000

10

5%
2%

o | - - ]

3,000

2,250

1,500

750

2021

Early stages For sale

® Plan assignment
Review

Adoption of
zoning plan
Zoning plan comes
into force

For self-management through JVs

(0]
2022 2021 2022 2023

Sold residential units in production
For self-management through JVs

" Refers to all building rights and residential units in each project, including projects being developed in JVs.

Building rights portfolio

The total number of estimated building rights as of

31 December 2020 was 22,731. Of these, 10,292 were
estimated building rights for sale, of which 3,667
through JVs (pages 34-36), and 12,439 building rights
in non-production-started properties for self-man-
agement, of which, as of 31 December 2020, 3,540 are
owned through JVs ( page 33). Upon completion, 50%
of the 12,439 building rights are expected to be owned
and managed in the long-term by Magnolia Bostad.

Projects in production
As on 31 December 2020, Magnolia Bostad had 48 pro-
jectsin production totalling 9,810 residential units.

Properties for self~-management in production

As of 31 December 2020, Magnolia Bostad had 1,814
residential units in production for self-management,
all through JVs. Of these, 907 units are expected to
be owned and managed in the long-term by Magnolia
Bostad with the same high sustainability standard as
when the company develops projects for sale.

Important information about assumptions

Information about projects during production and non-pro-
duction-started projects on pages 24-31is based on assess-
ments of size, focus and scope and when in time projects
are judged to be started and completed. Furthermore, the
information is based on assessments of future investments,
yield, rental value and inflation. The assessments and
assumptions involve uncertainties relating to the implemen-
tation of the projects, design and size, schedules, project
costs and future rental value. Information about ongoing

Sold projects in production

In projects developed for sale, 7,511 residential units
were production-started. Of these, 7,432 were sold and
revenue recognized, which corresponds to a sales ratio
of 98.9%. The difference of 79 units refers to not yet
sold tenant-owned apartments in two projects. Binding
agreements exist with tenant-owners for the sale of

77 of the 79 unsold units. In addition to these, 717 units
were sold externally during the year in properties devel-
oped for self-management.

As of Q2 2020, Magnolia Bostad applies changed prin-
ciples for consolidating tenant-owner associations in its
financial reports and has chosen to make a correspond-
ing change in the presentation of projects and proper-
ties. For further information, see Note 37.

In sold rental accommodation projects, Magnolia
Bostad can, on behalf of and in collaboration with the
buyer, sell parts of sold rental projects as tenant-owned
apartments. During the year, 13 homes were converted
to tenant-owned apartments.

projects and non-production-started projects is reviewed
regularly and assessments and assumptions are adjusted
as a result of projects being started, completed or added to,
and conditions changing. For projects that have not been
production-started, financing has not been procured, which
means that financing of construction investments in project
development is an uncertainty factor. Projects that are
currently being run by the company itself may in future be
runin JVs.
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Properties for self-management

A growing number of Magnolia Bostad's projects are being
developed for self-management, which creates the conditions for
a long-term increase in the net asset value of the company and a

stronger cash flow.

Magnolia Bostad develops properties for self-man-
agement, primarily through joint ventures (JVs). In the
JVs, we contribute our development expertise, while
our partner accounts for a larger share of the capital
requirement. When these projects are completed, the
properties contribute with an ongoing predictable cash
flow and long-term value growth.

Accommodation for self-management is developed
with a focus on security, smart mobility solutions, low
energy consumption and consideration for the environ-
ment, in the same way as when the company develops
projects for sale.

When Magnolia Bostad has identified a business op-
portunity, feasibility studies are carried out in the form
of market analyses and revenue and cost estimates.
Through a local presence throughout Sweden, via our
five offices, Magnolia Bostad has good knowledge of
the property market.

Allocating projects for long-term self-management
takes place after an individual assessment of each pro-
ject. In the assessment, we take into account, among
others, whether the property fits into Magnolia Bost-
ad's long-term strategy for building up its own portfo-
lio of properties for self-management. Construction of
projects for self-management will only begin after the
credit-approved building credit is in place, in order to
ensure the project's financing.

Through close collaboration with JV partners, condi-
tions are created for a faster pace of development and
the opportunity to develop larger projects. An advan-
tage of large projects is that there is often greater po-
tential for value-adding development. Projects that, for
example, concern the development of an entire neigh-
bourhood often include a combination of rental ac-
commodation, tenant-owned apartments, care homes,
nursery schools, schools and hotels. Magnolia Bostad
therefore has the opportunity of finding the optimal
mix in an area and work with the whole project based
on the living environment and sustainability. When the
project is completed, it is further managed within the
JV, or Magnolia Bostad and the JV partner each buy
part of the project.
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Business target

self-management

Target 2025:

Completed residential units 4,000
or property value SEK 8 bn

Production-started properties for self-management
Upon completion, production-started properties for
self-management had an estimated property value
of SEK 3.9 billion as of 31 December 2020 and gener-
ate an annual rental value of SEK 187 m. Remaining
investments amount to SEK 2.0 billion. The remaining
estimated undiscounted surplus value amounted to
SEK 457 m. Completion of the projects is expected to
to be from 2021 to 2025. For more information on each
project and assessed completion, see page 32. For an
assessment of the estimated surplus value and uncer-
tainties in the estimate, see page 25.

Building rights portfolio for self-management
Non-production-started properties for self-manage-
ment, which are currently run under our own auspices,
are judged to have an undiscounted surplus value of
SEK 7.4 billion in the case of a legally binding zoning
plan. The value is assessed after taking into account
the initial estimate of costs for demolition, develop-
ment, planning costs etc. Non-production-started
properties for self-management that are carried out
in JVs are estimated to have an undiscounted surplus
value of just over SEK 1.9 billion. For more information
about the projects and the estimated completion of
each project, see page 33. For an assessment of the
estimated surplus value and uncertainties in the esti-
mate, see page 25.



Breakdown of properties for self-management
Completed properties, projects in production and non-production-started projects.

Estimated Estimated
Estimated Rentable area Remaining property value annual rental
number of resi- upon comple- Reported value investment  oncompletion value on com-
dential units tion(m?) (SEKm) (SEKm) (SEKm) pletion (SEKm
Properties for self-management,
completed 68 9,300 229 - 229 14
Properties for self-management, in
production 1,814 84,100 1,393 2,006 3,856 187
Properties for self-management, not
production started 12,439 704,350 1,863 22,482 33,700 1,577
Total 14,321 797,750 3,485 24,488 37,785 1,778
Of which currently in JV 5,422 287,500 2,141 8,303 12,827 612
Magnolia Bostad's expected share 7195 403,525 1,857 12,244 19,007 896

upon completion

The reported value in the table above is reported either in
Magnolia Bostad's report on the financial position or in the
JV's report on the financial position depending on ownership.
In the same way, the remaining investment will be divided
between investments that Magnolia Bostad will make in its

Number of residential units : outcome and target 2025
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Magnolia Bostad's target is for completed residential
units to go from the current 68 units to at least 4,000
units by 2025, or for the property value for these to

go from SEK 229 m to at least SEK 8 billion during the
same period. A total of 1,814 units with an estimated
property value upon completion of SEK 3.86 billion

are in production in JVs, which means that Magnolia
Bostad's share of these amounts to 907 units with an
estimated property value upon completion of SEK 1.92
billion. All properties that are in production are expect-
ed to be completed before 2025.

In addition to properties in production, an addition-
al 3,025 residential units, alternatively an estimated
property value of SEK 6.77 billion, are needed to reach

own investment properties and investments that the JVs will
make. The JVs' investments will be financed with external
loans, shareholder contributions from the JVs' shareholders
and shareholder loans.

Property value: outcome and target 2025, SEK m
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Property value non-production-started residential
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Property value including production-started residential
units, Magnolia Bostad's share

the target in 2025. The majority of this is estimated to
come from production starts in the existing portfolio of
12,439 units with an estimated property value of SEK
33.7 billion, of which Magnolia Bostad's expected share
amounts to 6,220 units and an estimated property
value upon completion of SEK 17 billion. As the majority
of non-production-started projects in the existing port-
folio have calculated completion beyond 2025, some
additional acquisitions will need to be made to achieve
the targets for 2025.

For more information about the existing portfolio for

self-management and estimated completion for each
project, see pages 32-33.
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Earning capacity, SEK m

Total for portfolio Completed In production Not production-started
Rental value 1,778 14 187 1,577
Vacant -1 0] -1 -10
Rental income 1,767 14 186 1,567
Operating and
maintenance costs -389 -3 -41 -345
Net operating income 1,378 1 145 1,222
Net financial items -705 -5 -74 -626
Net operating income after
net financial items” 673 6 71 596
of which in current JVs 226 0 71 156
Magnolia Bostad's
expected share upon
completion 340 6 35 298

" Rental value and earning capacity down to net operating income after net financial items are based on the entire portfolio without adjustment

for minorities and projects conducted in JVs.

Total includes 68 completed residential units, 1,814 units in production and 12,439 non-production-started units are included in the above earning

capacity.

Estimated earning capacity

The table above shows the estimated annual earn-
ing capacity in investment properties in total for the
portfolio but also divided into completed investment
properties, investment properties in production and
non-production-started projects.

Operating and maintenance costs include operation,
maintenance, any property fees and administration,
but not a share of Magnolia Bostad's costs for central
administration. Financing costs are calculated at 3%

Important information about assumptions

Information about earning capacity, rental development
and property value of completed properties, ongoing pro-
duction and non-production-started properties, includes
assessments and assumptions. Operating and maintenance
costs are estimated according to the standard rate and
include operation, maintenance, any property fees and
administration, but not a share of Magnolia Bostad's costs
for central administration. Financing costs are calculated at
3% based on an estimated loan ratio of 70% of the assessed
property value. The assessments and assumptions involve
uncertainties and the information above should not be seen
as a forecast.

Information about projects in production and non-pro-
duction-started projects in the annual report, is based on
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based on an estimated loan-to-value ratio of 70% of
the assessed property value.

Completed homes are owned by Magnolia Bostad.
Magnolia Bostad intends to carry out production to-
gether with one or more partners in JVs. If all non-pro-
duction-started projects are developed within JVs,
Magnolia Bostad's share of net operating income after
net financial items for non-production-started projects
will amount to around SEK 298 m.

assessments of size, focus and scope and when in time pro
jects are judged to be started and completed. Furthermore,
the information is based on assessments of future invest-
ments and rental value. The assessments and assumptions
involve uncertainties relating to the implementation of

the projects, design and size, schedules, project costs and
future rental value. Information about ongoing projects and
non-production-started projects is reviewed regularly and
assessments and assumptions are adjusted as a result of
projects being started, completed or added to, and con-
ditions changing. For projects that have not been produc-
tion-started, financing has not been procured, which means
that financing of construction investments in project devel-
opment is an uncertainty factor. Projects that are currently
being run by the company itself may in future be runin JVs.



Value in SEK million as of 31 December 2020

See also pages 25 and 32-33

229 2157

Value of completed investment

properties

Value of completed investment properties and estimated value
upon completion for Magnolia Bostad's share of the invest-
ment properties that are currently in production. The figure

does not include non-production-started projects.

Distribution of properties for self-management

Includes completed projects, projects in production and non-production-started projects

Properties for self-management,

distributed by project status

1% [o

797,750
square meters

88%

Not production-started
In production
Completed

Properties for own management,
distributed by category

6% T
6

797,750
square meters

90%

Rental accommodation
Community service
properties

Hotels

Offices

Properties for self-management,

geographical distribution

14%

8%
797,750

square meters
12%

66%

Greater Stockholm
Greater Goteborg
Oresund region
Other Sweden
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Value and valuation of properties for self-management

Value added

Valuation Continual valuation of properties
eif prepeEisy for self-management

for self-
management

Zoning plan in force
as well as conditions for
estimating fair value

Unreported
increase in value

Time

The value of the property gradually increases during the zoning plan process, but reporting of the change in
value only takes place when there are conditions for estimating the property's fair value, normally when the
zoning plan has come into force.
We create value continuously throughout the process: for being able to estimate investments with sufficient
from land acquisition, through zoning plan work up to security. In some cases, properties are valued at fair
the completion of a rental-generating building. Value value based on the agreed price in signed sales agree-
creation before a zoning plan has come into force is not ments.
reported.

Before any of these conditions for valuing the land at
For projects that are intended for long-termm manage- fair value are met, the land is only valued at acquisi-
ment, a valuation is made when a zoning plan comes tion value as the uncertainty factor is so great that
into force and other conditions for reliably estimating no change in value is reported. A valuation takes place
fair value. This usually occurs in connection with the every quarter.

conclusion of a turnkey contract, as this is a prerequisite
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The value of the property increases as our work to
achieve a zoning plan coming into force progresses. The
value increases further when an agreement with the
contractor is signed and the cost of the construction is
determined. In addition to this, factors such as inflation
and return requirements have an impact on the value of
the property.

The value of the building rights portfolio thus increases
gradually, but reporting of changes in value only takes
place when reliable estimates of fair value can be made.
For more information, see below under method and
process for valuing properties for self-management. In
projects for sale, building rights are valued at acquisi-
tion value and the value development is only reported
upon sales.

Method - valuation of properties for self-management
Managed properties and production-started properties
are reported at fair value in accordance with the ac-
counting standard IAS 40. Before a zoning plan comes
into force, it is difficult to reliably estimate fair value,
which means that properties without a zoning plan are
reported at acquisition value, which includes directly at-
tributable expenses. unless there are sales agreements
or other reliable indications of other value.

Determination of fair value
Fair value is determined with a combined application of
the return-based method and the local price method.

The return-based method valuation consists of an
estimate of the property's future cash flows. The val-
uation is based on an assessment of the present value
of the property's future net operating income during
the calculation period and the present value of the
property's residual value at the end of the calculation
period. The calculation period varies between 10 and 15
years and the residual value has been assessed through
a perpetual capitalization of an estimated market net
operating income the year after the end of the calcu-
lation period. The perpetual capitalization takes place
with a yield requirement that has been derived from the
current transaction market for comparable properties,
both direct and indirect (properties sold in companies)
transactions have been taken into account. Cash flow
for operating, maintenance and administration costs is
based on market-based and normalized payments for
operation, maintenance and property administration,
whereby corrections are made for deviations. Invest-
ments are calculated on the basis of the investment
need that is deemed to exist. Classification takes place
in level 3in accordance with IFRS 13.

Production of properties takes place by signing a turn-
key contract with an external contractor. For properties
in construction, costs for the turnkey contract, other
production costs and a mark-up for production risk

(risks and uncertainties such as time aspects, degree of
completion and local market risks) are included as re-
maining investments in the cash flow analysis on which
the return-based method is based.

The fair value of investment properties can include
building rights and then the return-based method

is combined with the local price method. In the local
price method, the valuer bases the value on the prices
in similar markets and transactions, as well as on how
the market views the object in question. For costs that
arise, a simplified exploitation calculation is also made.

Process - valuation of properties for self-management
All properties are valued through internal valuation

at the end of each quarterly report. At least once a
year, an external valuation takes place to validate the
internal valuations for all properties that are not valued
at acquisition cost or at fair value, based on a signed
sales agreement. The external valuation was SEK 68

m higher, 14.5%, than the internal valuation as on 31
December 2020 and the external valuation for invest-
ment properties owned via JVs was SEK 45 m higher,
2.4%, than the internal valuation. External valuations
can be done more than once a year for projects that are
in the early stages of the development process when
uncertainty can be greater. To ensure a professionally
performed valuation, the valuations are carried out in
accordance with the International Valuation Standards
(IVS) issued by the International Valuation Standards
Council (IVSC).

Internal and external valuation respectively

Investment
properties owned Investment
via JVs properties
2020 2019 2020 2019
External valuation,
SEKm 1,780 808 468 654
External valuation of
total value, % 93% 100% 32% 100%
External valuation
higher than internal,
SEKm +45 +/-0 +68 +11

The reason why the share of the value of investment
properties confirmed by external valuation has fallen to
32% (100%) is that a larger share of the property value
at the end of 2020 is valued at acquisition cost or based
on signed sales agreements compared with the previ-
ous year.

Property portfolio properties for self~-management
Magnolia Bostad has 31 projects for self-management
around Sweden. The majority of the projects are in pro-
duction or non-production-started. As of 31 December
2020, Magnolia Bostad had two completed properties
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with a carrying amount of SEK 229 m. All produc-
tion-started properties are owned via JVs. The value
of properties in production amounted to SEK 1,393 m,
of which Magnolia Bostad's share amounted to SEK
697 m. The value of non-production-started properties
amounted to SEK 1,863 m, of which Magnolia Bostad's
current share amounts to SEK 1,489 m.

Some projects that are currently being developed for
self-management under our own auspices may in future
instead be sold to JVs that we have formed with finan-
cially strong partners. By developing the project within
the framework of such a JV, we secure the financing
and enable an earlier project start.

Investments and acquisitions

After deductions for acquisitions from Magnolia Bostad
of SEK 186 m made by JVs, investments and acquisi-
tions during the year amounted to SEK 1,612 m (726).
The majority of the investments have been made in JVs
together with JV partners.

Divestments

During the year, the Bjérnbdret project in Kalmar was
sold to a company started by Arctic Securities, the
Séderbymalm project in Haninge was sold to Heimsta-
den Bostad and the Norrsken project in Ostersund and
Hasseludden in Nacka were sold to Samhallsbyggnads-
bolaget i Norden (SBB). Realized value growth since
the start of production for sold investment properties
amounted to SEK 181 m (234).

Estimated value at completion of investment properties
in production

The property value for completed properties amounted
to a total of SEK 229 m as of 31 December 2020. On
completion of properties in production as of 31 Decem-
ber 2020, the total property value is estimated to have
risen to SEK 3,856 m and have a rental value of SEK
187 m. All properties in production are owned via JVs.
Magnolia Bostad's share of the estimated underlying
values on completion amounted to SEK 1,928 m in prop-
erty value and SEK 93 m in rental value.

The estimated remaining investments as of 31 De-
cember 2020 for properties in production amounted

to SEK 2,006 m, where all investments will be made

by the respective JVs. The total includes property and
properties in production of 93,400 m?, of which 84,100
m?is owned via JVs. In addition, there are 704,350 m2in
non-production-started properties, of which 194,100 m?
is owned in JVs.
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Changes in value for self-management properties

SEKm 2020 2019
Fair value at start of the period 654 296
Reclassifications 543 170
Investments and acquisitions 817 278
Changes in value 360 348
Sales -891 -438
Fair value at end of the period 1,483 654

Property value, properties for self-management owned by JV

SEKm 2020 2019
Fair value at start of the period 708 -
Reclassifications -12 -
Investments and acquisitions 980 448
Changesin value 335 261
Fair value at end of the period 1,911 708

Input valuation at fair value 31 December 2020:
Discount rate, range: 5.65-7.70%
Directyield, range: 3.75-5.70%

Investments and acquisitions, production-started properties
-including investment properties owned in JVs, SEKm

1,600
1,200
800
400
(o]
2018 2019 2020 2021 2022 2023
Actual outcome Estimated investment,

properties in production

Magnolia Bostad Magnolia Bostad's JV partner's
share of JV share of JV

The diagrams above are based on current ownership,
the intention is to secure financing by starting JV
collaborations for further projects. JVs will raise
external debt to finance their investments and acqui-
sitions.



Changes in value, properties for self-management

SEK'm
4,000
527 -93
52% -704
3,000 hang > {
invalue 258 L
957 2,440
2,000
543 -56
1,008
1,000
o)
31/12/2019 Reclassifications Reclassification Aquisitions Investments Changes Sold to JV Sales 31/12/2020
to investment from investment in value
property property
Magnolia Bostad Magnolia Bostad's share of JV
Changes in value Changes in value, own 2020 2019
Demand for property, especially rental accommoda- investment properties jan-dec jan-dec
tion, remained strong in 2020, with falling direct yields Changes in net operating income 4 0
and rising prices as a result. For newly produced rental
. . . . Changes in project costs -8 -4
accommodation, the direct yields were pushed during
the year to levels between 3.75 and 4.0%. Direct yields Project development 332 359
below 4% were also noted for residential care homes L .
- X LT . Changes in direct yield 1 13
with long leases in modern facilities in large cities and
regions with an aging population. This, together with Sales 32 -
project gains, means that Magnolia Bostad reports a Sales to JV _75 20
change in value of SEK 336 m for the year, correspond-
Total 336 348

ing to an increase of 51% compared with the value

at the start of the period. Reported changes in value

in JVs amounted to SEK 335 m, corresponding to an
increase of 47% compared with the value at the start of
the period.

The difference of SEK 24 m between the total in the
table Changes in value, properties for self-management
and the item Changes in value in the table Changes in
value, properties for self-management on page 30 is
partly due to earnings effects arising during the year
from properties sold to JVs in previous years.

The largest part of the changes in value comes from
development gains in Magnolia Bostad's produc-
tion-started projects, which amount to SEK 332 m
(359). Development gains arise through the work
Magnolia Bostad does to achieve zoning plans com-
ing into force. During the year, the Bjérnbdret project
in Kalmar was sold to a company started by Arctic
Securities, the Séderbymalm project in Haninge was
sold to Heimstaden Bostad and the Norrsken project

in Ostersund and Hasseludden in Nacka were sold to
Samhdallsbyggnadsbolaget i Norden (SBB). Realized val-
ue growth since the start of production for sold invest-
ment properties amounts to SEK 181 m (234).

Three production-started projects, Drottninghog,
Vasjon Norrsdtra and Orminge Hus 1, have been sold to
arecently-started JV together with SBB. The projects
will continue to be developed for self-management
with SBB. During the year, costs related to soil pollution
were identified in the Gjuteriet stage 2 project. These
are reported as a negative change in value as Magnolia
Bostad will be responsible for these costs in accordance
with the sales agreement to the JV with Slatto. For the
Varby Udde project, which comprises around 1,800res-
idential units, there is a sales agreement conditional on
a zoning plan in force with a JV owned with SBB.

Magnolia Bostad 2020 31



Magnolia Bostad's projects and properties | Properties for self-management

Project list properties for self-management

Magnolia Bostad's share of the profit amounts to 92% unless otherwise stated.

Properties for self-management, completed

No. of Property

Areaq, apart- Rentable value Occupancy Property Annualrental
Project Municipality Category ments space (m?) (SEKm) rate (%) valuepersq.m value (SEKm)
Orminge Centrum® g;:‘k'gge' o - 6,000 109 98 18,167 8
Adjutanten C?S't‘)’y'"”mdet' csP 68 3,300 120 99 36,364 6
Total 68 9,300 229 14
" Magnolia Bostad's share of the profit amounts to 90%.
Properties for self-management, under production

Est. number Est. rentable space Est.

Project Area, municipality Category of ap. at completion (m?) completion JV-partner

Strandblick® Centrala Ostersund RU 212 9,200 2021 Slatto

Gjuteriet, etapp 20 Norra Munktellstaden, RU 15 5,850 2021 Slatts
Eskilstuna

Kronandalen® Kronandalen, Luled RU 17 5,100 2022 Slattd

Sportflygaren® Sédra Ladugérdsangen, RU 180 8,350 2022 Slatts
Orebro

Brogardstaden® Bro, Upplands-Bro RU 645 30,000 2022-2025 Heimstaden

Bostad

Drottninghog® Drottninghég, Helsingborg CSP 129 6,200 2023 SBB

Vé&sjon Norrsatra® Vasjon, Sollentuna RU 210 9,200 2023 SBB

Orminge Hus 1? Orminge, Nacka RU 206 10,200 2024 SBB

Total projects through JV 1,814 84,100

Total Magnolia Bostads' share 907 42,050

" Part of JV. Magnolia Bostad's share of the profit amounts to 46%.

o Office
RU Rental unit,

CSP Community service property, such as for example, care homes, schools and nurseries
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Properties for self-management, not yet production started

Estimated Est.rentable space Est. Zoning plan

Name Area, Municipality Category no.of ap. atcompletion(m?) completion status JV partner
Oresjd angar Bords, Oresj6 dngar A, CSP 350 22,800 2025 -
Kvarnsjédal? Botkyrka, Tumba A, CSP 2,000 130,000 - -
Mesta Eskilstuna, Mesta CSP 54 3,950 2022 -
Fixfabriken Goteborg, Majorna A 120 7,000 2024 -
Frihamnen? Goteborg, Lundbyvassen A 150 7,500 2027 -
Vé&sterhaninge Haninge, Vdsterhaninge A 500 30,000 2028 -
Varby Udde® Huddinge, Varby A, VSP, H 1,800 115,000  2025-2034 SBB
Csterhagen Huddinge, Lanna CSP 80 5,300 2023 -
Bunkeflostrand? Malmég, Limhamn A 750 39,000 2029 -
Lommarstranden1?  Norrtdlje, Lommarstranden A 200 11,200 2024 -
Lommarstranden 2®?  Norrtdlje, Lommarstranden A 120 6,000 - -
Norrbacka? Sigtuna, Norrbacka A, CSP 310 16,000 - -
Sédra /&rby1 Strangnds, Laggesta A 1,325 62,600 2024-2029 -
Slandan, etapp 32 Sédertdlje, Centralt A 250 12,700 2024 -
Grimsta 5:2 (Infra)?  Upplands Vasby, Infra A, CSP, H 890 41,200 2025-2026 -
Total projects under own self-management 8,899 510,250
Barkarbystaden® Jarfalla, Barkarby A 395 17,800 2024 Slatto
Hede” Kungsbacka, Hede A 900 43,000 2028-2030 Heimstaden
Jarven?® Norrképing, Centralt A 250 12,000 - SBB
Ornas? Upplands-Bro, Kungsdngen A, CSP 145 6,500 2025 Heimstaden
Valfisken? Vasterds, Oster A, CSP 80 4,800 2023 Slattd

Malarstrand
Nasangen® Osterdker, Akersberga A 1,770 110,000 2025-2035 Heimstaden
Total projects through JV 3,540 194,100
Total 12,439 704,350
Total Magnolia Bostad's current share 10,669 607,300

" Part of JV. Magnolia Bostad's share of the profit amounts to 46%.

2 Magnolia Bostad's share of the profit amounts to 90 %.
» A conditional sales agreement is signed with a JV, which is owned with SBB.

A Apartment (will be RU and/or TO),
CSP Community service property, such as for example, care homes, schools and nurseries

H Hotel

Zoning plan process
The timeline below shows the estimated average time spent in the various stages of the planning process.

Early stages

Plan Assignments

—
0-36 months

Internal process Magnolia Bostad

The above process can be affected by a number of factors and thus
delayed due to, for example, political change or changed conditions in

(internal process)

Municipal process

—
18-24 months

Review

Adoption
of Zoning plan

2-4 months

Zoning plan comes into force
Adoption of zoning plan
Review

Plan Assignment

Early stages

Option
to appeal
Zoning plan
comes into force
3 weeks

the development area. An appeal against an adopted plan can delay
the process by up to 18 months.
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Projects for sale

Projects developed for sale are sold at an early stage before
construction has started, which reduces the need for financing.
Buyers are financially strong institutions or property companies.

Production starts in the building rights portfolio for sale  The information about each project in the tables is

take place when the zoning plan has come into force based on the company's current assessment of the pro-
and the turnkey contract and a binding sales agreement  ject as a whole. Due to uncertainties such as zoning plan
have been signed. Larger projects are usually started in processes, government decisions or undecided dates
several stages of 200-300 residential per stage. for the occupancy of project properties, these assess-

ments, and thus the final outcome of each project, may
Magnolia Bostad's aims to achieve a margin of at least change over time.

10% for all projects developed for sale.

Projects not yet production started
The information refers to all residential units in each project, including projects being developed in JVs. Magnolia
Bostad's share of earnings amounts to 92% unless otherwise stated.

Estimated
number of Estimated
Cate- building GFA/MUA/UFA Zoning plan

Name Municipality Area gory rights (m?) status Planned buyer
Akermynton Borés Bergsdater A 430 18,900 Heimstaden agreement
Fixfabriken Goteborg Majorna A 250 12,300
Frihamnen H® Goteborg Lundbyvassen H 300 11,000
Mejeriet? Helsingborg Filborna A 540 30,000 Heimstaden agreement
Torgkvarteren? Hébo Centrala Bélsta A 325 21,500 Heimstaden agreement
Angloket” Knivsta Centrala Knivsta A 415 17150 Heimstaden agreement
Hede® Kungsbacka Hede A 700 33,000
Bunkeflostrand? Malmé Limhamn A 330 21,500
Orminge Hus 2 Nacka Orminge Centrum CSP 75 5130
Nykvarn® Nykvarn Centrala Nykvarn A 285 13,000
Sédra Haggviks Gardar® Sollentuna  Stinsen, Haggvik A, CSP 1,500 94,000 Alecta, part of project
Bredéngshéjden? Stockholm  Bredéng A 700 35,000 :'gi:“j:‘;f;’;ggreeme”t'
»&rstaberg 2 Stockholm  Arsta A 120 6,500
Erstavik® Stockholm  Erstavik CSP 72 5180
/&rstoberg‘l Stockholm  Liljeholmen A 100 5,500 Heimstaden agreement
Oktaven Stockholm  Skarholmen A 110 5,830
Skarpnécksgdrd 1:1 Stockholm  Skarpnéck A 90 4,200 Heimstaden agreement
Sédra Arby? Strangnéds  Ldggesta A 485 49,000
Kajkvarteren? Sundsvall Norra Kajen A 480 24,540 Heimstaden agreement
Finnkajen® Sundsvall Stenstaden H 270 10,500
Ornés, smahus® léfoplcmds- Bro A 255 27,000
Brogdrdstaden, smdhus® gfoplonds— Kungsangen A 140 16,000
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Estimated

number of Estimated
Cate- building GFA/MUA/UFA Zoning plan

Name Municipality Area gory rights (m?) status Planned buyer
Senapsfabriken? Uppsala Centrala Uppsala A 700 29,000

Edvinshem 3 Ystad Edvinshem A 210 9,500 Heimstaden agreement
Lotsen Ystad Edvinshem A 470 22,400 Heimstaden agreement
Lotsen férskola Ystad Edvinshem CsSP - -

Nasangen, sm&hus® Osterdker ;&kersberga A 230 26,000

Solfjadern Orebro Tamarinden, Orebro A 180 7900

Natverket? Osteraker Akersberga A 335 9,600 Heimstaden agreement
Hagby Park? Osteraker Akersberga A 195 10,300 Heimstaden agreement
Total estimated number of apartments for sale 10,292 581,430

Zoning plan comes into force
Adoption of zoning plan
Review

Plan Assignment

Early stages

1

Magnolia Bostad owns 45% of the JV. Magnolia Bostad's share of the
development profit amounts to 90%.

Magnolia Bostad's share of the profit amounts to 90%.

Part of JV. Magnolia Bostad's share of the profit amounts to 46%.
Magnolia Bostad's share of the result amounts to 76%.

Part of JV. Magnolia Bostad's share of the profit amounts to 23%.

2
3

4
5;

A Apartments (will be RU and/or TO)
CSP Community service property, such as for example, care homes, schools and nurseries
H Hotel

Projects in production
Magnolia Bostad's share of earnings amounts to 90% unless otherwise stated.

GFA/ Pro-
Cate- Unsold MUA/ Con- duction
Project Area, Municipality gory Sold ap. ap.® UFA (m?) Buyer tractor start
Senapsfabriken, etapp 2 norra® Centrala Uppsala HR 325 13100 Slatts NCC 2017
Senapsfabriken, etapp 2 sédra® Centrala Uppsala HR 325 13,900 Eice);rposjoden NCC 2017
Fyren, etapp 1 Nyndshamn RU 220 10,500 Viva Bostad Consto 2017
Fyren, etapp 2 Nyndshamn RU 236 11,600 fifflemes' Consto 2017
Hyllie Garde? Hyllie, Malmé RU 427 21,000 Slatts EDBygg 2017
Hotell Brunnshég® Brunnshdg, Lund H 251 8,900 Alecta Serneke 2017
Hotell Resecentrum?® Centrala Halmstad H 244 9,500 Alecta Serneke 2017
Fasanen Arlév, Burlsy RU 275 12,675 Heimstaden Serneke 2018
Bostad

Brogdrdstaden? 1:1 Bro, Upplands-Bro RU 320 15,500 Slatto Consto 2018
Brogdrdstaden? 1:2 Bro, Upplands-Bro RU 338 15,500 Slatto Consto 2018
Ophelias Brygga Oceanhamnen, Helsingborg TO 46 78 7,500 Brf Serneke 2018
N&@mndemansgatan Centrala Motala cspP 54 4,400 M&G g’f;gh""s 2018
Nyponrosen 5% Rosengdrden, Helsingborg CSP/RU 125 8,360 :ziit:c)er:n Veidekke 2018
Piccolo? Centrala Halmstad TO 25 1 1,860 Brf Serneke 2018
Kvarteret Alen Norrtdlje Hamn, Norrtalje  CSP/RU 167 9,500 Heba Credentia 2019
Ferdinand? Spéanga, Stockholm CSP/RU 221 15,400 Heimstaden Consto 2019

Bostad

Heimstaden

Bostad Derome 2019

Forestallningen 12 Bjérkalund, Norrképing RU 16 5,100

Heimstaden

Edvinshem? Edvinshem, Ystad RU 225 13,730
Bostad

Derome 2019
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GFA/ Pro-
Cate- Unsold MUA/ Con- duction
Project Area, Municipality gory Sold ap. ap.® UFA (m?) Buyer tractor start
Slipsen Sédra Rébylund, Lund RU 783 34,000 Heimstaden Serneke 2019
Bostad
Taljoviken Taljoviken, Akersbergo CSP 60 4,650 Heba Consto 2020
Kajkvarteren, etapp 12 Norra kajen, Sundsvall RU 360 14,500 I;s;r?as;oden Serneke 2020
Tullholmsviken 72 Tullholmsviken, Karlstad RU 217 9,450 Trenum Consto 2020
Tullholmsviken 42 Tullholmsviken, Karlstad RU 222 9,830 Trenum Consto 2020
Tullholmsviken 32 Tullholmsviken, Karlstad RU 458 20,885 Trenum Consto 2020
. Heimstaden Mecon
2
Brygghuset Ursvik, Sundbyberg RU 380 20,070 Bostad Bygg AB 2020
Véstra Erikslid? Véstra Erikslid, Skellefted  RU 300 13,500 gi;?;;“de” Derome 2020
Gyllehemmet? Centrala Borlange CsP 101 7,700 SBB Peab 2020
Partille Port? Partille RU 231 12,400 Heimstaden Torn- 2020
Bostad staden
Nya Hovés? Nya Hovés, Géteborg RU 180 8,300 E‘ggjjqde” Consto 2020
Ursvik 112 Ursvik, Sundbyberg RU 200 10,000 CBREGlobal = Mecon 4,
Investors Bygg AB
Total 7,432 79 363,310
Sold projects previously developed for self-management
Hasseludden? Hasseludden, Nacka CSP 60 4,000 SBB Veidekke 2020
Norrsken? Centrala Ostersund CSP 80 5,800 SBB NCC 2019
Séderbymalm? Handen, Haninge RU 345 15,000 Heimstaden Consto 2020
Bostad
Total 485 24,800
Total number of residencies in production - sold or for sale 7,996 388,110

» Magnolia Bostad's share of the profit amounts to 76.3%.

2 Magnolia Bostad's share of the profit amounts to 92%.
% Magnolia Bostad's share of the profit amounts to 76%.

% Part of JV. Magnolia Bostad's share of the profit amounts to 46%.

9 From Q2 2020, Magnolia Bostad has applied changed principles for the consolidation of tenant-owner associations.

RU Rental unit
TO Tenant-Owned apartment

CSP Community service property, such as for example, care homes, schools and nurseries

H Hotel
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Financing

Magnolia Bostad's main focus with financing is to provide the

business with capital on favourable terms regarding price, interest

rate risk and structure. The chosen capital structure is important

for the shareholders' expected return and exposure to risk.

Financing in the business model

Management of
own property

Cash flow from long-
term management

Project-related property
loans, secured

property loans

°° l Cash flow from
final settled
properties

Forward

funding Business opportunity

MAGNOLIA @ =%

Operating cash flow,
. bonds, deposit,
°/ seller financing, Acquisition/
/ project-related loans e eion

Decision
onsale

Zoning planin fo

If- - -+ .
and turnkey contract SIS seller financing
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ment project-related loans
.
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Financing activities are carried out in accordance with
the rules and guidelines established by the Board annu-
ally. The company's overall policy is to ensure short- and
long-term capital supply, achieve a long-term, stable
capital structure with an even maturity structure and
the least possible risk exposure.

Magnolia Bostad develops properties for long-term
self-management or for sale. Development for
self-management entails the need for financing of
contracts and construction as well as long-term financ-
ing in the form of property loans when the property

is completed. Projects for sale usually have a shorter
capital requirement cycle as forward funding is normal-
ly received at the time of sale.

When a new project idea has been identified or land has
been acquired, work begins on developing concepts and
producing zoning plans and building permits. Financing
is already needed during the initial development phase,
where capital is required for land acquisition and
value-added work.

The need for financing varies from project to project,
depending on how long the development work takes
and the type of acquisition in question. If Magnolia
Bostad buys a property that does not have a zoning
plan, planning work and property conversion can take
several years. Properties that are acquired with a
zoning plan in force can often start production quickly,
sometimes in direct connection with the acquisition.

Bonds are used to finance the processing of building
rights, for other parts of the ongoing work of devel-
oping the projects and to finance the liquidity reserve.
Some land acquisitions are also initially financed with
liquidity from bonds, thereby reducing the liquidity

Securing of credit Supply of capital 31/12/20

1%

29% 28%

71%
33%

Unsecured credit Interest-bearing debt
Equity
Other debt

@ Deferred tax

Secured credit
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reserve. Land acquisitions can, to some extent, also

be financed with seller financing. Acquired properties
can usually be financed with various project-related
liabilities. For completed investment properties and
rental-generating project properties, secured proper-
ty loans are used as much as possible as the average
interest rate for this type of financing is lower than for
other financing.

The Group's financing as on 31 December 2020
The majority of the interest-bearing liabilities consist of
bonds with a carrying amount of SEK 1,215 million.

Magnolia Bostad has three outstanding unsecured
bonds totaling a nominal SEK 1,233 m, maturing in 2021
and 2022, respectively, and a green bond maturing in
2024. The bond maturing in 2021 has a nominal amount
of SEK 253 million under a framework of SEK 1 billion
and a floating coupon of Stibor 3m + 7.25% (without

a Stibor floor). The bond maturing in 2022 is an unse-
cured bond of a nominal SEK 430 m that has a floating
coupon of Stibor 3m + 8.5% (without a Stibor floor).
The green bond was issued in 2020 and has a nominal
amount of SEK 550 million under a framework of SEK
700 m and a floating coupon of Stibor 3m + 7.50%
(with a Stibor floor). Part of the bond's liquidity was
used to repurchase bonds maturing in 2021 at a nominal
amount of SEK 347 m

The funds from the green bond will be used to develop
sustainable, environmentally certified projects. The
funds may, among other things, be used to finance
the part of the cost in JVs that is covered by Magnolia
Bostad in cases where Magnolia Bostad owns at least
50% of the JV.

Maturity structure (SEK m) and average interest rate (%)

SEK'm %
750 9
500 6
38%
250 3
0
2021 2022 2023 2024 Ej tids-
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Financing KPIs, 31 December 2020 2020 2019
Equity, SEK m 1,733 1,141
Cash and cash equivalents, SEK m 277 L4
Interest-bearing liabilities, SEK m 2,021 2,491
Unutilized credit, SEK m 490 788
Cash flow, operating activities, SEK m 405 -18
Cash flow investment activities, SEKm -168 -267
Cash flow financing activities, SEK m -401 324
Equity/assets ratio, % 32.7 281
Return on equity, % 49.4 13.2
Net financial items, SEK m -181 -172
Interest coverage ratio, times 4.1 1.4
Average interest rate, % 71 7.0
Average fixed tied-up capital period (excluding deposits and utilized overdraft facility), number of years 2.0 1.6

Project-related liabilities amounted to SEK 437 m and
secured property loans SEK 156 m. The remaining inter-
est-bearing liabilities consist of a deposit of SEK91m
and seller financing of SEK 121 m.

Magnolia Bostad also has various short-term revolv-
ing credit facilities (RCF) amounting to SEK 1,050 m,
of which SEK 490 m was unutilized as of 31 December
2020. Of SEK 490 m in unutilized credit facilities, SEK
50 m consists of unutilized overdraft facilities.

At the end of the period, Magnolia Bostad's average
interest rate was 7.1%, compared with 7.0% as of 31
December 2019. The bonds with an average interest
rate of 8.5% and interest-bearing deposits with an in-
terest rate of 8.0% raises the average interest rate. The
secured property loans and the seller financing have

a lower interest rate of 2.2% and 2.0%, respectively.
Project-related liabilities have an average interest rate

Form of borrowing (SEK m) and average interest rate (%)
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of 5.7%. The interest coverage ratio for 2020 was 4.1
times, compared with 1.4 times for the full year 2019.

Tied-up capital, excluding deposits, amounted to 2.0
years as of 31 December 2020, compared with 1.6 years
as of 31 December 2019. Of the Group's liabilities,

29% is secured by a property mortgage, share pledg-
es or other security. Unsecured loans mostly consist

of bonds. By working long-term with banks and other
lenders, refinancing work for larger loans begins no
later than nine months before maturity.

Financial target
The equity/assets ratio must be at least 30%

Magnolia Bostad's finance policy stipulates that the
equity/assets ratio must be at least 30%. The equity/

assets ratio as of 31 December 2020 was 32.7%, which
isin line with the financial target and the finance policy.

Equity/assets ratio and return on equity, %
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Financing of projects for sale

Magnolia Bostad's investment in the projects normally
increases the closer the project is to acquiring the land
and thereby paying the purchase price.

Most of Magnolia Bostad's bank financing is linked to
individual projects where debt is repaid in connection
with Magnolia Bostad's exit. In connection with the
handover, Magnolia Bostad receives forward funding
for the projects. This means that the buyer pays for
investments made up to the handover and usually part
of the project's profit.

After the handover, financing responsibility for the
project passes to the buyer. For the period after the
handover, Magnolia Bostad has a project management
agreement with the buyer, which runs until the property

is completed. The project management agreement is
invoiced and revenue is reported on an ongoing basis
during the contract period. Upon completion of the
property, Magnolia Bostad receives the bulk of the
proceeds.

Sales and revenue recognition take place when binding
purchase agreements and zoning plans are in force and
contracts for turnkey contracts have been signed. The
time for Magnolia Bostad's handover is often when ob-
taining a building permit or when the division of a prop-
erty is approved. The time between revenue recognition
and legal handover can therefore vary from project

to project. Handover usually occurs two to six months
after the contract date, but it can take up to one year
after the contract date.

Schematic picture of cash flow and profits in Magnolia Bostad's projects being developed for sale.
The picture is not intended to give any indication of the profitability of a project.

Completion of property and
receipt of final consideration

SEK
A Revenue recognition
Project management agreement
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Land acquisition
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Cash flow Earnings
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Of debt falling due in 2021, SEK 262 m is in project-re-
lated loans where Magnolia Bostad receives forward
funding or final payment in connection with the maturi-
ty of the debt, which can be used to settle the debt.

Forward funding means that projects developed for
sale can be run with a small capital requirement. How-
ever, during a growth phase with an expanding building
rights portfolio as well as acquisitions and access to
properties early in the zoning plan process the need for
capital is greater.

Magnolia Bostad has receivables from buyers of pro-
jects of SEK 1,627 m (812). Counterparties for project
sales must be well established and chosen with great
care. The credit risk among receivables for property
sales is judged to be limited as the risk that the coun-
terparties would not be able to fulfil their obligations is
judged to be low

Of the Group's Other long-term receivables and Other
receivables totalling SEK 1,801 m (977), which include
receivables for property sales, of SEK 1,164 m (353),
are receivables from counterparties with investment
grades in credit ratings by an independent credit rating
agency. Counterparties for other receivables do not
have credit ratings from independent credit rating
agencies, and the majority are concentrated on a few
counterparties such as Slattd, Trenum and Heba. In
total, receivables from these three parties amounted to
SEK 406 m (336).

After deductions for cash and cash equivalents of SEK
277 m (441), interest-bearing net liabilities amounted
to SEK 1,744 m (2,050). Interest-bearing net liabilities
after deductions for receivables from the buyer of
SEK 1,627 m (812) amount to SEK 117 m (1,238), which
corresponds to a fall of SEK 1,721 m during the year.
Interest-bearing net liabilities after deductions for
receivables from buyers in relation to total assets have
fallen to 2.2% (30.4%).

Liquidity obtained from final settlements is reinvested
in projects, either projects for sale or projects for devel-
opment for self-management.

Net debt, SEK m and as a percentage of total assets
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Financing of projects for self-management

Liquidity from final settlements in the sales operation is
reinvested in the development of projects for self-man-
agement. To enable more project starts and advan-
tageous financing, the projects for self-management
are sold to JVs that we form together with financially
strong partners. Through this type of collaboration,

the JV's financing can be arranged on more favourable
terms and reduce the need for capital from Magnolia
Bostad.

Upon the sale to the JVs, Magnolia Bostad usually also

receives, in addition to reimbursed costs incurred, a sur-
plus because the development project has been refined
and requires a higher value.

The development within the JV is financed partly
through shareholder contributions and shareholder
loans from the JV company's shareholders, and partly
through building credits from major banks. The surplus
from the value development realized on the sale from
Magnolia Bostad to the JV is used to finance Magnolia
Bostad's shareholder contributions and lending to the
JV.

Magnolia Bostad develops and manages attractive
residential and community service properties. As part
of the business model, certain investment properties
may be sold and the growth in value as a result of the
development is realized. Realizing growth in value gen-
erates cash flows that can be invested in other projects
to create additional growth in value.

When the properties are completed, they are managed
either within the JV, or the JV partners buy out their re-
spective shares, normally 50% worth. Magnolia Bostad
uses property loans to finance its completed invest-
ment properties.

Investment properties

Completed investment properties

Magnolia Bostad has two completed properties for
self-management with a reported value of SEK 229 m.
Reported changes in value during the year amounted to
SEK10 m.

The properties are financed with secured property
loans and loans with pledged shares totaling SEK 141 m
with an average interest rate of 2.91%. The loans have
avariable interest rate and have an average tied-up
capital of 1.95 years.

Production-started investment properties

During the year, four projects started production,
whereof three projects with a value of SEK 254 m were
also acquired during the year. The remaining project
was previously owned, and was reclassified to produc-
tion-started investment properties.

During the year, investments of SEK 25 m were made,
mainly in the Bjérnbdret project in Kalmar, which was
mainly financed with building credits. Reported changes
in value during the year amounted to SEK 79 m. During
the year, the Bjérnbdret project in Kalmar was sold to a
company started by Arctic Securities, the Séderby-
malm project in Haninge was sold to Heimstaden

Schematic picture of cash flow and profit in Magnolia Bostad's projects being developed in a joint venture for long-term self-management.
The picture is not intended to give any indication of the profitability of a project.
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Bostad and the Norrsken project in Ostersund was sold
to Samhdllsbyggnadsbolaget i Norden (SBB). Realized
growth in value since the start of production was SEK
118 m for Séderbymalm, SEK 95 m for Bjérnbdret and
SEK'5 m for Norrsken.

In addition, three production-started projects, Drot-
tninghdg, Vasjon Norrsatra and Orminge Hus 1, have
been sold to a recently-started JV together with SBB.
The projects will continue to be developed for self-man-
agement with SBB. At the end of the year, there were
no wholly-owned production-started investment prop-
erties, which means that there is no need for Magnolia
Bostad to independently finance investments in pro-
duction-started investment properties.

Non-production-started investment properties
Magnolia Bostad has 15 non-production-started
projects for self~-management with a carrying amount
of SEK 1,254 m. Reported changes in value during the
year amounted to SEK 271 m. During the year, the
Hasseludden project in Nacka was sold to SBB and a
sales agreement conditional on a zoning plan in force
was signed with a recently-started JV with SBB on the
sale of the Varby Udde project. The project will contin-
ve to be developed for self-management with SBB. By
carrying out the future production of Vérby Udde in a
JV with SBB, Magnolia Bostad's future capital require-
ments for the development of the approximately 1,800
estimated building rights in the project will be signifi-
cantly reduced.

External project-related financing is SEK 65 m with an
average interest rate of 7.79%. The loans have a vari-
able interest rate and have an average tied-up capital
period of 3.04 years.

Investment properties in JVs and JVs' financing

An efficient and advantageous capital structure in the
JVs is always aimed for. Magnolia Bostad and its JV
partners usually own equal parts of the JV and thus
initially contribute the same amount of equity to the JV
and have an equal right to the value development from
their ownership in it. The JV partner usually contributes
a larger part of the shareholder loans to the JV. The
shareholder loans are usually subordinated to other
debt in the JV and run with individual interest.

The JVs acquire the projects from Magnolia Bostad,
which means that Magnolia Bostad can often use
proceeds from the sale to the JVs or invoicing to cover
part of the financing commitment for the JV. Building
credits are also used to finance large parts of the pro-
duction in the JVs.

Capital supply in development
of joint ventures

5%

49%

26%

Shareholder loan JV partner
Equity
Bank financing

@ Deferred tax liability
Shareholder loan Magnolia Bostad
Other debts

Production-started investment properties in JVs
JVs have eight production-started projects for self-
management with a reported value of SEK 1,393 m.

During the year, three projects were acquired for a total
of SEK 186 m, of which all projects were acquired from
Magnolia Bostad. Investments during the year amount-
ed to SEK 442 m. Reported changes in value during the
year amounted to SEK 169 m.

Financing will be done with secured building credits
totalling SEK 181 m with an average interest rate of
2.76%. The loans have a variable interest rate and have
an average tied up capital of 2.08 years. In total, there
are unutilized building credits totaling SEK 885 m to fi-
nance the development of production-started projects.
In addition, JVs are financed with shareholder contribu-
tions and shareholder loans from JV partners.

Non-production-started investment properties in JVs
There are six non-production-started projects for
self-management in JVs, with a reported value of SEK
519 m. During the year, five projects were acquired and
reported changes in value during the year amounted to
SEK 166 m.
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Four questions to Fredrik Westin, CFO

How do you intend to finance the construction of J
properties for self-management?

- By collaborating in JVs where the financially strong
partner accounts for a larger part of the capital invest-
ment and Magnolia Bostad drives the development of
the project. The combination of financial strength and
strong expertise in project development means that the
JV receives good financing terms from the banks. When
we develop projects under our own auspices for our
self-management, financing takes place through equity
and building credits.

How do you view green financing?

- Green financing is currently a natural part of our
financing. When we issued our first green bond in the
autumn of 2020, we found that the focus we have had
for along time on ESG (environment, social factors and
governance) made it very easy to get a green rating.

- With this in mind, we can state that it was not a one-
off event to use a green framework, especially as sus-
tainability issues are central to us. Our goal is to issue
more green bonds and also take out green bank loans in
the future.

Which part of your business is most financially
demanding?

— Given how our business currently looks, it is project-
related financing together with bonds that accounts
for the majority of the loans. We use most of this
funding to drive our project development operations
forward by acquiring new project areas and making
the necessary investments in these until the project is
sold. When we then handover and receive payment, the
money goes back into the process of generating new
business. Alternatively, we can choose to develop our
own book and then the invested capital forms the basis
for future building credits and then final financing.

Which forms of financing are best suited for Magnolia

Bostad? we have developed good relationships with banks and
- To answer that question, we need to take a closer look other financial players. Our largest source of financing
at which parts of our business require financing, and today is three listed bonds, followed by project financ-
this includes everything from financing the acquisition ing and secured mortgage loans. Given our goal of
of land in the early stages to financing at Group level. expanding our portfolio of properties for self-manage-
ment, we will initially see in the coming years that pro-
— To be able to run the business in an optimal way, we ject-related financing increases in relation to the total.
need a toolbox where different forms of financing are As properties are completed, secured property loans
available. We have one today, thanks to that over time will make up an increasing share of the financing.
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Project events in 2020

Acquisitions
During the year, Magnolia Bostad acquired 21 projects
of just over 8,230 building rights around the country.

Production starts and project sales

During the year, production was started in a total of
3,599 residential units, of which 890 residential units
are being developed for self-management.

During the financial year, a total of 3,904 residential
units were sold, of which 1,124 in three projects that had
previously started production within the framework
agreement with Heimstaden. In addition, 71 apart-
ments were sold in already production-started tenant-
owned projects. During the year, Magnolia Bostad also
sold four projects developed for self-management: two
community service properties in Nacka and Ostersund
to SBB, a tenant owned apartment project in Kalmar
to a company formed by Arctic Securities and a rent-

Acquisitions 2020"

al accommodation project in Haninge to Heimstaden
Bostad.

Completed projects

In 2020, 13 projects with a total of 2,901 residential
units were completed. Of these, all rental accommoda-
tion and tenant-owned apartment projects were envi-
ronmentally certified or built according to the Swedish
Green Building Council's silver certification, the Nordic
Swan ecolabel or another equivalent standard.

Environmental certifications

In 2020, we certified four projects according to the
Swedish Green Building Council's silver certification. In
2020, a total of 16 environmental audits were carried
out, all with good results. During the year, the environ-
mental audits were largely performed digitally due to
Covid-19.

Estimated
number of

Quarter Project Municipality Category building rights
1 Véastra Erikslid Skellefted A 300
1 Barkarbystaden Jarfalla A 350
1 Akermyntan Bords A 280
2 Tullholmsviken 3 Karlstad A 458
2 Solfjadern Orebro A 180
2 Vésjon Norrsdtra Sollentuna A 210
2 Brygghuset Sundbyberg A 380
2 Ursvik I Sundbyberg A 200
2 Edvinshem 3 Ystad A 200
3 Séderbymalm Haninge A 345
3 Ornas Upplands-Bro A 145
3 Ornas - smahus Upplands-Bro A 255
3 Hede Kungsbacka A 1,600
4 Fixfabriken Goteborg A 370
4 Oresjs Angar Boras A 350
4 Lotsen1 Ystad A 470
4 Lotsen férskola Ystad CSP -
4 Sédra Arby‘l Strangnds A 1,325
4 Sédra Arby2 Strangnds A 485
4 Valfisken Vdasterds A, CSP 80
4 Jarven Norrkoping A 250
Total 8,233

" Refers to all building rights and residential units in each project, including projects developed in JVs.

A Apartments (will be RU and/or TO)

CSP Community service property, such as for example, care homes, schools and nurseries
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Production starts 2020"

Acquired by/self- Number of
Quarter Project Municipality Category management residencies
1 Taljéviken Osterdker CSP Heba 60
2 Tullholmsviken 7 Karlstad RU Trenum 217
2 Tullholmsviken 4 Karlstad RU Trenum 222
2 Tullholmsviken 3 Karlstad RU Trenum 458
2 Kajkvarteren, etapp 1 Sundsvall RU Heimstaden Bostad 360
2 Brygghuset Sundbyberg RU Heimstaden Bostad 380
2 Vastra Erikslid Skellefted RU Heimstaden Bostad 300
2 Gyllehemmet Borlédnge CSP SBBiNorden 101
3 Partille Port Partille RU Heimstaden Bostad 231
3 Séderbymalm Haninge RU Self-management 345
3 Vasjon Norrsatra Sollentuna RU Self-management 210
3 Drottninghég Helsingborg CSP Self-management 129
3 Orminge Hus 1 Nacka RU Self-management 206
4 Nya Hovés Goteborg RU Heimstaden Bostad 180
4 Ursvik 1 Sundbyberg RU CBRE Global Investors 200
Total 3,599
Sales 20207
Number of
Quarter Project Municipality Category Acquired by residencies
1 Slipsen Lund RU Heimstaden Bostad 783
1 Edvinshem Ystad RU Heimstaden Bostad 225
1 Foérestdllningen 1 Norrkdping RU Heimstaden Bostad 16
1 Taljéviken Osterdker CSP Heba 60
2 Tullholmsviken 7 Karlstad RU Trenum 217
2 Tullholmsviken 4 Karlstad RU Trenum 222
2 Tullholmsviken 3 Karlstad RU Trenum 458
2 Kajkvarteren, etapp 1 Sundsvall RU Heimstaden Bostad 360
2 Piccolo Halmstad TO Brf 24
2 Brygghuset Sundbyberg RU Heimstaden Bostad 380
2 Vastra Erikslid Skellefted RU Heimstaden Bostad 300
2 Gyllehemmet Borlédnge CSP SBBiNorden 101
3 Partille Port Partille RU Heimstaden Bostad 231
3 Piccolo Halmstad TO Brf 1
4 Nya Hovés Goteborg RU Heimstaden Bostad 180
4 Ursvik 11 Sundbyberg RU CBRE Global Investors 200
4 Ophelias Brygga Helsingborg TO Brf 46
Total 3,904

" Refers to all building rights and residential units in each project, including projects developed in JVs.

TO Tenant-owned apartment
RU Rental unit

CSP Community service property, such as for example, care homes, schools and nurseries
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Competed projects in 2020"

Number of
Quarter Project Municipality Category Acquired by residencies
1 Senapsfabriken, etapp 1 Uppsala RU SEB Domestical lll 455
1 Nyby Lilium, etapp 1 Uppsala RU SEB Domestica ll 300
1 Tegelslagaren Vallentuna RU SEB Domestica ll 155
1 Tegelmdstaren Vallentuna RU SEB Domestica ll 160
1 Segelflygaren Orebro RU Slatto 210
1 Allarp Laholm Helsingborg CSP Northern Horizon 54
2 Maria Mosaik Helsingborg RU SPP Fastigheter 345
2 Slandan, etapp 1 Soédertdlje RU SPP Fastigheter 441
2 Visborg Visby CSP Northern Horizon 58
2 Lilium, etapp 2 Uppsala TO Brf 109
3 Slandan, etapp 2 Sodertdlje RU Viva Bostad 136
3 Slipen Karlstad RU Slatté 216
3 Gjuteriet, etapp 1 Eskilstuna RU Slatté 262
Total 2,901

" Refers to all building rights and residential units in each project, including projects developed in JVs.
TO Tenant-owned apartment

RU  Rental unit
CSP Community service property, such as for example, care homes, schools and nurseries
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Joint ventures for development
of properties for self-management

The maijority of the residential properties Magnolia Bostad
develops for self-management are developed in joint ventures.
We usually offer building rights and development capacity, while
our partners contribute a larger portion of the capital.

In order to start projects earlier and ensure financing,
we develop housing for self-management primarily
through joint ventures (JVs). It can also happen that
larger landowners come to us with planned residential
land for which they need a development partner. Col-
laborating with a partner also facilitates the devel-
opment of larger projects such as Varby Udde, where
Magnolia Bostad previously entered into an agreement
for the acquisition of land for around 1,800 residential
units.

When the projects are completed<<x<, the properties are
transferred to the JV partners and the collaboration
ceases. Then the long-term self-management begins,
which provides Magnolia Bostad with a predictable
cash flow and a strong long-term balance sheet.

By the end of 2025, the goal is for Magnolia Bostad

to own at least 4,000 completed residential units for
self-management, or own investment properties with
a market value of at least SEK 8 billion. This refers to
Magnolia Bostad's own ownership and the company's
ownership share in JV companies. At the end of 2020,
Magnolia Bostad had 68 residential units in self-man-
agement and 1,814 units (1,581) in production for long-
term self-management.

Representa-

% tion of the pro-
- ject Brogdrds-
stadenin
Upplands-Bro.
Read more
about the
project on
page 52.

All residential properties are developed in collabora-
tion with partners in JV companies, which means that
Magnolia Bostad's share amounts to 907 units. In ad-
dition to the housing in production, Magnolia Bostad's
building rights portfolio for self-management contains
just over 12,000 additional units, of which 3,540 are
already included in a JV. Magnolia Bostad's intent is
for most residential units for self-management to be
developedin JVs.

All development work is carried out according to the
same principles, regardless of whether the projects are
for sale or self-management.

Joint ventures for development for self-management

JV with Heimstaden Bostad
About 645 residential units in the new southern part
of Bro, Upplands-Bro Municipality. See page 52.
About 145 residential units in Ornds, Upplands-Bro
Municipality.
About 1,770 residential units in Nasdngen, Osterdker
Municipality.
About 900 residential units in Hede, Kungsbacka
Municipality.
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JV with Sl&tté
About 1,100 residential units in Ostersund, Luled,
Eskilstuna, Orebro, Jarfalla and Vdsterds.

JV with Samhdllsbyggnadsbolaget i Norden (SBB)
About 2,595 residential units in Sollentuna, Nacka,
Huddinge, Norrképing and Helsingborg.
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Representation of Orminge, Nacka Municipality.

We look forward to collaborating with Magnolia Bostad as our
organizations complement each other well. Our joint venture
consists of many exciting projects and it will be nice to see them
develop and progress, says Oscar Lekander, Business Develop-

ment Manager at SBB.

As an example of what a JV collaboration looks like,
here are the projects included in our JV with SBB.

Norrképing
About 250 residential units.
Ongoing zoning plan process, changed use of existing

property.
Sollentuna, Vésjén

About 210 residential units.
Turnkey contract, Tornstaden, planned for comple-

tionin 2023.
Nacka, Orminge

About 206 residential units.
Turnkey contract, Serneke, to be completed in 2023.

Oscar Lekander, Business Develop-
ment Manager at SBB.

Huddinge, Varby Udde
About 1,800 residential units, nursery schools and

residential care homes.
Conditional on zoning plan coming into force, expect-

ed 2023.

Helsingborg, Drottninghdg
About 129 assisted living units, health centre, child

and maternity care centres, open nursery school,

social services and pharmacy.
12-year lease agreement signed with Skdne County

Council (Region Skane).
Turnkey contract, Veidekke, to be completed 2023.
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Development of properties for sale

Approximately half of Magnolia Bostad's projects are developed
for sale, the majority consist of rental units in apartment blocks.
Our customers purchase entire properties or neighbourhoods
containing hundreds or even thousands of units. Residential care
homes and schools are often included in the sales.

The development of housing for sale has laid the foun-
dation for what Magnolia Bostad is today and will con-
tinue to be a key element of the company's operations.

Magnolia Bostad's value creation is largely in the devel-
opment work up until the project is ready to begin
construction. The development work starts with an idea
and then goes through land acquisition, zoning planning
and concept development until construction begins.

The future customer is often involved at a very early
stage and sometimes undertakes to purchase certain
units via framework agreements. The final sale usual-
ly takes place shortly after the zoning plan has come
into force and the turnkey contract is signed. Magnolia
Bostad then surrenders the property and the property
is thereafter owned by the customer. Magnolia Bostad
remains part of the project in the role of project man-
ager until construction is completed and occupancy can
take place.

Magnolia Bostad always takes a life cycle perspective in
development work, regardless of whether it is a prop-
erty for self-management or a project for sale. Through
sound material choices and building for low energy
consumption, we create sustainable residences where
people can feel good and thrive for years to come.

In 2020, Magnolia Bostad sold 3,904 residential units.
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During the year, Magnolia Bostad sold 897 residential units in Tull-
holmsviken, Karlstad, to Trenum. The area consists of three neighbour-
hoods. The two first neighbourhoods are under construction, and the
first occupancy is expected in 2023/2024. The representation above
shows the third neighbourhood.

The Ursvik Il project consists of 200 residential units in Vastra Ursvik,
Sundbyberg and was sold to CBRE Global Investors in 2020. Con-
struction began in 2021 and the first occupancy is expected in 2023.
(Representation)



The Brygghuset project consists of 380 residential units in Ursvik, Sundbyberg, and was sold to Heimstaden Bostad in 2020. The property isin

production and the first occupancy is expected in 2023-2024. (Representation)

In 2020, we acquired nearly 3,000 residen-
tial units from Magnolia Bostad. These are
interesting, sustainable and exciting projects
that will soon make up some of our managed
properties. As a long-term owner we need
partners we can trust, and we have found
that in Magnolia Bostad, says Patrik Hall,
CEO of Heimstaden.

Patrik Hall, CEO at Heimstaden.
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How we work with our projects | New neighbourhoods

Urban developer with a great
ability for implementing

Many of Sweden’s municipalities need a partner to help develop
new residential areas. One example is Upplands-Bro, where
Magnolia Bostad and the municipality are collaborating on the
new neighbourhood of Brogdrdstaden.

T T
e -

The Brogdrdstaden project phases 1and 2 include about 1,500 residen-
tial units. Phase 1was completed in 2020 and phase 2 is expected to be
done in 2025.

Tony Weideskog, Business Developer, and Maria Cederblom, Head of
Conceptualization.

52 Magnolia Bostad 2020

Between Bro and Mdalaren and next door to Bro Hof
Slott Golf Club in Upplands-Bro Municipality, the area
Brogdrdstaden is being developed as part of the larger
development area Bro Mdlarstad. In under seven years,
the area will be transformed into a vital residential
area.

"We started working on the project in 2018 and rec-
ognized that the area had great potential,” says Tony
Weideskog, Business Developer at Magnolia Bostad.
"Thanks to a fantastic collaboration with Upplands-Bro
Municipality, production was already underway by the
beginning of 2019. We envision a neighbourhood where
people can live in all stages of life, in direct proximity to
both service and large swathes of undisturbed nature.”

Bro Mdalarstad will consist of about 3,000 residential
units. The area will include apartment blocks, terraced
houses and detached houses. Services are also being
planned in the form of shops, residential care homes,
schools and nursery schools. Through place branding,
the area is now being put on the map as a new, attrac-
tive place to live.

"We are part of a collaboration with various players
and Upplands-Bro Municipality where we are working
actively with place branding to create an attractive
brand for Bro Malarstad,” says Maria Cederblom, Head
of Conceptualization at Magnolia Bostad.

The first phase, with 658 residential units, was built with
Consto as the turnkey contractor. Occupancy beganin
spring 2020. The second phase consists of 645 units in
apartment blocks and 140 single-family terraced hous-
es. The apartment blocks were developed for self-man-
agementin a JV with Heimstaden Bostad and are built
of wood, with Derome as the turnkey contractor. The
goal is for all properties to be environmentally certified
according to the Swedish Green Building Council's Silver
certification or the Nordic Swan Ecolabel.



Brogdrdstaden emerges between Mdalaren and Bro Hof Slott Golf Club in Upplands-Bro.

Brogdrdstaden - from idea to finished residential area

In February 2018, Magnolia Bostad signed a contract to acquire planned land including the development of about
1,500 residential units in Bro Mdlarstad in Upplands-Bro Municipality. The seller is KF Fastigheter and the property
has a legally binding zoning plan.

2018

2019

2020

2021

2025

Acquisition of land for
1,500 units.

Phase 1of about 660
rental accommodations
sold to Balder.

Magnolia Bostad forms
JV with Heimstaden for
development of phase

2 encompassing about
645 residential units and
140 terraced houses.

First occupancy of
tenantsin phase 1.

Begin phase 1construc-
tion. Turnkey contractor
Consto.

Begin phase 2 construc-
tion. Turnkey contractor
Derome.

Expected start of pro-
duction on 140 terraced
houses.

Expected completion
of phase 2.

Expected first occupan-
cy phase 2.

Another JV formed
between existing JV and
Derome for develop-
ment of 140 terraced
houses.
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Community service properties:
a key component of new

residential areas

When a new area is developed, it is important to plan not just for
housing and commercial spaces, but also to address the increased
need for commmunity service properties.

Magnolia Bostad develops community service proper-
ties like nursery schools, schools, residential care homes
and other types of assisted living accommodation. We
offer expertise and experience and develop our sustain-
able community service properties with great care for
those who will live there.

“More and more municipalities are seeking a partner
that can take a holistic approach to various urban

development projects,” says Catrin Viksten, Head of
Community Service Properties at Magnolia Bostad.

Many municipalities see a great need for new nursery
schools and schools, not just where new housing is being
built, but also to replace older and run-down facilities.
To meet this growing need, in 2020 Magnolia Bostad
strengthened its investment in nursery schools and
schools.

In 2020, Magnolia Bostad acquired properties in Bords
and Ystad for the development of residential areas
where nursery schools and schools are included in the
development work. We also signed a long lease with
the operator Tellus barn regarding a nursery school in
Ursvik, Sundbyberg.

In the Oster Mdalarstrand neighbourhood in Vasterds Municipality,
Magnolia Bostad is working with Slatté to develop the project
Valfisken, 82 residential units and a nursery school for 72 children. For
the nursery school, a 20-year lease agreement has been signed with
the city of Vdsterds. Magnolia Bostad and the Municipality are work-
ing together to create a nursery school environment that stimulates
children’s curiosity and creativity. (Representation)

Community service properties with occupancy in the near future

Gyllehemmet, Borldnge: Assisted living, residential
care home, in-home care, day care for the elderly,
a nursery school and a shared commercial kitchen.
Occupancy planned for 2023.

Taljoviken, Osterdker: Residential care home with 60
units and a nursery school. Occupancy planned for
2021.
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Norrsken, Ostersund: Residential care home with 80
units. Occupancy planned for 2023.

Hasseludden, Nacka: Residential care home with 60
units. Occupancy planned for 2023.
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In Nacka Municipality, Magnolia Bostad is developing the Hasseludden residential care home which was sold to Samhdllsbyggnadsbolaget i Nor-
den (SBB). It consists of 60 units and will be designed with Japanese-inspired architecture and a garden that encourages the residents to spend
time outdoors. Occupancy is planned for 2023. In 2020, a 15-year contract was signed with Stockholms Sjukhem for operation of the Hasseludden

residential care home. (Representation)

Our goal is to provide a safe and modern
home with furnishings, new technology and
a concept for creating quality of life for old-
er people who need attention and care, says
Karin Thalén, CEO of Stockholms Sjukhem.

Karin Thalén, CEO of Stockholms Sjukhem.

Magnolia Bostad 2020 55
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Sustainability Report

Sustainable business for Magnolia Bostad means that
we develop economically, socially and environmentally
sustainable societies.

4AGNOLIA
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Since 2015, Magnolia Bostad has supported girls' and women's football teams in the locations where we operate. At the end of 2020, there were
24 teams in our football family. Magnolia Bostad organizes activities such as tournaments and summer football schools, and provides snacks for
training sessions and safe transport to matches. Through our support, we contribute to increased integration and health, as well as to increased
safety in the community. The photo was taken during Satra football school in summer 2020.
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2,680

Environmentally certified apartments 2020,
of 2,901 completed

In 2020, a total of 16
environmental audits
were carried out on our
projects.

Rank on Allbright's green list of
gender equality companies

Our mindset of sustainability

accompanies everything we

do, from land acquisition to the

completion of housing that can be

managed in a sustainable way.
When I look back on 2020, | am happy about
many things we accomplished, but most of all
that, during the pandemic, we were able to
adapt our working methods and become more
digital. For example, we carried out digital
environmental audits and were thereby able to
ensure that our environmental certifications
were achieved. It is also exciting that we issued
our first green bond and that we achieved a
good ranking on Allbright's green list of gender
equality companies.

Our football family continues to grow, and

this year we took on several new teams. Our
investment in football makes a difference in
the areas in which we operate and creates the
conditions for increased integration, safety and
health.

Going forward, we intend to intensify our efforts
to reduce our impact on the climate. Enjoy
reading about our work towards this goal and

much more in this Sustainability Report.”

Johan Tengelin
CEO S
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Sustainability Report | Sustainable business

Sustainable business

Magnolia Bostad strives to be a sustainable urban developer.
This means that we develop economically, socially and
environmentally sustainable communities.

About this report

Magnolia Bostad's sustainability report is separate to
the annual report and is issued by the Board. All infor-
mation in the report refers to the period 1 January 2020
to 31 December 2020, unless otherwise stated. The sus-
tainability report is on pages 56-76. Magnolia Bostad's
business model can be found on page 5 and the GRI
index is on pages 75-76.

This is Magnolia Bostad's fourth sustainability report.
It has been prepared in accordance with GRI Stand-
ard's global guidelines level Core. The report contains
information and targets for the company's sustaina-
bility work, where the precautionary principle has been
applied. For a description of Magnolia Bostad's sustain-
ability risks and how they are managed, refer to pages
64-69. For Magnolia Bostad's general work related to
risk, see pages 86-87.

Focus areas and sustainability aspects

Magnolia Bostad has identified focus areas and sus-
tainability aspects based on a stakeholder dialogue
and materiality analysis. The sustainability aspects
make up three strategic focus areas: economic, social
and environmental responsibility. Magnolia Bostad's
sustainability work is also based on the ten principles of
the United Nations Global Compact on human rights,
labour, environment and anti-corruption and on the UN
Sustainable Development Goals.

Information presented under each strategic focus area
relates to Magnolia Bostad's operations and significant
sustainability aspects that relate to the entire value
chain.
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Magnolia Bostad's stakeholders

ava

Magnolia
Bostad

Employees Municipalities

Stakeholder dialogue and materiality analysis

In the summer of 2020, Magnolia Bostad carried out

a new comprehensive stakeholder dialogue with the
company's stakeholders. The results of the stakeholder
dialogue were then analysed thoroughly in a materiality
analysis. Following the analysis, the company can es-
tablish that Magnolia Bostad has six material sustain-
ability aspects. The results have been discussed and
determined by the management and Board of Magnolia
Bostad.



Materiality analysis

Rank Material sustainability aspects

High 1 Health and safety for Magnolia Bostad's
employees
3 2 1 2 Anti-corruption
3 Reduced climate impact
0 12 ,5 4 Sustainable profitable growth
5 5  Safety
% 4 6 Sustainable purchasing and supplier
] evaluations
g B 8 7 Sustainable construction materials
E 9 5 Energy consumption
é 6 Waste
4 10  Training, skills and internal career
w - opportunities
1 Information security
12 Health and safety for turnkey contracts
10 13 Human rights
Medium " 14 Affordable housing

Medium Magnolia Bostad's impact

The materiality analysis was performed in 2020.

Significant sustainability aspects

Financial responsibility
Sustainable profitable growth
Sustainable purchasing and supplier evaluations
Anti-corruption

Environmental responsibility
Reduced climate impact

Social responsibility
Safety
Health and safety for Magnolia Bostad's employees

Sustainable business model

Magnolia Bostad's business is based on developing
sustainable housing, community service properties and
hotels in the outer suburbs of large cities and in the
central areas of medium-sized cities. Magnolia Bostad
runs a number of projects for its own management,
but many projects are sold at an early stage. In order
for the company's business and strategy to succeed,
the company depends on healthy employees who can
perform in a fast and changing environment, as well as
on conducting business ethically. As an urban developer
in an industry that accounts for about 20% of Sweden's
CO, emissions, Magnolia Bostad is obliged to work
actively to reduce the company's environmental and
climate impact. This means that the company must
collaborate with other players in the industry to find
sustainable solutions for the future as well as placing
demands on the company's contractors. See page 5 for
more information on Magnolia Bostad's business model
and pages 37-44 for the financing and valuation of the
projects.

Sustainability Strategy

Magnolia Bostad has three general directions for its
sustainability work: we want to be at the forefront of
sustainable business, follow the direction of the in-
dustry towards a climate-neutral business and be an
attractive employer.

High

Sustainable organization and governance

Magnolia Bostad's CFO is responsible for the com-
pany's sustainability work; the Head of Sustainability
reports to him. Sustainability issues are raised and
decided on at management meetings and reported on
at board meetings. Strategy and policy documents are
revised by the Board or the CEO once a year. These are
available on the company's intranet. The company has
a Code of Conduct and an environmental policy that
are attached to all of the company's contracting agree-
ments. The company also has a whistleblower func-
tion, a policy for handling conflicts of interest, a policy
on diversity of the board and a plan of action against
harassment and bullying. The company has an ethics
council, a crisis committee and a safety committee
that handle suspected inequality, crises and questions
regarding a safe work environment. These committees
have guidelines for the decisions they can make and
how they should act.

Magnolia Bostad has a sustainability council which
includes representatives from all regions. The purpose
is to spread knowledge at all levels and in all regions
throughout the organization. In 2020, the sustainability
council had three meetings.

Each project shall have a project manual that con-
tains sustainability information about the project. The
project manuals will be updated every quarter by the
project developers so that the company can have a
complete picture of the sustainability aspects of each
individual project. All projects shall also undergo two
environmental audits, one in the planning phase and
one in production. The goal is to ensure that the com-
pany's turnkey contractors fulfil the company's require-
ments and that the project’s planned environmental
certification is achieved.

For the company’s corporate governance report see
pages 131-147. For goals and outcomes of the compa-
ny's sustainability indicators see pages 72-74.
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Magnolia Bostad

and Agenda 2030

Magnolia Bostad carried out an analysis of Agenda 2030 during
2020, and linked eight of the 17 Sustainable Development
Goals, including sub-targets, to the company's operations.

Magnolia Bostad wants to contribute to achieving all
of the 17 Sustainable Development Goals (SDGs) but
sees that the company's impact mainly affects eight of
them. The company estimates that its negative impact
mainly affects goal 15, Life on land. In the analysis,
Magnolia Bostad has taken into account the sub-
targets that are linked to the SDGs and analysed how

the company can actually contribute to achieving these.

Goal 5 Gender equality
Sub-target 5.7and 5.5
B o Magnolia Bostad has slightly more female
EQUALITY
than male employees.
g The company is not completely equal on
the functional level or in its offices.
In 2020, Magnolia Bostad ranked 14th on
Allbright's green list of gender equality
companies.
Magnolia Bostad has zero tolerance for
harassment and discrimination and has
a safety committee and an ethics council
that work to prevent this.
The company's code of conduct is signed
by all employees and is attached to all
major external agreements.
Magnolia Bostad has a whistleblower
function for employees and external
stakeholders.
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Goal 7 Affordable and clean energy

Sub-targets 7.2 and 7.3
The majority of Magnolia Bostad's pro-
jects are developed using largely renewa-
ble energy, which creates opportunities for
increased use of renewable energy.

Goal 8 Decent work and economic growth

Sub-targets 8.7and 8.8

One of Magnolia Bostad's material
sustainability aspects is sustainable,
long-term growth which is a requirement
for the company's future.

Magnolia Bostad works toward a safe
and secure work environment through its
ethics council, crisis committee, safety
committee and employee forum.

The company engages in active dialogue
with its stakeholders and places demands
on the working environment in contracting
agreements. The company performs an
audit of a contractor every year in which
working environment is reviewed.

The company's code of conduct includes
Magnolia Bostad's position on human
rights violations.

DECENT WORK AND
ECONOMIC GROWTH

o
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Goal 10 Reduced inequalities
Sub-target 10.3
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The company works against unequal
outcomes in terms of pay through actions
including mapping of salaries where any
unjustified differences are corrected.
Magnolia Bostad conducts employee
surveys every year and works actively with
the outcome, through internal information,
discussions and evaluation of the results in
smaller groups.

Goal 11 Sustainable cities and communities
Sub-target 11.1, 1.3 and 11.6

By developing rental accommodation,
tenant-owned apartments, community
service properties and hotels, Magnolia
Bostad develops communities and resi- 1
dential areas that attract a wide range of
people.

Magnolia Bostad develops neighbour-
hoods with a focus on safety, where it
should be easy to do right in terms of, for
example, recycling.

The company strives to develop smart
mobility solutions for each project.

Goal 13 Climate action
Sub-target 13.7and 13.3

13 oo

P 4

When developing new neighbourhoods,
Magnolia Bostad takes into account the
risk of climate change, e.g. that sea levels
are expected to rise and extreme weather
is expected to become more common, in
order to develop resilient buildings.

The company is engaged in an active
dialogue with other players on how we can
develop resilient neighbourhoods together
and reduce our climate impact.

~
~
""
]
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PEACE, JUSTICE
AND STRONG
INSTITUTIONS

Goal 15 Life on land

Magnolia Bostad's operations are about
meeting the need for new housing, which
affects ecosystems and biodiversity
negatively. Goal 15 is therefore a chal-
lenge for the company.

Magnolia Bostad strives to reduce this
negative impact by working in close dia-
logue with specialists, municipalities and
interest groups on how nearby habitats
can be protected.

For the projects built with wooden frames,
only certified wood from sustainable for-
estry operations is used.

Goal 16 Peace, justice and strong institutions
Sub-target 16.5

Magnolia Bostad works preventively
against corruption and bribery in dialogue
with partners and employees through the
company's code of conduct and whistle-
blower function, through dialogue and
placing demands.

In the company's projects, safety and se-
curity are mandatory aspects to consider
in housing development. The company
follows the guidelines of BoTryggt2030 to
ensure this.

Magnolia Bostad 2020 61



Sustainability Report | Magnolia Bostad's life cycle perspective

Magnolia Bostad'’s life cycle
perspective

A life cycle perspective is key when we develop projects — for our
nature and environment, for our employees and residents and for
future generations.

Magnolia Bostad strives to be a responsible urban We want to build sustainable housing with sound mate-
developer. For us, this means that we do business in rial choices and low energy consumption, where people
an ethical way, take responsibility so we have healthy feel good and are happy for many years.

employees and strive to minimize our impact on people

and the environment. The land we prepare and the properties we build will

be used by generations to come. The materials we use
should not be hazardous to health and the environment
and we should be considerate about the land we use.

Strandblick in Oster-
sund is a project that
Magnolia Bostad is
developing together
with Slattd. Derome is
the turnkey contrac-
tor. The project is close
to the water, just a
few minutes from

the city centre. The
projectis built from
wood to reduce the
climate impact. The
project consists of 216
rental apartments
and move-in will take
placein 2020-2021.
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Magnolia Bostad roadmap - a life cycle perspective

TRl Lond acquisition/Ethical business TEEY Crrloyees/Organization
WSTTUTIONS We do business in an ethically correct - We are an equal opportunity
! way and work to prevent bribery and g (38 organization that actively works
— corruption. New employees should v against harassment and discrim-

sign our Code of Conduct, whichis ination.
also attached to all major agree-
ments. We also make a stand for
human rights in the Code of Conduct.

Land preparation

When preparing land to develop neighbour-
hoods, we work to minimize the impact on the
environment and biodiversity.

Swedish Production
f We develop neighbour- Concrete
orest

hoods in both wood
and concrete. Wood
has a lower climate
impact than concrete,
WOOd but regardless of the Concrete
Recycling Construction material we strive to Recycling Construction
minimize our environ-

mental and climate
impact during the
production phase.

Operation Operation

cLnATE Sustainable neighbourhoods
13 ACTION

We build environmentally certified homes
@ and safe neighbourhoods to suit a wide range
of people. We enable renewable energy and
develop housing where it is easy to make
environmentally smart choices.

Demolition

By choosing materials with low environmental and
climate impact and having a clear list of the materials
and products we use, Magnolia Bostad counteracts
the negative effects on animals, nature and the envi-
ronment that can occur when hazardous substances
are released through demolition.

Long-term sustainability

Our life cycle perspective means we want to take responsibility through-
out, from planning the new neighbourhood until, sometime in the future,
the land is used to meet the needs of future generations.
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Strategic focus areas

Economic responsibility

Magnolia Bostad's operations are conducted in such

a manner as to promote long-term, sustainable de-
velopment. Magnolia Bostad's goal is to create value
for owners and other stakeholders. By working with a
diversified portfolio of rental accommodation, tenant-
owned apartments, community service properties and
hotels, as well as a large building rights portfolio, the
company minimizes its financial risk.

Magnolia Bostad wants to enable sustainable work at
all levels therefore engages in active di-
alogue with its suppliers and contrac-

tors. The company's suppliers can be o : h
divided into three general categories: [Foi B
contractors, service providers and oy et
material suppliers. The majority of . et
o

the company's suppliers are located
in Sweden. Suppliers of material for
production are largely negotiated by our

turnkey contractors. Magnolia Bostad condemns all
forms of corruption and makes this clear to all employ-
ees as well as to suppliers and partners.

In autumn 2020, Magnolia Bostad issued its first green
bond according to the Green Bond Principles, category

Events 2020
Green bond issued according to Green Bond Prin-
ciples, category Green Buildings.

Magnolia Bostad carried out an audit of a turn-
key contractor in Ostersund.

During the fiscal year, all new employees signed
Magnolia Bostad's Code of Conduct.

Green Buildings. With the help of this bond, Magnolia
Bostad can continue to develop projects with a high
environmental standard.

Magnolia Bostad is an ESG Transparency Partner at
Nasdaqg, which means that the company reports key
figures related to the environment, social factors and
governance to Nasdaq's ESG database to contribute to
greater transparency in the financial market.

Risks and risk management in the area of economic responsibility

Risk Management

Key figures

Long-term profitable growth

Magnolia Bostad's goal is to create
long-term profitable growth for

its stakeholders. By working with a
large and diversified building rights
portfolio, the company minimizes its
financial risk.

Anti-corruption

See the Group's financial risks and risk management on page 87. For
management of the respective sustainability aspects, see pages 64-69.

Goals and outcomes of
sustainability indicators, see
pages 72-74.

For Magnolia Bostad's fi-
nancial targets, see page 13.

Magnolia Bostad condemns all
forms of corruption and fraud. Un-
ethical behaviour or poor manage-
ment of business ethical risks would
harm Magnolia Bostad's brand

and reputation. This risk is highest
among employees with frequent
customer interactions.

Magnolia Bostad is actively working against bribery and corruption
through the company's Code of Conduct. The code is based on the ten
goals of the UN Global Compact. The Code of Conduct is part of the
introductory training program for new employees and is an annex to
employment contracts. Magnolia Bostad has a whistleblower function
that is available on the company's website and intranet where sus-
pected violations can be reported. The company also has a policy for
handling conflicts of interest.

No cases of corruption were
reported in 2020.

Sustainable purchasing and supplier evaluation

Magnolia Bostad's contractors
often work with subcontractors,
which reduces Magnolia Bostad's
influence. This increases the risk of
poor working conditions and envi-
ronmentally hazardous activities.

Through dialogue, requirements and the monitoring of suppliers and
contractors, Magnolia Bostad aims to counteract the risk of human
rights violations and environmentally hazardous activities. Magnolia
Bostad has zero tolerance for this, as stated in the Code of Conduct.
The aimis to include the Code of Conduct in all the company's major
agreements. Magnolia Bostad aims to carry out audits of at least one
turnkey contractor per year.

During the fiscal year,
Magnolia Bostad carried
out one audit of a turnkey
contractor.
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Green Bond Framework &
September 2020

Above: Ground-breaking in Rébylund in south-eastern Lund, autumn 2020. Plans are for twelve buildings with
779 total rental apartments. Move-in of stage 1planned for 2023. Magnolia Bostad is the housing developer,
Heimstaden is the buyer and Serneke is the turnkey contractor. From left: Jacob Lif, Serneke, Annamaj Larsson,

Heimstaden, and Kajsa Léf, Magnolia Bostad.

Right: Magnolia Bostad's green bond framework, published in September 2020.

Magnolia Bostad's first green bond

In autumn 2020, Magnolia Bostad issued its first green
bond. The green bond is listed on the Nasdaqg Sustaina-
ble Bond list. Magnolia Bostad developed a green bond
framework according to the Green Bond Principles from
2018, which dictates how Magnolia Bostad can use the
money from the bond. This framework is published on
Magnolia Bostad's website.

Projects eligible for financing are those that are expect-
ed to be certified by according to the Sweden Green
Building Council's Silver level or Nordic Swan Ecolabel.
Magnolia Bostad's overall goal is for all projects to be
certified according to these or equivalent standards.
Projects built from wood are also eligible to be financed
with the help of bond funds according to the green
bond framework.

The green bond framework has been independently
assessed by Cicero Shades of Green, which gave the
framework the second-highest score, "medium green".
Magnolia Bostad will publish an annual report on its
website that shows how the company used the funds.
This report will be audited by the company's auditors,
Ernst & Young. The first report will be published in
autumn 2021 when the bond will have been available
for one year. The maturity period the green bond is 3.5
years.

MAGNOLIA

We are very pleased with the large showing
of support from investors for our first green
bond issuance. A major contributing factor
to the interest is our strong sustainability
work, which clearly creates value. The new
green bonds are a key building block in the
continued development of Magnolia Bostad.
We hope that we will work more with

green financing in the future and see this
as proof that our business should be classi-
fied as green, says Fredrik Westin, CFO of
Magnolia Bostad.

What is a bond?

A bond is an interest-bearing negotiable instru-
ment that provides returns in the form of interest.
In purchasing a bond, investors loan money to the
issuer of the bond. A green bond is a bond that
contributes to environmental sustainability. This
means that there are conditions on how the issuer
(Magnolia Bostad) can use the bond's funds.
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Environmental
responsibility

The building and property industry is one of the indus-
tries with the greatest climate impact and it is there-
fore important that Magnolia Bostad, like other organ-
izations in the industry, takes responsibility to reduce
thisimpact. Climate change also places a demand on
Magnolia Bostad to develop buildings that can with-
stand things like extreme weather, 100-year floods and
elevated sea levels.

Magnolia Bostad aims for all projects to be environ-
mentally certified in accordance with the Swedish
Green Building council's silver certificate, the Nordic
Swan Ecolabel or the equivalent. Magnolia Bostad
allows an independent consultant to carry out two
environmental audits in each project, one in the pro-
ject planning phase and one in the production phase,
to ensure that the company's requirements are met. A
turnkey contract is also audited every year.

Magnolia Bostad believes in the importance of co-
operation and is working with Derome to develop
climate-smart wooden housing, a concept we call the
sustainable wooden city. We are also a member of the
Building and Civil Engineering roadmap to achieve cli-
mate neutrality by 2045, and are part of LFM30, which

Events 2020
Achieved environmental certification for 2,680
of 2,901 completed residences according to the
Swedish Green Building Council silver certifica-
tion or the Nordic Swan Ecolabel.

Performed 16 environmental audits, six in the
planning phase and ten in production.

Created a digital exhibit with Derome about the
sustainable wooden city.

is the Malmd region's roadmap for climate neutrality
2030.

The part of Magnolia Bostad that develops residential
care housing, the subsidiary Svenska Vérdfastigheter
AB, is certified according to ISO 14001. An internal and
external audit of the certification has been carried out
during the financial year. Magnolia Bostad demands
that the building contractors employed by the com-
pany must be ISO certified or meet the corresponding
requirements in terms of quality, environment and
working environment. The room description largely
contains Nordic Swan Eco-labelled products to ensure
eco-friendly and sustainable material choices. The room
description excludes purchases from countries that are
on the UN and EU sanctions lists.

Risks and risk management in the area of environmental responsibility

Risk

Management

Key figures

Reduced climate impact

The company must reduce its CO; emissions to
meet the national target of climate neutrality by
2045. Otherwise, the company risks losing credibili-
ty and competitiveness as well as counteracting its
sustainable development.

Magnolia Bostad could also be affected by environ-
mental policy decisions such as increased taxes or
other necessary investments.

Climate change

Magnolia Bostad includes climate and environmental require-
ments in turnkey contracts. These requirements are upheld
through two environmental audits on each project, one in the
planning phase and one in production. The company is develop-
ing several projects with wooden frames, which have a lower
climate impact than concrete. The company performs life-cycle
analyses on select projects to identify climate impact.

300 homes that will
be built using wooden
frames went into pro-
duction this year.

Climate change leads to higher temperatures, ex-
treme weather conditions and raised water levels.
This entails a risk of property damage resulting
from flash floods and buildings being unable to
handle new weather conditions or changed tem-
peratures.

Environmental impact

Magnolia Bostad performs climate risk analyses for projects

in coastal locations. In 2021 Magnolia Bostad plans to develop
this analysis and develop a climate risk program for all projects
developed by the company. This program will be part of the
company's due diligence process.

Not applicable

The property industry has a large impact on the
environment, with high energy consumption and
waste generation.

The company aims for all projects to be environmentally certi-
fied in accordance with the Swedish Green Building Council's
silver certificate, the Nordic Swan Ecolabel or equivalent. The
company also places demands on its contractors regarding
waste management. This is followed up on in environmental
audits. The company also has an environmental policy that
covers both environmental and quality assurance and follows
the aims of ISO 14001 and ISO 9001.

10 completed envi-
ronmentally certified
projects

16 completed environ-
mental audits
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One of Magnolia Bostad and Derome's projects is Védstra Erikslid, one kilometre north of Skellefted. Magnolia Bostad is planning a new residential
area there with around 300 units with varying forms of tenancy. The project will be designed as climate-smart wooden residential buildings with a mix

of detached houses and apartment buildings in a neighbourhood structure.

Wooden buildings have a smaller climate footprint

Magnolia Bostad and Derome are collaborating on the
vision of the sustainable wooden city. Through sustain-
able wooden construction, we create benefits for the
climate and the community in the areas in which we op-
erate. Studies show that wooden volume elements have
a carbon load between 18 and 33% lower than concrete
alternatives. Energy consumption in our housing is also
lower than what Boverket's building regulations (BBR)
dictate. An example is our joint project Bjornbdret in
Kalmar, which is at 56% of the BBR requirement.

Another benefit is that wooden buildings are quick to
build, because multi-storey buildings can be delivered
as prefabricated elements and assembled on site.

This reduces the construction time, which means less
disruption for people in the area and lower associated
costs for the local government. Of course, Magnolia
Bostad's goal for all projects to be environmentally
certified in accordance with the Swedish Green Building
Council's silver certificate, the Nordic Swan Ecolabel or
equivalent standard applies to projects built from wood
as well, and the same emphasis is placed on safety in
development.

Magnolia Bostad and Derome began production on our
first wooden project in 2019. We have now completed
234 residences and have 1,467 in production, as well as a
planned project in our portfolio.

Skellefted Municipality is about to begin a
very expansive phase and we have chosen to
work with proactive partners like Magnolia
Bostad and Derome. This is because we see
that there is a sense of safety in their imple-
mentation and in what they stand for when
it comes to sustainability. Their approach is
well aligned with Skellefted Municipality's
idea of sustainability, says Therese Kreisel,
Head of Planning for Skellefte& Municipal-

ity.

Exhibit on the sustainable wooden city
In 2020, Magnolia Bostad and Derome organized
an exhibit on the sustainable wooden city. In con-
junction with this, the company held three webi-
nars on the topics:

Building with a lower climate footprint

Women can solve the housing crisis

Why build your next neighbourhood from wood?

The webinars are available to watch on our joint
website trastaden.se (Swedish only).
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Social responsibility

Magnolia Bostad wants to be an engaged organiza-
tion in the locations where we are active. Therefore, it
is important for Magnolia Bostad to engage locally to
get to know the area and to understand the needs of
the residents. Magnolia Bostad is involved in girls’ and
women's football with the aim of enabling young girls
to have active leisure time. The company sponsors 24
clubs and enables things like night football in Limhamn
as well as safe bus transport to matches. This increases
safety and involvement in the area.

Safety and security is an aspect that is crucial for the
comfort of residents in their homes. Magnolia Bostad
therefore works according to the BoTryggt2030 guide-
lines to ensure that the company develops safe housing
areas. One example of safety-increasing measures is
the creation of courtyards without dark corners and
with well-lit entryways.

Magnolia Bostad's employees are high-performing
individuals with demonstrably high engagement. This is
a necessity for the company's success. As an employer,
Magnolia Bostad has a serious responsibility to ena-
ble a balanced life for the company's employees and

to ensure a safe and secure working environment free
of discrimination, harassment and bullying. Magnolia
Bostad has a zero vision for workplace accidents.

Diversity and gender equality

Diversity and gender equality in the organization helps
to increase the understanding of our partners, custom-
ers and the local market, which is an important aspect
of growth and profitability. If Magnolia Bostad does not
work with diversity and gender equality, there is a great
risk that the company will not succeed in attracting the
talents that are necessary for the company's growth
and thus miss business opportunities.

Magnolia Bostad's Code of Conduct, personnel hand-
book and policy on diversity of the Board contain guide-
lines on diversity and gender equality. Today,

Magnolia Bostad's employees consist of slightly more
women than men. The company's board consists of
29% women, and the management consists of 40%
women. During the year, Magnolia Bostad was rated
14th on Allbright's green list of gender equality compa-
nies.

In the procurement of contracts, Magnolia Bostad

demands that contractors work with diversity and be a
diversified working group as far as possible.
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Events 2020
Magnolia Bostad formed a working group for
working with BoTryggt2030, which developed an
internal process for the company to follow when
it comes to BoTryggt2030.

Ranked 14 on Allbright's green list of gender
equality companies.

Five new football teams signed.

'

During the year, Magnolia Bostad started a working group that
worked with BoTryggt2030. Silvio Moro, project developer at
Magnolia Bostad, participated in the working group. In BoTryg-
gt2030 published a handbook with guidelines and recommendations
for working with safety when developing new neighbourhoods.



Risks and risk management in the area of social responsibility

Risk

Management

Key figures

Safety

If Magnolia Bostad does not prioritize safety and
security in developing new projects or in the oper-
ation of housing under its own management, the
risk is that the residents would feel unsafe, which
creates a feeling of unease. It would also reduce
interest from the company's investors in investing
in the company's projects.

Health and safety for Magnolia Bostads employees

During the year, the company formed a working group
that is working to adapt the new BoTryggt2030 guide-
lines to Magnolia Bostad's work process. The company
created a checklist to be used in the development of new
projects. The goal is for all projects to be developed in
accordance with this checklist.

Employees received a brief
introduction to BoTryggt-
2030 during the year.

In the future the company
plans to assess the percent-
age of projects that follow
BoTryggt2030's internal
checklist.

The company'’s own employees

The risk with ambitious employees is that the
workload may be too great, which can lead to
ill-health and stress-related illnesses, which in
turn can cause employees to take sick leave. This
has a negative effect on the individual, but also
means that the company cannot make full use of
its competencies.

In order to prevent stress-related illnesses and ergonom-
ically related injuries, the company works preventively

in the event of an employee not feeling well. This is done
through talks and correcting the workload, among other
things. The company also conducts work environment
training for new managers every year. All employees are
covered by health insurance and rehabilitation insurance.
To promote health and well-being, Magnolia Bostad
offers all employees wellness grants and opportunities
for group training.

In 2020, one employee was
injured at work in Magnolia
Bostad's direct activities
(excluding projects). Sick
leave amounted to a total
of 1.72%.

The construction company’s employees

As Magnolia Bostad has no employees in the
construction companies, work in production is not
a direct risk for the company. However, it is im-
portant that Magnolia Bostad engage in dialogue
with the contractors to ensure a good working
environment where everyone goes home in good
health after a day of work. In addition, Magnolia
Bostad's brand is also affected negatively if its
contractors lack a safe working environment.

Discrimination, harassment and bullying

Magnolia Bostad sets clear requirements for the working
environment in turnkey contracts. These requirements are
followed up on during construction meetings. Magnolia
Bostad's position on this is also stated in the compa-

ny's Code of Conduct which is attached to all turnkey
contracts. Furthermore, Magnolia Bostad performs an
audit of a turnkey contractor every year, in which working
environment is reviewed.

During the year, the com-
pany carried out an audit
of a turnkey contractorin
Ostersund.

Magnolia Bostad has zero tolerance for discrim-
ination, harassment and bullying. If an employee
is subject to this, the risk is that the individual
feels uneasy, which affects their professional and
personal life. There is also a risk that Magnolia
Bostad's brand would be negatively affected and
that the company would have difficulty attracting
new employees.

Magnolia Bostad has a Code of Conduct and a personnel
handbook. The Code of Conduct must be signed by all
employees and states the company's position on discrim-
ination, harassment and bullying. The company also has
a safety committee, a crisis committee and an ethics
council that work toward a safe working environment.

One claim of discrimination
was investigated during the
year. No cases of discrimi-
nation were determined to
have occurred.

The safety committee had
three meetings during the
fiscal year and performed
safety inspections at all five
offices.
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We engage with the areas
in which we operate

Magnolia Bostad wants to be an active player
in the places where our projects are located.
We do this in part by supporting girls’ and
women's football teams, but also through

a number of other efforts.

There are currently a total of 24 football clubs in Skellefted

the Magnolia family. We support their activities in a

number of different ways, including snacks and safe

transport to matches. Another example is Satra SK, a

football club with women's and girls' programmes that

we have sponsored since 2017. Umeé
Ostersund

"We think football is the best sport in the world. On

a football team, every player is important. It doesn't

matter who you are off the pitch — here you are part

of the team, and you share a common goal with your Sundsvall

teammates. It builds community,” says Angelica Hjort

Stdhlgren, president of Satra SK. "l have worked in

schools with younger children and have seen how

children can easily get trapped in patterns that are

hard to break. But on a football team, the child gets a

completely different opportunity to feel seen and ap-

preciated. They become part of a larger context, where

everyone matters!”

What are the benefits of girls-only teams? Uppsala

“In other associations with mixed teams, the boys often Balsta

get the best practice times and the girls get the time Bro  cyllentuna

that's left over. We don't have that problem. Our girls Karlstad Eskilstuna

don't have to compete with the boys, full stop." prockholm
. Huddinge
Orebro .

Nyndshamn

What does Magnolia Bostad's support mean for you?

“A tremendous amount! Thanks to your support, for Norrképing
instance, we were able to put on the Sdtra Girls Cup,
which in ten years has grown to become Stockholm'’s
largest girls' cup, with a focus on fun, community and
development.” St

How important was it to run the football school in 2020

specifically? elimer
"The pandemic made it extra important because peo- Halmstad

ple's lives were turned upside-down. The players got to

meet up, even though there were restrictions. They got

to have fun, be active and have some form of normalcy. Helsingborg

The football school was a great success, with happy LuE

players and parents.” Malmé
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Angelica Hjort Stahlgren, president of Satra SK, and Tilda Carlsson, defender on S&tra SK's women's team.

Active work for Support for elderly

gender equality people in Eskilstuna
Ownershift works to increase Through the football association
women's ownership and releases an Hjdrta United we support Care
annual report focused on equality. United, where football players offer
Magnolia Bostad has been a sup- help and support to the older gen-
porter since the beginning, in 2017. eration in Eskilstuna.

'

i
Linda Waxin, Secretary General of Loreta Kullashi, football player with
Ownershift: Eskilstuna United:
"We believe that ownership is a key "The players function as extra
to increasing women's financial resources and companions for
autonomy and space to shape our the elderly. On visits we do things
society. We have a broad definition like 90+ gymnastics, play games
of women's ownership, from com- and take walks. In 2020, the Covid
panies, shares, and patents to real restrictions allowed only 128 hours
estate. We target the general pub- with Care United, but in total we
lic opinion as well as politicians and have spent over 3,300 hours since
business. In 2021 we are focusing the beginning."

on real estate in the report "Who
owns the land you walk on?' which
Magnolia Bostad is sponsoring.”

All children have
the right to dream

All children should be able to feel
hope for the future. This can be
difficult for children battling serious
illnesses. That is why Magnolia
Bostad supports Min stora dag.

Jennifer McShane, Secretary Gen-
eral of Min stora dag:

"We are incredibly grateful for
Magnolia Bostad's support of Min
stora dag. It means that more chil-
dren with serious illnesses and diag-
noses can have joyful experiences
that give them the strength to keep
fighting in a tough situation. When
life is hard and centred around
medicine and treatments, a happy
experience makes a big difference."
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Goals and outcomes

of sustainability indicators

Economic responsibility

Sustainability aspect

Goal

Outcome

Long-term profitable

growth

See Magnolia Bostad's
business targets and financial
target, page 13

Direct financial value created and delivered, GRI 201-1

SEKm 2020 2019
Created value:

Property sales 2,161 486
Rental income 52 16
Project managementincome 21 29
Otherincome 123 220
Financial income 4 17
Distributed value:

Operating expenses -1,759 -705
Salaries and remuneration to employees -63 -56
Payment to financiers -280 -267
(of which dividends to owners) -97) (-78)
Payments to the public sector -41 -35
Unrealized changes in value 373 388
Remaining in Magnolia Bostad 591 93

Anti-corruption

No cases of corruption

Corruption incidents GRI 406-1/205-3

Investi-

gatedcases Found cases

Discrimination 1 6]
Bullying (0] (0]
Corruption incidents (0] (0]
Violations of the Code of Conduct 2" (¢}
' Of which one refers to an investigation of discrimination which was also
examined according to the Code of Conduct.
Sustainable
purchasing and EO2Y
supplier evaluations All new employees must sign Percentage of new employees who signed the company's Code 100%
the Code of Conduct of Conduct
All employees must receive Percentage of employees trained in human rights 100%
training on the Code of GRI 412-2
Conduct
One audit of a contractor shall  Number of suppliers reviewed for compliance with contracts 1

be carried out every year

and Code of Conduct GRI 414-1

Magnolia Bostad creates value through the development of housing in Sweden. The economic value created is distributed among suppliers

(mainly contractors), employees, society, financiers and owners. The reported distributed value to the employees differs from what is reported
as personnel costs in Note 9, remuneration to employees. This is because some of the costs are capitalized on the projects and then reported as
operating expenses. Furthermore, social security contributions and other staff-related taxes are reported as payments to the public sector in the

Sustainability Report.
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Environmental responsibility

Sustainability aspect Goal

Outcome

Reduced climate
impact

All projects should be
environmentally certified
according to the Sweden
Green Building Council's Silver
level Nordic Swan Ecolabel or
equivalent standard.

2020

2019

Type and number

of sustainability
certifications, rankings
and markings according
to new buildings, GRI
CRE-8

10 of 13 projects were
environmentally certified,
one according to Nordic
Swan Ecolabel and nine
according to the Sweden
Green Building Council's

Silver level.

Four projects certified
according to the Sweden
Green Building Council's
Silver level. Two projects
were certified accord-
ing to the Nordic Swan
Ecolabel. One project
was not certified.

Social responsibility

Sustainability aspect Goal

Health and safety for
Magnolia Bostad's

employees All employees covered by a

health and safety committee

No workplace accidents

Outcome
2020 2019
Representation on working environment committees, GRI 100% 100%
403-1
Number of workplace accidents, GRI 403-9 2020
Sick leave® 1.7%
Of which short-term 63.7%
Of which long-term 36.3%
Workplace accidents? 1
Fatalities (0]

D Long-term sick leave is defined as sick leave lasting more than four weeks. In

2020 fewer than five people took long-term sick leave.
2 The workplace injury was of a less serious nature.

Low employee turnover Percent Percent
Employee turnover 401-1 women men Total
New hires 25.0% 26.5% 29
Terminated 9.3% 12.2% 12
Training and skills Average hours of training per Total average hours of training, GRI 404-1
development employee, per gender, per 2020 2019
occupational category >40hrs
per year Women Men Total Women Men Total
Management 32 19 26 69 32 47
Managers 34 21 27 47 59 55
Employees 24 28 26 27 30 28
Total 26 26 26 33 36 34
All employees must have Employee talks and career planning GRI 404-3 2020
employee interviews and
career planning every year Percentage of employees with regular employee talks and 100%

career planning

Mag
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Sustainability aspect

Goal

Outcome

Diversity and
gender equality

Equal gender breakdown
between men and women

Diversity of governance bodies and employees GRI 405-1

2020 2019
Man- Man-
age- Employ- age- Employ-
Board ment ees Total Board ment ees Total
Gender distribution
Women 29% 46% 60%  59% 17% 50% 54% 52%
Men 71% 54% 40% 1% 83% 50% 46%  48%
Age group
<30 0 % 0% 7% 7% 0% 0% 1% 9%
30-50 30% 100% 81% 79% 33% 88% 77% 75%
>50 70% 0% 12% 14% 67% 12% 12% 16%

Total number of employees by gender, region and type of employment GRI 102-8,

Employees at Magnolia Bostad 31/12/2020

2020 2019
Region Women Men Total Women Men Total
Eastern Region 58] 39 Q4 50 34 84
Central Region 3 4 7 (0] 4 4
Southern Region 3 2 5 8
Western Region 4 1 4 1 5
Northern Region (0] 3 3 0] 6]
Total 63 49 112 57 44 101

In the Eastern region, one part-time employee and one temporary employee (both
are women). The Southern region has a man working part-time. These are included
in the table above. Aside from these, everyone in the table is employed full time. As
of 12/31/2020, the company had 10 consultants in the business.
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GRIl index

Page
GRI Standard Details reference Comments
GENERAL INFORMATION
GRI102: General 102-1 Name of the organization 97
Disclosures 2016 102-2 Brands, products and services 4-5,78
102-3 Location of headquarters 97
102-4 Location of operations 4-5,22-23
102-5 Ownership and legal forms 10,78
102-6 Markets served 3-4,10
102-7 Scale of the organization 4-5,72,
88-90
102-8 Information on employees and other workers 73-74
102-9 Supply chain 64
102-10 Significant changes to the organization and its supply chain No significant changes
102-1 Precautionary principle or approach 58
102-12 External initiatives 58
102-13 Membership of associations 64, 66,68
102-14 Statement from the CEO, Head of Sustainability and the 6-7,57,131
Chairman of the Board of Directors
102-16 Values, principles, standards and norms of behaviour 10-11, 15, 59,
66
102-18 Governance structure 59, 64, 66, 69,
131-148
102-40 List of stakeholder groups 58-59
102-41 Collective bargaining agreements Not affiliated
102-42  Identifying and selecting stakeholders 58-59
102-43  Approach to stakeholder engagement 58-59
102-44  Key topics and concerns raised 58-59
102-45  Entities included in the consolidated financial statements 58
102-46  Defining report content and topic boundaries 58-59
102-47  List of material topics 58-59
102-48  Restatements of information No corrections made
102-49  Changesinreporting No corrections made
102-50 Reporting period 58
102-51 Date of most recent report 31/3/2020
102-52 Reporting cycle 58
102-53  Contact point for questions regarding the report Fredrik Westin, CFO
102-54  Claims of reporting in accordance with the GRI Standards 58
102-55  GRI contentindex 75-76
102-56  Policy for external assurance The report has not been
externally reviewed
Page
GRI Standard Details reference SDG™" Comments
SIGNIFICANT FOCUS AREAS
Economic
Long-term profitable growth
GRI103: Management 103-1 Explanation of the material topic and its 58-59, 64
Approach 2016 boundaries
103-2 The management approach and its 64
components
103-3 Evaluation of the management approach b4
GRI201: Economic 201-1 Direct economic value generated and 72
Performance 2016 distributed
Anti-corruption 16 Nosione
GRI103: Management 103-1 Explanation of the material topic and its 58-59, 64 """‘”‘,'._'l"‘
Approach 2016 boundaries _z
103-2 The management approach and its 64 -
components
103-3 Evaluation of the management approach 64
GRI 205: Anti-corruption 2016 205-3 Confirmed incidents of corruption and actions 72
taken

Magnolia Bostad 2020

75



Sustainability Report | GRI index

Page
GRI Standard Details reference SDG" Comments
Sustainable purchasing and supplier evaluations T
GRI103: Management 103-1 Explanation of the material topic and its 58-59 M
Approach 2016 boundaries ‘l'
103-2 The management approach and its 58-59
components
103-3 Evaluation of the management approach 58-59
GRI 412: Human Rights 412-2 Employee training on human rights 74 Number of hours not
Assessment 2016 reviewed
4141 Number of suppliers evaluated for compliance 64,72 Percentage not stated.
with contract and Code of Conduct.
Environment
Reduced climate impact 13 e
ACTION
GRI103: Management 103-1 Explanation of the material topic and its 58-59, 66
Approach 2016 boundaries @
103-2 The management approach and its 66
components
103-3 Evaluation of the management approach 66
GRI Construction and Real CRE-8 Type and number of sustainability 66,73
Estate Sector Supplement certifications, rankings and awards for new
construction
Social
Health and safety for DEGENT WORK AND
Magnolia Bostad's employees ECONDMICGRONTH
GRI103: Management 103-1 Explanation of the material topic and its 58-59, 68-69 /~/|
Approach 2016 boundaries "
103-2 The management approach and its 68-69
components
103-3 Evaluation of the management approach 68-69
GRI 403: Occupational Health 403-1 Representation on work environment 68-69,73
and Safety 2016 committees
403-9 Work-related injuries and ilinesses 68-69,73 Not completely reported
Training and education 10 faeo
INEQUALITIES
GRI103: Management 103-1 Explanation of the material topic and its 68-69,73 PN
Approach 2016 boundaries =)
103-2 The management approach and its 68-69 v
components
103-3 Evaluation of the management approach 68-69
GRI 404: Training and 4041 Average number of training hours 73
Education 2016 404-3 Percentage of employees with regular 73
employee talks and career planning
Diversity and gender equality
GRI103: Management 103-1 Explanation of the material topic and its 68-69
Approach 2016 boundaries
103-2 The management approach and its 68-69
components
R 10 REDUCED
103-3 Evaluation of the management approach 68-69 INEQUALITIES
a
GRI 405: Diversity and Equal  405-1 Diversity among management and employees 74 (=)
Opportunity 2016 v
Safety
GRI103: Management 103-1 Explanation of the material topic and its 58-59, 68-69
Approach 2016 boundaries
103-2 The management approach and its 68-69
components
103-3 Evaluation of the management approach 68-69

» SDG: Sustainable Development Goals.
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THIS IS A TRANSLATION FROM THE SWEDISH ORIGINAL

Auditor’s report on the statutory

sustainability statement

To the general meeting of the shareholders of Magnolia Bostad AB (publ), corporate identity number 556797-7078

Engagement and responsibility

It is the Board of Directors who is responsible for the
statutory sustainability statement for the year 2020 on
pages 56-77 and that it has been prepared in accord-
ance with the Annual Accounts Act.

The scope of the audit

Our examination has been conducted in accordance
with FAR's auditing standard RevR 12 The auditor's
opinion regarding the statutory sustainability state-
ment. This means that our examination of the statutory
sustainability statement is different and substantially
less in scope than an audit conducted in accordance
with International Standards on Auditing and generally

accepted auditing standards in Sweden. We believe
that the examination has provided us with sufficient
basis for our opinions.

Opinions
A statutory sustainability statement has been pre-

pared.

Stockholm, 30th of March 2021
Ernst & Young AB

Fredric Havrén
Authorized Public Accountant
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Directors’ report

The Board of Directors and CEO of Magnolia Bostad
AB (pub), CIN 556797-7078, hereby submit the annual
report and consolidated financial statements for the
financial year 01/01/2020-31/12/2020.

The business in general

Parent Company

The Parent Company, Magnolia Bostad AB, which is
domiciled in Stockholm, has one (2) employee and
conducts its business through the acquisition, owner-
ship and management of subsidiaries in the housing
industry.

The Group

The Group conducts operations within the housing in-
dustry related to tenant-owned and rental apartments,
community service properties and hotels. Production is
procured externally. Property management is conduct-
ed until the point in time when project management
may begin, and from the end of 2018, the Group has
own certain properties for its own long-term manage-
ment.

Significant events in the Group during the financial year
During the year, Magnolia Bostad agreed to acquire
8,233 (3,548) estimated building rights, the number of
production process-started residential units amounted
to 3,599 (2,678) and 3,204 (499) residential units were
sold during the period.

The Board proposes no dividend payment for 2020.

Business concept, targets and strategy

Magnolia Bostad is an urban developer that develops
and manages attractive and sustainable living environ-
ments with good profitability.

In light of Magnolia Bostad's investment in the devel-
opment of properties for self-management, the Board
has reviewed the company's targets to better reflect
its future business. The targets form the basis for prof-
itable growth and guide the development of projects,
both for self-management and for sale.

By the end of 2025, Magnolia Bostad shall own at least
4,000 completed residential units for self-manage-
ment, or alternatively own investment properties with a
market value of at least SEK 8 billion. Production must
start on at least 3,000 residential units per year, seen
as an average over d business cycle, and all projects
must, as previously, aim to achieve the requirements for
environmental certification corresponding to the Swed-
ish Green Building Council's silver certification or Nordic
Swan Ecolabel. The Group's equity/assets ratio must
amount to at least 30%. During 2020, the production
process started on 3,599 (2,678) residential units and
the equity/assets ratio totalled 32.7% (28.1) at the end
of the year.
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As of 31 December 2020, Magnolia Bostad was ac-
tive in the areas of rental apartments, tenant-owned
apartments, community service properties and hotels.
Magnolia Bostad also owns properties for self-man-
agement. Development must be in growth areas
demonstrating favourable long-term demographic
conditions. Production of projects only begins when
demand has been ensured.

Legal structure

The Magnolia Bostad Group, in addition to holdings re-
ported in accordance with the equity method, consisted
of 220 companies (191) as of 31 December 2020.

Organization

The Magnolia Bostad organization is divided into the
following departments: Business Development, Pro-
ject Development, Business Generation, Community
Service Properties, Magnolia Architects, Residential
Development, Operational Development, Communi-
cations, Legal and Finance. As of 31 December 2020,
the company's organization consisted of 112 employees
(107), of which 63 were women (56) and 49 were men
(45), at offices in Stockholm, Norrképing, Géteborg,
Malmé and Umeé.

Sustainability

Magnolia Bostad has a clear focus on ensuring that all
projects are financially, socially and environmentally
sustainable. The housing the company develops should
not just be sustainable today, but for generations.
Therefore, the company has a clear focus on sustaina-
ble material choices and social safety. A fundamental
prerequisite for the company's growth and profitability
is to think about long-term sustainability and integrate
the issues into each part of the business. In accordance
with Chapter 6, section 11 of the Annual Accounts Act,
Magnolia Bostad AB (publ) has opted to prepare its
statutory sustainability report as a separate report
from the annual report. The sustainability report was
submitted to the auditor along with the annual report.
The sustainability report can be found on pages 56-76.

Share information

The shares

Since 20 June 2018, Magnolia Bostad's shares have
been listed on Nasdaq Stockholm, in the Small Cap
segment, and are traded under the ticker MAG. The
total number of issued shares at the end of the period
was 37,822,283 with a quota value of SEK 4 per share.
According to Magnolia Bostad's Articles of Association,
the share capital shall total no less than SEK 120 m and
no more than SEK 480 m, which means that Magnolia
Bostad shall have a minimum of 30,000,000 and a
maximum of 120,000,000 shares. The share price at
closing on 30 December 2020 was SEK 58.40.

The Annual General Meeting held on 26 April 2017
resolved to issue 350,000 warrants to the subsidiary,



Financial overview

Amounts in SEKm unless otherwise specified 2020 2019 2018 2017 2016
Net sales 2,358 896 1,054 1,781 1,064
Gross profit/loss 594 30 147 434 422
Operating profit/loss 906 366 164 384 409
Profit/loss after financial items 725 194 22 276 319
Net profit/loss for the year 688 157 7 276 319
Interest coverage ratio (multiple) 4.1 1.4 0.7 3.4 4.4
Balance sheet total 5297 4,067 3,605 3,550 2,746
Equity 1733 1141 1,093 1171 989
Equity/assets ratio (%) 32.7 28.1 30.3 33.0 36.0
Return on equity, %" 49,4 13.2 1.0 22.0 36.7
Earnings per share after tax, SEK? 17.40 3.41 0.26 5.37 7.6
Earnings per share after full dilution, SEK® 17.40 3.41 0.26 5.37 713
Equity per share, SEK? 42,95 27.55 24.77 26.20 22.58
Earnings per share, SEK*® ] 2.002 o] 1.75 1.75
Number of outstanding shares 37,822,283 37,822,283 37,822,283 37822283 37822283
Number of outstanding shares after full dilution 37,822,283 37,822,283 37,822,283 37822283 379822832

» Excluding the minority

2 |t was decided at an Extraordinary General Meeting in the autumn of 2020 to pay a dividend for the 2019 financial year.

160,000 warrants are held by the Magnolia Bostad Group.
“ Refers to the Board's proposed dividend for each financial year

For information about alternative KPls, see Note 36 — Alternative KPls.

Magnolia Utveckling AB. In total 260,500 warrants
were transferred to employees in accordance with the
warrant program, and 28,000 warrants have been
repurchased. 89,500 unexercised warrants were can-
celled during the year. Each warrant entitles the holder
to the right to subscribe to one share at a strike price
of SEK 84 per share. The subscription period is from 2
November 2020 until 26 April 2022.

The Annual General Meeting held on 10 May 2019
resolved to issue 200,000 warrants to the subsidiary,
Magnolia Utveckling AB. Following the AGM's decision,
200,000 of the warrants were offered to key employ-
ees at the subsidiary, all of which have been acquired by
and assigned to key employees. Each warrant enti-

tles the holder to subscribe for one share in Magnolia
Bostad at a strike price of SEK 84 per share during the
period from 1 November 2022 until 26 April 2024.

Ownership

The number of shareholders as of 31 December 2020
amounted to 4,009 (3,691). F. Holmstréom Fastigheter
AB, which is controlled by Fredrik Holmstrém through a
company, owns 56.4% (56.4) of Magnolia Bostad. The
ten largest owners together hold 87.2% (87.7) of the
votes. One (one) of these had a holding amounting to
10% or more of the votes in the company.

Earnings, financial position and cash flow

The Group

Net sales for the financial year amounted to SEK 2,358
m (896) and consist primarily of sales of development
and project properties. Magnolia Bostad recognised
revenue for 3,904 properties, compared to 499 proper-
ties last year.

Operating profit amounted to SEK 906 m (366) and
includes changes in value to management properties of
SEK 336 m (348). The operating profit was negatively
affected by delays in certain projects as their zoning
plans were reviewed or appealed.

During the year, Magnolia Bostad strengthened its
organization, which resulted in an increase in costs for
central administration to SEK -98 m (-89).

Net financial items amounted to SEK -181m (-172). The
increase is primarily attributable to growing assets that
are financed externally. The profit/loss after tax for the
full year amounted to SEK 688 m (157). Tax expenses
totalled SEK -37 m (-37) and consisted of deferred tax-
es on temporary differences in investment properties.

The balance sheet total increased by SEK 1,230 m to
SEK 5,297 m (4,067). The Group's equity as of 31 De-
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cember 2020 amounted to SEK 1,733 m (1,141) with an
equity/assets ratio of 32.7% (28.1). The minority share
of equity was SEK 109 m (99). During the year, a divi-
dend of SEK 21 m was distributed to holders without a
controlling influence. In 2020, return on equity amount-
ed to 49.4% (13.2).

Total interest-bearing loans amounted to SEK 2,021 m
(2,491) as of 31 December 2020. Interest-bearing net li-
abilities, after deductions for cash and cash equivalents
of SEK 277 m (447), amounted to SEK 1,744 m (2,050).
At the end of the year, Magnolia Bostad's average
interest rate on the nominal principal loan amount was
7.1% (7.0) with an interest coverage ratio of 4.1 (1.4). The
average tied-up capital period, excluding deposits and
the credit line, was 2.0 years (1.6) on 31 December 2020.

Consolidated cash flow from operating activities
amounted to SEK 405 m (-18), cash flow from invest-
ment activities amounted to SEK -168 m (-267) and
cash flow from financing activities amounted to SEK
-401Tm (324). Cash and cash equivalents as of 31 De-
cember 2018, amounted to SEK 277 m (447). In addition
to cash and cash equivalents, there are unused credit
facilities totalling SEK 490 m (788) as of 31 December
2020.

Parent Company

The parent company's profit after tax for the period
was SEK 118 m (87). The balance sheet total amounted
to SEK 1,914 m (2,057). The equity/assets ratio in the
parent company was 23.9% (20.3).

Project portfolio

The total number of estimated building rights in the
portfolio amounted to 22,731 (18,037) as of 31 Decem-
ber 2020. During 2020, 3,904 residential units were sold
from 17 projects, compared to 499 from 6 projects in
2019. During the year, 13 projects totalling 2,901 residen-
tial units were completed, compared to 7 projects to-
talling 1,060 residential units last year. In 2020, a total
of 13 (37) apartments were converted to tenant-owned
apartments and sold to end customers in already-sold
rental apartment projects.

Auditors

At the Annual General Meeting on 27 April 2020, the
auditing company Ernst & Young AB was re-selected as
the company's auditor for the period extending up to
the end of the 2021 Annual General Meeting.

Corporate governance and the work of the Board
Magnolia Bostad AB is a Swedish public limited liabil-
ity company domiciled in Stockholm. The Articles of
Association, the Swedish Companies Act, the Swedish
Annual Accounts Act, Nasdaq's regulations for issuers,
the Swedish Corporate Governance Code and other
applicable laws and regulations form the basis of the
company's corporate governance.
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The Annual General Meeting in 2020 was held on 27
April 2020. Present at the meeting were 5 shareholders
(20), representing in total 71.7% of the votes (72.0).
Fredrik Holmstrom was elected chair of the Meeting.
The minutes from the Annual General Meeting are avail-
able on Magnolia Bostad's website, magnoliabostad.se.

The Annual General Meeting in 2020 resolved on the
following:
Adoption of the income statement and balance
sheet for the 2019 financial year and appropriation
of profits.
Granting of discharge from liability for the Board
members and the CEO for the financial year 2019.
Adoption of remuneration to the Board of Directors
and auditors.
Re-election of Board members Viveka Ekberg Fredrik
Holmstrém, Jan Roxendal, Andreas Rutili, Risto Si-
lander and Fredrik Tibell, and the additional election
of Anna-Greta Sjéberg.
Fredrik Holmstréom was elected Chair of the Board.
Reselection of the auditing company Ernst & Young
AB as auditor. Authorized auditor Fredric Havrén was
appointed chief auditor.
Resolution on warrants program and the transfer of
warrants.
Resolution on new nomination committee instruc-
tions.

All decisions apply to the period until the end of the next
Annual General Meeting.

The formal work plan for the Board of Directors in-
cludes information about the distribution of responsi-
bility between the Board of Directors, the Chairman of
the Board and the CEO. The Board is responsible for the
company's organization and management. The work
of the Board follows an annual meeting schedule that
utilizes a fixed agenda structure for each Board meet-
ing. As needed, employees from the company attend
Board meetings to hold presentations. A description of
Magnolia Bostad's corporate governance and the work
of Board of Directors can be found in the Corporate
Governance Report.

Guidelines for remuneration to Executive Management
At the 2020 Annual General Meeting, it was decided
that the following guidelines for salaries and other
remuneration to Board members, the company's CEO,
Deputy CEO and other senior executives apply until new
guidelines are adopted by an AGM, however no later
than the end of the 2024 AGM. Executive Management
refers to members of the company's executive man-
agement team. The guidelines apply to agreements
entered into after the decisions taken at the Meeting,
as well as where changes have been made to existing
agreements after this point. The guidelines do not cover
fees to the Board determined by the Annual General
Meeting or such issues and transfers covered by Chap-
ter 16 of the Swedish Companies Act.



The guidelines' promotion of the company's business
strategy, long-term interests and sustainability

In brief, the company's business strategy is as follows.
Magnolia Bostad is an urban developer working with
rental accommodation, community service properties,
hotels and tenant-owned apartments. We develop

our accommodation as individual projects or as part
of larger projects involving the creation of a whole new
neighbourhood. Magnolia Bostad will develop effi-
cient, attractive and functional new housing with good
profitability. By working with several forms of tenure
and focusing on long-term partnerships, the compa-
ny achieves a good diversification of risk. In order to
achieve our targets within the framework of our busi-
ness concept, the following strategic focus has been
established: development will take place in locations
with good, long-term demographic conditions; prop-
erties should be developed for sale as residential units,
community service properties or hotels based on mar-
ket conditions and each property's individual potential
and characteristics; projects must also be developed
for self-management, to strengthen the balance sheet,
generate ongoing cash flow and create long-term value
growth; production should start only when demand is
ensured, cooperation should be with long-term part-
ners and the balance sheet must be utilized efficiently,
primarily through a high turnover rate throughout the
project chain.

For further information on the company's business
strategy, see https://om.magnoliabostad.se/en.

Successful implementation of the company's business
strategy and safeguarding the company's long-term
interests and sustainability, requires the company to
be able to recruit and retain skilled employees. This re-
quires the company to be in a position to offer compet-
itive remuneration. These guidelines enable senior ex-

ecutives to be offered a competitive total remuneration.

Previously established incentive schemes

In previous years, the Board has used long-term incen-
tives with the aim of promoting the company's long-
term financial interests by encouraging ownership in
the company. This promotes the company’s business
strategy and enables the shareholders and employees
concerned to achieve the same long-term targets as
well as a common view on sustainability issues. They
have been approved by the AGM and are therefore not
covered by these guidelines.

The Annual General Meeting held on 26 April 2017,
resolved to issue 350,000 warrants to the subsidiary,
Magnolia Utveckling AB. During 2018, 260,500 war-
rants were transferred to employees at market terms
in accordance with the warrant programme. 28,000
warrants were bought back during 2019. Warrants that
have been bought back are still in the ownership of the
subsidiary Magnolia Utveckling AB. 89,500 unexercised
warrants were cancelled during 2019. Each warrant
entitles the holder to the right to subscribe to one share

at a strike price of SEK 84 per share. The subscription
period is from 2 November 2020 until 26 April 2022.

The Annual General Meeting held on 10 May 2019,
resolved to issue 200,000 warrants to the subsidiary,
Magnolia Utveckling AB. During 2019, 170,000 warrants
were transferred to key personnel at Magnolia Bostad
at market terms in accordance with the warrant pro-
gramme. The outstanding warrants remain in Magnolia
Utveckling AB's ownership and can, according to the
AGM's decision, be offered to employees of Magnolia
Bostad (which may include senior executives). Each
warrant entitles the holder to the right to subscribe

to one share at a strike price of SEK 84 per share. The
subscription period is from 1 November 2022 until 26
April 2024.

There is no agreed incentive scheme that has not fallen
due for payment, i.e. there is no commitment for the
company to pay in agreed schemes.

For further information on these schemes, see https://
om.magnoliabostad.se/en.

Remuneration and forms of remuneration

Remuneration to senior executives shall be mar-
ket-based and competitive and may consist of a fixed
portion and a variable portion, as well as pensions and
other benefits. In addition, the Board can prepare, and
the AGM decide on, share- and share price-related
incentive schemes. With a combination of remuneration
forms, it is possible to achieve both short and long-term
target management that works for target fulfilment.
The various forms of remuneration that can be paid are
described below.

Fixed part

The fixed salary (monthly salary) should be attractive
in relation to the market and based on the employ-
ee's skills, experience and performance. The salary is
assessed annually. Senior executives do not receive
remuneration for Board assignments in the Group.

Variable part

In addition to the fixed salary, variable remuneration
can be paid to senior executives (however, the CEOQO,
Fredrik Lidjan, only has a fixed salary). Variable remu-
neration may be paid at an amount corresponding to

a maximum of 12 monthly salaries. As a maximum, the
variable portion represents 50% of the total remunera-
tion (fixed and variable salary).

Variable remuneration must be linked to set targets and
must be partly based on individual performance and
partly on the company's performance and results and
must be designed to promote the company's business
strategy and long-term interests, including the com-
pany's sustainability targets. The targets for variable
remuneration should be related to the outcome of the
company's financial targets as well as individual tar-
gets. The financial targets are set by the Board with a
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view to ensuring that they are in line with the company's
business strategy and financial targets. The individ-

ual targets are used to ensure focus on non-financial
targets of particular interest. The targets set should be
measured over the course of a calendar year. After the
end of the calendar year, an overall assessment shall
assess the extent to which the set targets have been
met. It is the Board of Directors who is responsible for
the overall assessment, however, the CEO assesses
outcomes regarding individual targets to report to the
Board, which makes a decision.

Additional variable remuneration may be paid in excep-
tional circumstances, provided that such extraordinary
arrangements are time-limited and made only at anin-
dividual level, either for the purpose of recruiting or re-
taining executives, or as remuneration for extraordinary
work in addition to the person's regular duties. Such
remuneration may not exceed an amount correspond-
ing to a maximum of 50% of the total fixed portion of
the remuneration and may not be paid more than once
a year and per individual. A decision on such remunera-
tion shall be made by the Board (where applicable after
preparation by the remuneration committee).

Remuneration to Board members

In special cases, Board members elected by the AGM
shall be able to receive remuneration and other remu-
neration for work carried out on behalf of the company,
in addition to the work of the Board. For such services,
a market-oriented fee shall be payable, if required, to be
approved by the Board.

Pensions and other benefits

The terms of the pension must be on market terms

and must be based on defined-contribution pension
schemes. Individuals in the group of senior executives
have a defined contribution pension, with no other ob-
ligations from the company other than the payment of
an annual premium during the period of employment.

For the CEO and for other senior executives, pension
benefits and private health insurance must be premium-
determined. Variable cash remuneration (bonuses) shall
not be pensionable. The pension premiums for defined
contribution pensions correspond to the ITP plan and
amount to 4.5% of the fixed annual cash remuneration
up to 7.5 income base amounts and 30% of the fixed
annual salary exceeding 7.5 income base amounts.
However, the pension premiums for defined contribu-
tion pensions shall amount to a maximum of 35% of the
fixed part of the salary.

Other benefits shall be of limited scope and may
include: life and medical insurance and car insurance.
These benefits should form a minor part of the total
remuneration and be consistent with market conditions.

The company has no employment conditions that are
governed by non-Swedish regulations.
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Conditions for termination of employment

The retirement age should normally be 65 years. The
notice period for the CEO from the company shall not
exceed 12 months. The notice period for other senior ex-
ecutives shall not exceed 6 months. In the event of ter-
mination by the CEO, the period of notice is 12 months
and from senior executives a maximum of 6 months.

There are non-competition terms and terms regarding
remuneration after employment termination for the
CEO. Remuneration as a result of the prohibition of
competition shall not, in total, exceed an amount corre-
sponding to 60% of the previous monthly income at the
time of termination of employment (the average of the
monthly income for the twelve months preceding the
termination of employment). Such remuneration shall
compensate for any loss of income during the period
subject to the prohibition of competition obligation,
which shall not exceed twelve months after the termi-
nation of employment.

Incentive schemes

In order to improve long-term decision-making and
ensure long-term target fulfilment, the Board of Di-
rectors may propose that the AGM decide on incentive
schemes.

Salaries and terms of employment for other employees
In preparing this proposal for the guidelines, the salary
and terms of employment for all the company's em-
ployees have been taken into account by the fact that
information on employees’ total remuneration, remu-
neration components and increase in remuneration over
time has informed the Board's decision when evaluating
the reasonableness of the guidelines and the limitations
that follow these. The development will be reported in
the remuneration report prepared before the AGM in
2021.

The decision-making process to establish, review and
implement the guidelines

Given the size of the company and the scope of the
business, the company has chosen not to set up a
remuneration committee but has found that it is more
appropriate that issues regarding remuneration and
terms of employment for the company's management
be addressed by the Board in its entirety. If a Board
member is a member of the executive management,
he/she must not participate in this part of the work.
The Board shall have a remuneration policy regarding
remuneration and terms of employment for senior
executives.

The Board of Directors has to prepare proposals for
new guidelines at least every four years and submit the
proposals for decision at the AGM. The guidelines shall
apply until new guidelines have been adopted by the
AGM. It is also the responsibility of the Board to monitor
and evaluate any schemes for variable remuneration

for the company's management, the application of the
guidelines as well as applicable remuneration structures
and remuneration levels in the company.



In the Board's treatment of and decisions on remu-
neration-related matters, the CEO or other members
of the company’'s management do not attend, insofar
as they are affected by the issues. All decisions ensure
that conflicts of interest are counteracted and that any
conflicts of interest are handled in accordance with the
company's conflicts of interest policy.

Departure from the guidelines

The Board of Directors may decide to deviate tempo-
rarily from the guidelines in whole or in part, if there
are specific reasons for this in an individual case and a
departure is necessary to meet the company's long-
term interests.

Information on remuneration decided that has not been
due for payment and deviations from the guidelines for
remuneration decided by the Annual General Meeting
2019

At previous AGMs, guidelines were set for remuneration
and other terms of employment for senior executives
for the period leading up to the next AGM. The guide-
lines adopted by the AGM of 2019 have been followed
and all previously agreed remuneration that has not yet
been paid remains within the above framework. There is
one case of a fixed bonus agreement but is based on an
agreement with a person who at the time of signing the
agreement was not a senior executive.

Description of significant changes to the guidelines

The content of the guidelines has been reviewed and
adapted to reflect the legal requirements imposed by
Directive (EU) 2017/828 of the European Parliament
and of the Council, amending Directive 2007/36/EC as
regards the encouragement long-term involvement of
shareholders.

Other
Note ? shows the total remuneration and other bene-
fits paid to senior executives during the year.

Proposed guidelines for remuneration to Executive
Management in 2021

It is proposed by the Board that the Annual General
Meeting of 27 April 2021 should decide on the follow-
ing guidelines for salaries and other remuneration to
Board members, the company's CEO, Deputy CEO and
other senior executives, to apply until new guidelines
are adopted by an AGM, however no later than the

end of the 2025 AGM. Executive Management refers
to members of the company's executive management
team. The guidelines apply to agreements entered into
after the decisions taken at the Meeting, as well as
where changes have been made to existing agreements
after this point. The guidelines do not cover fees to the
Board determined by the Annual General Meeting or
such issues and transfers covered by Chapter 16 of the
Swedish Companies Act.

The guidelines' promotion of the company's business
strategy, long-term interests and sustainability

In brief, the company's business strategy is as follows.
Magnolia Bostad is an urban developer working with
rental accommodation, community service properties,
hotels and tenant-owned apartments. We develop

our accommodation as individual projects or as part
of larger projects involving the creation of a whole new
neighbourhood. Magnolia Bostad will develop effi-
cient, attractive and functional new housing with good
profitability. By working with several forms of tenure
and focusing on long-term partnerships, the compa-
ny achieves a good diversification of risk. In order to
achieve our targets within the framework of our busi-
ness concept, the following strategic focus has been
established: development will take place in locations
with good, long-term demographic conditions; prop-
erties should be developed for sale as residential units,
community service properties or hotels based on mar-
ket conditions and each property's individual potential
and characteristics; projects must also be developed
for self-management, to strengthen the balance sheet,
generate ongoing cash flow and create long-term value
growth; production should start only when demand is
ensured, cooperation should be with long-term part-
ners and the balance sheet must be utilized efficiently,
primarily through a high turnover rate throughout the
project chain.

For further information on the company's business
strategy, see https://om.magnoliabostad.se/en.

Successful implementation of the company's business
strategy and safeguarding the company's long-term
interests and sustainability, requires the company to
be able to recruit and retain skilled employees. This
requires the company to be in a position to offer com-
petitive remuneration. These guidelines enable senior
executives to be offered a competitive total remunera-
tion.

Previously established incentive schemes

In previous years, the Board has used long-term incen-
tives with the aim of promoting the company's long-
term financial interests by encouraging ownership in
the company. This promotes the company's business
strategy and enables the shareholders and employees
concerned to achieve the same long-term targets as
well as a common view on sustainability issues. They
have been approved by the AGM and are therefore not
covered by these guidelines.

The Annual General Meeting held on 26 April 2017,
resolved to issue 350,000 warrants to the subsidiary,
Magnolia Utveckling AB. During 2018, 260,500 war-
rants were transferred to employees at market terms
in accordance with the warrant programme. 28,000
warrants were bought back during 2019. Warrants that
have been bought back are still in the ownership of the
subsidiary Magnolia Utveckling AB. 89,500 unexercised

Magnolia Bostad 2020 83



Directors' report and accounts | Directors' report

warrants were cancelled during 2019. Each warrant
entitles the holder to the right to subscribe to one share
at a strike price of SEK 84 per share. The subscription
period is from 2 November 2020 until 26 April 2022.

The Annual General Meeting held on 10 May 2019,
resolved to issue 200,000 warrants to the subsidiary,
Magnolia Utveckling AB. During 2019, 170,000 war-
rants were transferred to key personnel at Magnolia
Bostad at market terms in accordance with the warrant
programme, and subsequently in 2020 the remaining
30,000 warrants were transferred to a key person in
Magnolia Bostad at market terms in accordance with
the warrant programme. Each warrant entitles the
holder to the right to subscribe to one share at a strike
price of SEK 84 per share. The subscription period is
from 1 November 2022 until 26 April 2024.

All agreed incentive schemes have fallen due for pay-
ment, i.e. there is no commitment for the company to
pay in agreed schemes.

For further information on these schemes, see https://
om.magnoliabostad.se/en.

Remuneration and forms of remuneration

Remuneration to senior executives shall be mar-
ket-based and competitive and may consist of a fixed
portion and a variable portion, as well as pensions and
other benefits. In addition, the Board can prepare, and
the AGM decide on, share- and share price-related
incentive schemes. With a combination of remuneration
forms, it is possible to achieve both short and long-term
target management that works for target fulfilment.
The various forms of remuneration that can be paid are
described below.

Fixed part

The fixed salary (monthly salary) should be attractive
in relation to the market and based on the employ-
ee's skills, experience and performance. The salary is
assessed annually. Senior executives do not receive
remuneration for Board assignments in the Group.

Variable part

In addition to the fixed salary, variable remuneration
can be paid to senior executives. Variable remuneration
may be paid at an amount corresponding to a maxi-
mum of 12 monthly salaries. As a maximum, the varia-
ble portion represents 50% of the total remuneration
(fixed and variable salary).

Variable remuneration must be linked to set targets and
must be partly based on individual performance and
partly on the company's performance and results and
must be designed to promote the company's business
strategy and long-term interests, including the com-
pany's sustainability targets. The targets for variable
remuneration should be related to the outcome of the
company's financial targets as well as individual tar-
gets. The financial targets are set by the Board with a
view to ensuring that they are in line with the company's
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business strategy and financial targets. The individ-

val targets are used to ensure focus on non-financial
targets of particular interest. The targets set should be
measured over the course of a calendar year. After the
end of the calendar year, an overall assessment shall
assess the extent to which the set targets have been
met. It is the Board of Directors who is responsible for
the overall assessment, however, the CEO assesses
outcomes regarding individual targets to report to the
Board, which makes a decision. It should be noted that
there is one instance of an agreement for a fixed bonus.
See the Guidelines for salary and other remuneration
adopted by the 2020 Annual General Meeting.

Additional variable remuneration may be paid in excep-
tional circumstances, provided that such extraordinary
arrangements are time-limited and made only at an
individual level, either for the purpose of recruiting or
retaining executives, or as remuneration for extraor-
dinary work in addition to the person’s regular duties.
Such remuneration may not exceed an amount cor-
responding to a maximum of 50% of the total fixed
portion of the remuneration and may not be paid more
than once a year and per individual. A decision on such
remuneration shall be made by the Board.

Remuneration of Board members

In special cases, Board members elected by the AGM
shall be able to receive remuneration and other remu-
neration for work carried out on behalf of the company,
in addition to the work of the Board. For such services,
a market-oriented fee shall be payable, if required, to be
approved by the Board.

Pensions and other benefits

The terms of the pension must be on market terms

and must be based on defined-contribution pension
schemes. Individuals in the group of senior executives
have a defined contribution pension, with no other ob-
ligations from the company other than the payment of
an annual premium during the period of employment.

For the CEO and for other senior executives, pension
benefits and private health insurance must be premi-
um-determined. Variable cash remuneration (bonuses)
shall not be pensionable.

The pension premiums for defined contribution pensions
correspond to the ITP plan and amount to 4.5% of the
fixed annual cash remuneration up to 7.5 income base
amounts and 30% of the fixed annual salary exceeding
7.5 income base amounts. However, the pension premi-
ums for defined contribution pensions shall amount to
a maximum of 35% of the fixed part of the salary.

Other benefits shall be of limited scope and may
include: life and medical insurance and car insurance.
These benefits should form a minor part of the total
remuneration and total a maximum of 10% of the fixed
aspect of the remuneration, while being consistent with
market conditions.



The company has no employment conditions that are
governed by non-Swedish regulations.

Conditions for termination of employment

The retirement age should normally be 65 years. The
notice period for the CEO from the company shall not
exceed 12 months. The notice period for other senior
executives shall not exceed 6 months. In the event

of termination by the CEO, the period of notice is 12
months and from senior executives a maximum of 6
months.

There are non-competition terms and terms regarding
remuneration after employment termination for the
CEO. Remuneration as a result of the prohibition of
competition shall not, in total, exceed an amount corre-
sponding to 60% of the previous monthly income at the
time of termination of employment (the average of the
monthly income for the twelve months preceding the
termination of employment). Such remuneration shall
compensate for any loss of income during the period
subject to the prohibition of competition obligation,
which shall not exceed twelve months after the termi-
nation of employment.

Incentive schemes

In order to improve long-term decision-making and
ensure long-term target fulfilment, the Board of Di-
rectors may propose that the AGM decide on incentive
schemes.

Salaries and terms of employment for other employees
In preparing this proposal for the guidelines, the salary
and terms of employment for all the company's em-
ployees have been taken into account by the fact that
information on employees’ total remuneration, remu-
neration components and increase in remuneration over
time has informed the Board's decision when evaluating
the reasonableness of the guidelines and the limitations
that follow these. The development will be reported in
the remuneration report for the year in question.

The decision-making process to establish, review and
implement the guidelines

Given the size of the company and the scope of the
business, the company has chosen not to set up a
remuneration committee but has found that it is more
appropriate that issues regarding remuneration and
terms of employment for the company’'s management
be addressed by the Board in its entirety. If a Board
member is a member of the executive management,
he/she must not participate in this part of the work.
The Board shall have a remuneration policy regarding
remuneration and terms of employment for senior
executives.

The Board of Directors has to prepare proposals for

new guidelines at least every four years and submit the
proposals for decision at the AGM. The guidelines shall
apply until new guidelines have been adopted by the
AGM. It is also the responsibility of the Board to monitor
and evaluate any schemes for variable remuneration

for the company's management, the application of the
guidelines as well as applicable remuneration structures
and remuneration levels in the company.

In the Board's treatment of and decisions on remu-
neration-related matters, the CEO or other members
of the company's management do not attend, insofar
as they are affected by the issues. All decisions ensure
that conflicts of interest are counteracted and that any
conflicts of interest are handled in accordance with the
company's conflicts of interest policy.

Departure from the guidelines

The Board of Directors may decide to deviate tempo-
rarily from the guidelines in whole or in part, if there
are specific reasons for this in an individual case and a
departure is necessary to meet the company's long-
term interests.

Description of changes to the guidelines

The content of the guidelines has been reviewed and
amended in order to remove descriptions of per-
son-specific conditions after the change of CEO. The
changes are not seen as being significant.

Other

The Annual Report shows the total remuneration and
other benefits paid to senior executives during the year.
The remuneration report has further details for the
CEO and deputy CEO.

Events after the end of the period

New targets and a new dividend policy were adopted
by the Board in February 2021 in the light of Magnolia
Bostad's investment in the development of properties
for self-management. These new targets replace previ-
ously communicated business and financial targets.

A senior unsecured green bond loan of SEK 500 m with
a variable interest rate of 3 months (STIBOR) plus
6.90% was issued during March 2021. At the same time,
a voluntary repurchase offer was made for outstand-
ing bonds maturing in 2021. In March, Magnolia Bostad
notified the holders of bonds maturing in 2021 of the
voluntary early redemption of all outstanding bonds in
accordance with the terms and conditions of the bonds.
Early redemption will take place during April 2021.

Proposed appropriation of company profits
The following is available to the Annual General Meeting,
SEK:

Share premium reserve 184,732,539
Profit/loss carried forward 4,846,450
Net profit/loss for the year 117,458,021
Total 307,037,010
The Board proposes:

To be carried forward 307,037,010
Total 307,037,010
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Risk management

Magnolia Bostad considers and manages on an ongoing
basis the various risks that arise in conjunction with its
operations and takes them into account when select-
ing the business focus, making business decisions and
establishing procedures.

It is the company's belief that an active risk manage-
ment through competent employees and good pro-
cedures does not simply identify risks in time but also

External risks

Risk

Description

contributes to higher profitability. Magnolia Bostad's
risks are divided into three main types: (1) external risks,
(2) operative risks and (3) organizational risks.

The following table presents Magnolia Bostad's signifi-
cant risks and uncertainty factors. The risk evaluation is
based on an overall assessment of the probability of the
risk occurring and the impact if the risk occurs.

Risk

assessment Primary management

Possibility to sell
projects

The business largely consists of the new produc-
tion of residential properties in Sweden's growth
areas. Magnolia Bostad is dependent on its ability
to meet the market's demand in order to be able
to successfully sell projects.

Through continuous market analysis, rules for when
production may begin and breakdown of projects into
stages.

Macroeconomic
factors

The real estate industry is greatly affected by
macroeconomic factors such as general economic
development, regional economic development,
population growth, rate of production, etc.

Through ongoing macroeconomic analysis and business
planning of which municipalities and districts have
favourable/unfavourable future conditions. By locking
commercial terms early or via framework agreements.

Competition Magnolia Bostad operates in a competitive Through competition analyses at both the regional and
industry. Competitors may increase in number local levels and constantly striving to refine Magnolia
and strength in the future, for example through Bostad's business model.
mergers, new strategies and/or enhanced finan-
cial possibilities.

Shortage of The increasing activity on the Swedish housing The business model largely secures income before the

resources market could cause building prices to rise and project is started and costs are procured as turnkey
make it difficult to secure production resources in contracts at a fixed price. The company works with dif-
the projects, which could resultin longer delivery ferent types of warranty solutions and long-term part-
times. The municipalities also risk suffering from a nerships and can therefore tie up necessary resources at
shortage of resources, which could result in longer an early stage.
processing times in terms of planning processes
and municipal housing projects.

Legal risks The business is regulated by not only a large num- Together with the company's legal advisers, develop-

ber of laws and regulations, but also different pro-
cesses and decisions related to these regulations,
both at the political and officials level. In addition
to the fact that this framework can change, it is
important that the company has interpreted laws
and rules correctly.

ments are followed and changes in laws monitored. The
company monitors case law concerning the company's
business areas. In addition, there is ongoing dialogue
with municipalities and authorities.

Reduction in
valuations of
properties

Risk that the market value of development prop-
erties on the balance sheet is lower than the book
value.

An impairment test is performed upon indications of
impairment. If the net realizable value is less than the
book value, a write-down is made.

Planning process
risk

Risk that the company will not be able to obtain a
detailed zoning plan for the construction of hous-
ing in agreements entered into for the acquisition
of land, or that this is severely delayed.

Soil conditions including special conditions such as
stormwater treatment, rare wildlife, archaeological
discoveries, environmental aspects and others may
stop plans or make them more expensive. Careful due
diligence and agreements subject to the corresponding
risks reduce exposure. Risks relating to politics and bu-
reaucracy are primarily risks of delay, but they can also
affect whether a planis obtained. Networking and good
relation-ships with municipalities can reduce these risks.

Climate change

Risk that areas will be more difficult to build on or
will have to be developed in a different way due

to climate change and increased aspects/require-
ments to take into account. Risk that self-man-
aged projects become more expensive to insure

as insurance companies look at factors such as
locations close to the sea, extreme weather and
100-year rain records linked to climate change and
increase the premium for these.

The company conducts analyses of the climate factors
that must be investigated in projects and follows de-
velopments in the insurance industry regarding climate
change.

Tax risks

Magnolia Bostad's operations are affected by the
tax rulesin effect in Sweden at any given time.
Changes to or incorrect interpretations of the tax
rules could have a negative impact.

The company monitors changes in legal practice and
plans for modified legislation and regularly consults
with external experts.

Low risk
Medium risk
High risk
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Operational risks

Risk

Risk
Description

assessment Primary management

Business models
and projects

The operations consist of real estate development
projects, which is why it is a pre-requisite that
these projects can be implemented profitably.

The projects are based on detailed financial calculations
in the project governance system, which are followed up
on aregular basis. Price risk is managed by the business
model, as part of which income is secured to a large ex-
tent before the projectis started, and costs are largely
tendered at a fixed price.

Transaction risks

Real estate transactions, which are associated
with uncertainty and risks, are carried out on an
ongoing basis. Such risks can include uncertain
market conditions, legal issues, financial commit-
ments, decisions by government authorities and
the handling of rental tenants.

The business conducts due diligence in conjunction

with acquisitions, including a legal analysis of existing
documentation, review of soil conditions and technical
deficiencies, the timing of the acquisition, assessment
of the company, understanding of the tax situation, etc.
When selling properties, one of the requirements is to
be knowledgeable about the guarantees that normally
accompany such a sale. In addition to its own staff, the
company engages external advisors as needed to ensure
the right competence when both purchasing and selling
real estate.

Key personnel

Magnolia Bostad is dependent on the knowledge,
skills and experience of key personnel. Itis there-

fore important to keep and as needed recruit key
personnel.

Ensure on an ongoing basis that the necessary compe-
tence is available and the extent to which competence
needs to be recruited or engaged. Work with continuous
competence transfer. Actively strive to make the com-
pany an attractive employer.

Environmental risks

Pollutants and other environmental damage are
the responsibility of the party carrying out the
business operations and this party is responsible
for post-ex remediation. If the party carrying out
the operations cannot pay post-ex remediation
of a property, the party that owns the property is
responsible.

When acquiring a property, the seller agrees to be
responsible for any environ-mental damages or such are
handled with detailed investigations.

Risk of change in
value of investment

The value of investment properties is affected by
a number of factors, including occupancy rate,

Market analysis to ensure the correct assumptions. At
the time of quarterly reports, internal valuations are

properties rent level and operating costs. In addition, it is made of all investment properties. External valuations
also affected by market factors such as yield are obtained for the first valuation of an investment
requirements and discount rates. Changes in property and continuously during the year for existing
value of investment properties affect the financial investment properties to ensure that valuation assump-
position and results. tions are correct.
Low risk
Medium risk
High risk
Financial risks
Risk Description Risk assessment  Primary management

Interest rate risk

Changes to market interest rates affect the
borrowing cost.

Interest rate expense is a significant cost for
Magnolia Bostad, and prior to each financing
transaction the risk that interest rates may change
isincluded in the calculation.

Credit risk There is a risk of not being paid for the In rental apartment transactions, the counterparty
apartments or properties as agreed. shall be well established and selected after careful
consideration, and when selling tenant-owned
apartments, diversification is achieved in that there
are many different types of buyers.
Liquidity risk If cash and cash equivalents are not availa- Ongoing forecasting of future cash flows based

ble to pay current costs, investments and
amortization payments on their due dates.

on different scenarios to ensure that financing is
arranged in time.

Financing risk

If financing for acquisitions or development
cannot be obtained, extended, expanded,
refinanced or if such loans only can be obtained
at unfavourable terms. Risk of change in margin
in the event of refinancing or new financing.

The company has an equity/assets ratio target to
be followed. Furthermore, the company is respon-
sible for regularly following up on special commit-
ments upon which the loans may be conditional.
The company also maintains an ongoing dialogue
with several credit issuers.

Low risk
Medium risk
High risk
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Consolidated Income Statement

01/01/2020 01/01/2019
Amountsin SEKM Note 31/12/2020 31/12/2019
Net sales 56 2,358 896
Production and operating costs -1,764 -866
Gross profit/loss 594 30
Central administration 8 -98 -89
Profit/loss from participations in associated companies and joint ventures 10 74 77
Change in value, investment properties 19 336 348
Operating profit/loss 7,91 906 366
Financial income 12 2 17
Financial expenses 13 -183 -189
Profit/loss before tax 725 194
Income tax 14 -37 -37
NET PROFIT/LOSS FOR THE YEAR 688 157
Profit/loss attributable to
Parent company shareholders 658 129
Holdings without a controlling influence 30 28
Earnings per share (SEK) 15
Before dilution effects 17.40 3.41
After dilution effects 17.40 3.41

o o

Consolidated Statement of Comprehensive Income

01/01/2020 01/01/2019
Amountsin SEKM Note 31/12/2020 31/12/2019
Net profit/loss for the year 688 157
OTHER COMPREHENSIVE INCOME FOR THE PERIOD
Total other comprehensive income (0] (0]
COMPREHENSIVE INCOME FOR THE YEAR 688 157
Comprehensive income attributable to
Parent company shareholders 658 129
Holdings without a controlling influence 30 28

Comments on the Consolidated Income Statement

Net sales amounted to SEK 2,358 m (896) and the operating
profit was SEK 906 m (366). Profit before tax for the period was
SEK 725 m (194).

Net sales is primarily explained by the sale of 3,904 residential
units (499). Net sales from the sale of property amounted to
SEK 1,973 m (484). Rental income amounted to SEK 21 m (16).
Operating costs for properties generating rental income were
SEK -13 m (-9), which means that their contribution to oper-
ating profit has increased to SEK 8 (7). Revenue from project
management services amounted to SEK 52 m (23), and other
invoicing for the projects and other revenue contributed SEK
312 m (373) to net sales.

Magnolia Bostad strengthened its organization during the
year, which explains the increase in central administration
costs to SEK -98 m (-89). Earnings from associated compa-
nies amounted to SEK 74 m (77), affected by earnings from
increases in the value of property in jointly-owned JVs with
Heimstaden and Slatto.
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Changes in the value of investment property amounted to
SEK 336 m (348) and comes mainly from growth in value from
ongoing project development. Realized value growth on sold
investment properties amounts to a total of SEK181Tm (234).

Operating profitincreased by SEK 540 m. This is explained by
more residential units sold at the same time as the change in
value of investment properties is at the same level as last year.

Net financial items

Net financial items amounted to SEK -181m (-172). This
increase is attributable to increased assets being externally
financed.

Net profit/loss for the year

The net profit for the year was SEK 688 m (157) of which SEK
-37 (-37) was income tax. Reported income taxes for the year
relate to deferred tax on temporary differences regarding
investment properties.



Consolidated Statement of Financial Position

Amountsin SEKM Note 31/12/2020 31/12/2019
ASSETS 1

Non-current assets

Goodwill 16 6

Other intangible assets 17 o] (0]
Total intangible assets 6

Investment properties 19 1,483 654
Rights of use assets 7 72 51
Machinery and equipment 18 12 12
Total property, plant and equipment 1567 717
Shares in associated companies and joint ventures 20 350 188
Receivables from associated companies 35 45 201
Other securities held as non-current assets 21 41 31
Other long-term receivables 22 1,059 563
Total financial assets 1,495 983
Total non-current assets 3,068 1,706

Current assets

Development and project properties 23 999 1,382
Tenant-owned apartments 1 9
Accounts receivable 24 45 41
Receivables from associated companies 36 136 b4
Other receivables 25 742 414
Prepaid expenses and accrued income 26 19 1
Cash and cash equivalents 27 277 447
Total current assets 2,229 2,361
TOTAL ASSETS 5,297 4,067
Comments on the Consolidated Statement of Financial SEK 119 m (121) referred to deposits paid for future property
Position acquisitions. Within the next 12 months, the Group is expect-
The consolidated balance sheet total increased to SEK 5,297 ed to receive SEK 625 m (294) in total claims on buyers of

m compared to SEK 4,067 m at the beginning of the year. the projects as amortization of promissory notes, payment
Properties held for long-term management are reported as of additional consideration, final consideration and forward
investment properties and totalled SEK 1,483 m (654). funding.

Long-term and short-term receivables from associated Development and project properties declined due to reclas-
companies and JVs fell by SEK 84 m to SEK 181 m (265). The sification of investment properties and at the same time the
decrease in receivables from associated companies is mainly Group was continuing to invest in the project portfolio. During
due to reduced receivables from the company jointly-owned the period, Development and project properties declined by
with Slatté Core Plus Holding AB. SEK 383 m and totalled 999 m (1,382).

Of the long-term and other receivables of SEK 1,801 m (977), Shares in associated companies and JVs rose by SEK 162 m to
SEK 1,627 m (812) were receivables of buyers of the projects, SEK 350 m (188), mainly due to investments and unrealized
mainly of our partners and large Swedish institutions, while changes in value in projects developed in JVs.
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Consolidated Statement of Financial Position

Amountsin SEKM Note 31/12/2020 31/12/2019
EQUITY AND LIABILITIES 1

Equity 28

Share capital 151 151
Other capital contributions 187 187
Retained profits including net profit/loss for the year 1,286 704
Equity attributable to Parent Company shareholders 1,624 1,042
Holdings without a controlling influence 109 99
Total equity 1,733 1,141
Non-current liabilities

Deferred tax liability 29 68 38
Non-current interest-bearing liabilities 30 1,377 1,667
Non-current liabilities to associated companies 35 10 -
Non-current lease liabilities 7 57 39
Other non-current liabilities 30 532 42
Total non-current liabilities 2,044 1,786
Current liabilities

Current interest-bearing liabilities 30 644 824
Current lease liabilities 7 18 13
Accounts payable 65 68
Liabilities to associated companies 35 13 1
Income tax liabilities 0 0
Other current liabilities 626 105
Accrued expenses and deferred income 31 154 129
Total current liabilities 1,520 1,140
TOTAL EQUITY AND LIABILITIES 5,297 4,067

For information about the Group's pledged assets and contingent liabilities, refer to Notes 32 and 33.

Comments on the Consolidated Statement

of Financial Position

Equity and equity/assets ratio

On 31 December 2020, consolidated equity amounted to SEK
1,733 m (1141), with an equity/assets ratio of 32.7% (28.1).
During Q4, a dividend of SEK 76 m was paid to the sharehold-
ers. Of the consolidated equity SEK 109 m (99) is attributable
to holdings without controlling influence.

Investments in property for self-management, both as in-
vestment properties and through JVs, have meant that total
assets have increased.

Interest-bearing liabilities
Total interest-bearing loans, including interest-bearing depos-

its amounted to SEK 2,021 m (2,491) as on 30 December 2020.

The majority of Magnolia Bostad's liabilities consist of bonds
with a book value of SEK 1,215 m and project-related liabilities

of SEK 437 m, of which SEK 156 m is collateralized by property.

Repayment for project-related liabilities is made in connection
with Magnolia Bostad's handover, or in connection with the fi-
nal payment being received from buyers upon project comple-
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tion. In 2021, SEK 262 m in project-related liabilities is expected
to mature, of which SEK 149 m is linked to a project within the
framework agreement with Heimstaden. The amount will be
amortized in conjunction with Heimstaden Bostad's access to
the project.

The remaining interest-bearing liabilities are made up of
deposits received of SEK 91 m and seller financing of SEK 121
m. The average tied-up capital period, excluding deposits and
the utilized credit line, was 2.0 years as of December 31,2020
compared to 1.6 years 31 December 2019.

After deductions for cash and cash equivalents of SEK 277 m
(447), interest-bearing net liabilities amounted to SEK 1,744 m
(2,050). Receivables at buyers amount to SEK 1,627 m (812),
interest-bearing net liabilities after deductions for receivables
at buyers amounts to SEK 117 m (1,238), a decrease of SEK
1,211 m compared to 31 December 2019.



Consolidated Cash Flow Statement

01/01/2020 01/01/2019
Amountsin SEKM Note 31/12/2020 31/12/2019
Operating activities 1
Profit/loss after financial items 725 194
Adjustments for non-cash items, etc.
Less share in profits in associated companies 74 =77
Earnings received from associated companies - 10
Depreciation/amortization and impairment of assets 45 23
Change in value, investment properties -336 -348
Capital gains/losses from the sale of development properties -691 -65
Other provisions - 0]
Other profit/loss items that do not affect liquidity 13 13
Income tax paid (0] 0]
Cash flow from operating activities before changes in working capital -318 -249
Cash flow from changes in working capital
Decrease(+)/increase(-) of development and project properties -627 -317
Decrease(+)/increase(-) in current receivables 1141 506
Decrease(+)/increase(-) in current liabilities 209 42
Cash flow from operating activities 405 -18
Investing activities
Acquisition of intangible fixed assets (0] 0]
Acquisition of investment properties =114 -282
Acquisition of property, plant and equipment -6 -3
Investment in financial assets -48 -1
Sales/reduction of financial assets o] 29
Cash flow from investing activities -168 -267
Financing activities
Issue of warrants 6] 6]
Borrowings 1,513 677
Repayment of borrowings -1,810 -264
Dividend paid to parent company owners -76 -
Dividend paid to minority interests -28 -86
Acquisition of non-controlling interests - -3
Cash flow from financing activities -401 324
Cash flow for the year -164 39
Cash and cash equivalents at the beginning of the year 441 403
Cash and cash equivalents at the end of the year 277 441

Interest received amounted to SEK 2 m (17). Interest paid amounted to SEK -1770 m (-176).

Comments on the Consolidated Cash Flow Statement

Cash flow from operating activities for the entire year 2020
amounted to SEK 405 m (-18). The cash flow for the period was
affected by investments in the project portfolio. The cash flow
for the period from operating activities excluding investments
and other changes in development and project properties,
amounted to SEK 7,032 m (299).

cash flow.

In conjunction with the handover, Magnolia Bostad receives
forward funding for the projects, which means that Magnolia
Bostad receives payment for investments made up until
handover. Often, a part of the project gains is received at the
handover. The remainder of the project gains are received in
connection with project completion. This leads to a delay be-

tween the reporting of the sales in the results and the received

The cash flow from investment activities amounted to SEK
-168 m (-267) and was affected by investments in self-man-
aged properties of SEK -114 m (-282). The cash flow from
financing activities amounted to SEK -401 m (324).

Cash and cash equivalents as on 31 December 2020 amount-
ed to SEK 277 m, compared with SEK 441 m on 31 December
2019. In addition to cash and cash equivalents, there were
unutilized credit facilities of SEK 490 m (788) available as on
31 December 2020 of which there were unutilized overdraft
facilities of SEK50 m .
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Consolidated Statement of Changes in Equity

Retained
profits incl.
net profit/
Other capital loss for the Non-controlling
Amountsin SEKM Share capital contributions Reserves year interests Total equity
Opening equity 01/01/2018 151 187 (o] 599 156 1,093
Change of accounting principles
Effect of consolidation of tenant-owner
associations, note 37 - - - -25 -3 -28
Adjusted opening equity 01/01/2019 151 187 (o] 574 153 1,065
Net profit/loss for the year - - 0] 130 28 158
Other comprehensive income - - 0] - 0] 0]
Transactions with owners
Dividend - - - - -78 -78
Issue of warrants - 0 - - - 0]
Acquisition of non-controlling interests - - - 1 -4 -3
151 187 (o] 704 99 1,141
Closing equity 31/12/2019
Retained
profitsincl.
net profit/
Other capital loss for the Non-controlling
Amountsin SEKM Share capital contributions Reserves year interests Total equity
Opening equity 01/01/2020 151 187 (o] 704 99 1,141
Net profit/loss for the year - - - 658 30 688
Other comprehensive income - - - - - -
Transactions with owners
Dividend - - - -76 -21 -97
Issue of warrants - o] - - - o]
Closing equity 31/12/2020 151 187 (o] 1,286 109 1,733

For more information, see Note 28 - Share capital and other capital contributions.
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Parent Company Income Statement

01/01/2020 01/01/2019
Amountsin SEKM Note 31/12/2020 31/12/2019
Net sales 56 13 12
Total income 13 12
Central administration 7,89 -45 -26
Operating profit/loss 1 -32 -14
Financial income 12 283 243
Financial expenses 13 -133 =142
Profit/loss after financial items 118 87
Tax on profit/loss for the year 14 (0] 0]
NET PROFIT/LOSS FOR THE YEAR 118 87

Parent Company Statement of Comprehensive Income

01/01/2020 01/01/2019
Amountsin SEKM Note 31/12/2020 31/12/2019
Net profit/loss for the year 118 87
Other comprehensive income (0] 0]
COMPREHENSIVE INCOME FOR THE YEAR 118 87
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Parent Company Balance Sheet

Amountsin SEKM Note 31/12/2020 31/12/2019

ASSETS

Non-current assets

Participations in Group companies 34 89 89
Receivables from Group companies 35 39 39
Participations in associated companies 20 2 2
Receivables from associated companies 35 - 24
Total non-current assets 130 154

Current assets

Current receivables

Receivables from Group companies 35 1,718 1,880
Receivables from associated companies 35 24 0]
Other receivables 25 6] 1
Prepaid expenses and accrued income 26 7 2
Total current receivables 1,749 1,883
Cash and bank balances 27 35 20
Total current assets 1,784 1,903
TOTAL ASSETS 1,914 2,057

EQUITY AND LIABILITIES

Equity

Restricted equity

Share capital 28 151 151
Total restricted equity 151 151

Non-restricted equity

Share premium reserve 185 185
Profit/loss carried forward 5 -6
Net profit/loss for the year 118 87
Total non-restricted equity 307 266
Total equity 458 417
Liabilities

Non-current liabilities
Non-current interest-bearing liabilities 30 1,056 1157
Total non-current liabilities 1,056 1,157

Current liabilities

Current interest-bearing liabilities 30 251 428
Accounts payable 2 1
Liabilities to Group companies 35 14 22
Other current liabilities o] 2
Accrued expenses and deferred income 31 35 30
Total current liabilities 400 483
Total liabilities 1,455 1,640
TOTAL EQUITY AND LIABILITIES 1,914 2,057

For information about pledged assets and contingent liabilities, refer to Notes 32 and 33.
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Parent Company Cash Flow Statement

01/01/2020 01/01/2019
Amountsin SEKM 31/12/2020 31/12/2019
Operating activities
Profit/loss after financial items 18 87
Adjustments for non-cash items, etc. 12 13
Tax paid (0] 0]
Cash flow from operating activities before changes in working capital 132 100
Cash flow from changes in working capital
Decrease(+)/increase(-) in current receivables 158 -167
Decrease(+)/increase(-) in current liabilities 96 -12
Cash flow from operating activities 254 -79
Investing activities
Sales/reduction of financial assets
Change in long-term receivables
Cash flow from investing activities o
Financing activities
Borrowings 538 -
Repayment of borrowings -833 -
Dividend paid -76 -
Cash flow from financing activities -371 -
Cash flow for the year 15 -79
Cash and cash equivalents at the beginning of the year 20 100
Cash and cash equivalents at the end of the year 35 20

Interest received amounted to SEK1m (7). Interest paid amounts to SEK -123 m (-126).
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Parent Company Statement of Changes in Equity

Share premium

Retained profits
incl. net profit/

Amountsin SEKM Share capital reserve loss for the year Total equity
Opening equity 01/01/2019 151 185 -6 330
Net profit/loss for the year - - 87 87
Other comprehensive income - - 0] 0]
Closing equity 31/12/2019 151 185 81 417
Retained profits
Share premium incl. net profit/
Amountsin SEKM Share capital reserve loss for the year Total equity
Opening equity 01/01/2020 151 185 5 341
Net profit/loss for the year - - 18 18
Other comprehensive income - - 0] 0]
Closing equity 31/12/2020 151 185 123 458

For more information, see Note 28 — Share capital and other capital contributions.
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Additional information and notes

Note 1

About the company in general

Magnolia Bostad AB, corporate identity no. 556797-7078,
domiciled in Stockholm, is subject to controlling influence from
F. Holmstréom Fastigheter AB, corporate identity no. 556530-
3186, domiciled in Stockholm, Sweden. The Annual Report and
consolidated accounts have been approved by the Board of
Directors on 29 March 2021 and will be submitted to the Annu-
al General Meeting for approval on 27 April 2021.

Accounting principles

The Parent Company in the largest group to which Magnolia
Bostad AB is a subsidiary and where consolidated financial
statements are prepared is F. Holmstréomgruppen AB, CIN
556696-3590, domiciled in Stockholm. Magnolia Bostad AB's
head office is located at Sturegatan 6, Box 5853,102 40
Stockholm, Sweden.

Applied regulations

The consolidated accounts were prepared in accordance with
International Financial Reporting Standards (IFRS) issued

by the International Accounting Standards Board (IASB) and
interpretations from the IFRS Interpretations Committee as
adopted by the EU. Furthermore, the consolidated accounts
were prepared in accordance with Swedish law and the
Swedish Financial Reporting Board's recommendation RFR1,
Supplementary Accounting Rules for Corporate Groups.

The Parent Company applies the same accounting principles
as the Group with the exception of the cases set out below in
the section entitled "Parent Company accounting principles”.
Deviations that arise between the Parent Company and the
Group principles are the result of limitations to the possibili-
ties for applying IFRS in the Parent Company due to the Annu-
al Accounts Act and, in some cases, applicable tax regulations.

Conditions for the preparation of the financial statements for
the Parent Company and the Group

The Parent Company's functional currency is SEK, which is
also the reporting currency for the Parent Company and the
Group. All amounts, unless stated otherwise, are rounded to
the nearest m. Assets and liabilities are reported at cost, with
the exception of some financial assets and liabilities that in
the Consolidated Statement of Financial Position are meas-
ured at fair value. Financial assets and liabilities measured

at fair value consist of derivative instruments and securities,
measured at fair value via the consolidated income state-
ment.

The Group's accounting principles have been applied consist-
ently to the accounts and consolidation of the Parent Compa-
ny and subsidiaries.

Classification

Non-current assets and liabilities in the Parent Company and
Group consist only of amounts that are expected to be re-
coverable or paid later than twelve months from the balance
sheet date while current assets and liabilities in the Parent
Company and the Group consist only of amounts that are
expected to be recoverable or paid within twelve months from
the balance sheet date.

Input data for measurements at fair value

Level1 Listed, unadjusted, prices on active markets for iden-
tical assets or liabilities that the company has access
to at the date of measurement.

Level 2 Otherinput data than the listed prices that are
included in Level 1, which are directly or indirectly
observable for assets and liabilities.

Level 3 Inputdata at Level 3 are non-observable input data
for assets and liabilities.

Consolidated financial statements

The consolidated income statement and balance sheet en-
compass all companies in which the Parent Company directly
or indirectly holds more than half of the share's voting rights
as well as companies in which the Group in any other way has
a controlling influence.

The financial statements for the Parent Company and the
subsidiaries that are included in the consolidated financial
statements refer to the same period and are prepared in
accordance with the accounting principles that apply to the
Group. A subsidiary is included in the consolidated financial
statements as of the date of acquisition, which is the date the
Parent Company acquires a controlling influence, normally
more than 50% of the votes, and is included in the consolidat-
ed financial statements until the date on which the controlling
influence ceases. Intra-Group transactions and any associat-
ed profit/loss are eliminated.

Business combinations vs. asset acquisitions

The acquisition of companies can be classified as either a
business combination or an asset acquisition. The assessment
is made on a case-by-case basis per acquisition. Company
acquisitions, the primary purpose of which is to acquire the
company's property and where the company's management
organization and administration is of subordinate importance
for the acquisition, are classified as asset acquisitions. Other
company acquisitions are classified as business combinations.

The difference between the cost of a business combination
and the acquired share of net assets in the acquired opera-
tions is classified as goodwill and reported as an intangible
asset in the balance sheet. Goodwill is measured at cost less
accumulated write-downs. Goodwill is distributed among
cash-generating units following an annual impairment test
in accordance with IAS 36. Transaction costs are expensed
directly to the period's profit/loss. When acquiring assets,
the cost is distributed among the acquired net assets in the
acquisition analysis.

The percentage of equity attributable to owners with a
non-controlling influence (previously referred to as minority
holding) is reported as an individual item under equity sepa-
rate from the share of equity of the Parent Company's owner.
A special note is also provided regarding their share of the
period's profit/loss.

Control over tenant-owner associations /Reporting of tenant-
owner associations

Magnolia Bostad consolidates tenant-owner associations dur-
ing the construction period and up to the time when the final
tenant-owners take over their apartments and the control is
judged to pass to the final tenant-owners. This means that
Magnolia Bostad reports unoccupied tenant-owned apart-
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ments as ongoing work within the asset item project and
development properties.

Reporting of associated companies and joint arrangements
Joint arrangements are companies in which the Group exercis-
es joint controlling influence through established agreements.
Joint arrangements are classified as either joint operations

or joint ventures. Joint operations are joint arrangements

in which Magnolia Bostad is entitled to the joint operations’
assets and obligations for liabilities and reports its share of
income and expenses item-by-item in the consolidated finan-
cial statements. Magnolia Bostad currently does not have any
companies that are considered joint operations.

Joint ventures, on the other hand, are arrangements in which
Magnolia Bostad is entitled to the net assets and the invest-
ment is reported using the equity method (see the section on
associated companies below). Assets (including any goodwill
and fair value adjustments) and liabilities for acquired or di-
vested joint arrangements during the year are included in the
consolidated financial statements from the date on which the
joint controlling influence is acquired and removed on the date
on which the joint controlling influence ceases.

The Group's holding of participations in a company that is not
a subsidiary but in which the Group exercises a significant but
non-controlling influence is classified as a holding of participa-
tions in associated companies Associated companies normally
arise when the Group has more than 20% but less than 50%
of the votes in the legal entity. The Group reports participa-
tions in associated companies and joint ventures in accord-
ance with the equity method. In the event the Group acquires
additional participations in the associated company, but the
company remains an associated company to the Group, the
previous holding is not remeasured. When participations in
associated companies are divested such that the significant
influence is no longer present, the entire holding is reported as
divested and any gains or losses are recognized in the consol-
idated income statement. In the event participations are left,
they are reported as Other securities.

The equity method means that the holding is initially report-
ed at cost. The carrying amount is increased or decreased
thereafter to take into account the Group's share of profit/
loss and other comprehensive income from its joint ventures
after the date of acquisition. The Group's share of profit/loss
from holdings reported under the equity method is included in
consolidated profit/loss and the consolidated share of other
comprehensive income is included in other comprehensive
income in the Group.

Gradual acquisitions

During the gradual acquisition of previous associated com-
panies, previous holdings are remeasured at fair value and
profit/loss is reported in the income statement when the
controlling influence is acquired.

Elimination of transactions between Group companies
Intra-Group receivables and liabilities and transactions be-
tween companies in the Group as well as related unrealized
gains are eliminated in their entirety. Unrealized gains arising
from transactions with associated companies and joint ven-
tures are eliminated to the extent that the Group owns partic-
ipations in the company. Unrealized gains arising as a result of
transactions with associated companies are eliminated from
"Participations in associated companies". Unrealized losses
are eliminated in the same manner as unrealized gains such
that there is no impairment requirement.
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Segments

The identification of segments is based on the internal report-
ing to the highest executive decision-maker, which in Magnolia
Bostad is the CEO. Since reporting to the CEO as a basis for
decisions regarding the distribution of resources is made for
the entire operations and not divided into geographic markets
or the equivalent, Magnolia Bostad is considered to consist of
only one segment.

Revenue recognition

Revenue recognition takes place when a performance com-
mitment is fulfilled by transferring a promised product or
service to a customer. An asset is transferred when control of
the asset is transferred to the customer. When a performance
commitment is met, or as a result of it being met, a company
must recognize the amount of the transaction price allocated
to the performance commitment.

Magnolia Bostad develops new housing, including rental
apartments, tenant-owned apartments, residential care
property, municipal properties and hotels. At the sale of a pro-
ject, two contracts are signed with the customer: one for the
sale of the project (the property) and one for the project man-
agement. Under IFRS 15, these two contracts are considered
a single contract. The Group has two separate performance
obligations; project management is reported over time based
on the degree of completion of the project and the sale of the
project (property) is reported at a point in time when control
is passed to the customer. The transaction price is allocated
between the two performance obligations based on inde-
pendent sales pricing for project management.

Revenue recognition of project management agreements
Project managementis reported as a performance obligation,
and the revenue attributable to the project management is
reported over time in accordance with the input method since
control is passed over time. Under the input method, revenue
is recognized on the basis of initiatives or input to meet a
performance obligation in relation to the total expected input
for the satisfaction of the performance obligation. Magnolia
Bostad has chosen actual project costs in relation to total
estimated costs for each project management agreement.
This method has been chosen because costs incurred are seen
as best reflecting the transfer to the customer. Costs for the
project management agreement consist mainly of personnel
costs and costs for sub-consultants.

Revenue recognition of projects (property)

Magnolia Bostad considers that the time of revenue recog-
nition of projects (property) is when control has been passed
to the buyer. The buyer is usually a stable Swedish institution
or a property company. The control is deemed to pass when
(i) a binding agreement is entered into with a purchaser of
the project (the property), (ii) local planning is in place, and
(iii) a binding turnkey contract has been entered into with a
contractor. The turnkey contract is signed by or transferred to
the buyer. The Group makes the assessment that control over
the asset is passed at the point in time when there is a legally
binding agreement with the purchaser and the significant
risks and benefits associated with the ownership of the asset
are thus passed to the purchaser.

The transaction price contains elements of variable consider-
ation. For rental apartment projects, hotels and residential
care properties, the variable consideration is linked to the fu-
ture property's rent/net operating income and area. Variable
remuneration amounts are estimated at the expected value
and included in the transaction price to the extent that a sig-
nificant reversal at a later point in time is highly improbable.
At the end of each reporting period, the estimated transac-



tion price is updated to correctly reflect the circumstances

at that point in time. The variable consideration for rents is
dependent on warranties limited in time and scope linked to
future rent levels/net operating income and future vacancy
levels for rental apartment projects. The vacancy guarantee is
updated using the current rental status.

Variable consideration in the transaction price linked to the
area consists of planning risk and any risk in the turnkey
contract. Planning risk is based on due diligence regarding the
local planning work and is reported as revenue when the build-
ing permit gains legal force, which is when the uncertainty
surrounding planning risk ceases. The risk in the turnkey con-
tractis considered to cease and is reported as revenue when
the turnkey contract has been concluded. The Group makes
an individual assessment of the expected value of any variable
consideration in each individual project.

Following revaluation of the projects’ expected final profit/
loss, previously calculated profit in the projects concerned is
adjusted and the projects are recognized as revenue or re-
ported as a decrease in revenue in the period during which the
transaction price is changed.

Sale of condominiums

Via the tenant-owner association, an agreement is signed
with the tenant-owner on the acquisition of a right of use

in the tenant-owner association corresponding to a certain
apartment. Magnolia Bostad assesses that controlling influ-
ence over tenant-owner associations ends at the time when
the final tenant-owners access their apartments and the
tenant-ownership is consolidated until this time. Revenues and
costs for tenant-owned apartment projects are reported as
the apartment buyers take over the tenant-owned apart-
ments and consist of the actual revenue for the apartment
sold and the sold apartment's share of the project's total
cost.

Rental income

Rental income is announced in advance and reported in the pe-
riod to which it is attributable, which is specified in the rental
contract. The rental contract includes additional charges such
as invoiced property tax and heating expenses.

Remuneration to employees and the Board of Directors
Remuneration to employees in the form of salaries, paid
vacation, paid absence due toillness, etc., and pensions are
reported as earned.

Defined-contribution pensions

The Group only utilizes defined-contribution pension plans. In
defined-contribution plans, the company pays fixed fees to an
external public or private legal entity that manages the future
pension commitments. The Group's profit is debited for costs
as benefits are accrued. The Group has no additional payment
commitments or other obligations once the fees are paid.

Financial income and expenses

Financial income consists of interest-bearing income on bank
balances, receivables and financial investments. Interest
income is reported using the effective interest method. When
the value of a receivable classified as a loan receivable and
accounts receivable or a loan liability has been impaired, the
Group lowers the carrying amount to the recoverable amount,
which is determined by the forecast cash flow discounted

by the original effective interest rate for the instrument,

and continues to dissolve the discounting effect as interest
income. Interest income on impaired loan receivables and
accounts receivable are reported at the original effective
interest rate.

Financial expenses consist of interest expenses and other
borrowing costs. Interest expenses are reported using the
effective interest method. Financial expenses are reported in
the period to which they refer.

Leasing - lessor

Lease agreements are classified as either finance or oper-
ating leases. Finance leases occur when the economic risks
and rewards attributable to the leasing object in all material
respects are transferred to the lessee. All other leases are
considered to be operating leases. The Group does not have
any material finance lease agreements and all lease agree-
ments are therefore reported as operating lease agreements,
which means that the lease fee is distributed on a straight-line
basis over the term of the lease.

Leasing - lessee

As the lessee, rights of use and leasing liabilities for the vast
majority of leasing agreements are recognized in the balance
sheet. Depreciation of rights of use and interest costs for
leasing liabilities are reported in the income statement. In the
cash flow analysis, payments attributable to the amortization
of leasing liabilities are reported in financing operations and
payments attributable to interest in operating activities.

The leasing liability is valued at the acquisition date at the
present value of unpaid leasing fees at the commencement
date. Subsequently, the lease liability increases with interest
costs and decreases with paid lease fees. The right of use is
initially reported at acquisition value, i.e. the original value of
the lease liability. The right of use then depreciates over the
period of use. Leasing fees are discounted by the marginal
loan interest rate. The Group applies the exceptions that the
standard allows for short-term leases and leases for which
the underlying asset is of low value. These lease agreements
are reported as other expenses. After the start date, the lease
liability is revalued to reflect re-evaluations and changes to
the lease agreement. The revaluation of the lease liability is
adjusted against the right of use. Profits or losses attributable
to changes in lease agreements are recognized in the income
statement.

Taxes

Income tax consists of current tax and deferred tax. Income
tax is reported in the income statement, except when the
underlying transaction is reported under Other comprehen-
sive income, or directly against Equity, whereupon the related
tax effect is also reported under either Other comprehensive
income or Equity.

Current tax is tax that must be paid or received for the year
in question, under application of the tax rates that have

been decided or in practice were decided as of the balance
sheet date. This also includes adjustments to current tax
attributable to previous periods. Deferred tax is calculated

in accordance with the balance sheet method and is based

on temporary differences between reported and taxable
values of assets and liabilities. Deferred tax is not reported for
temporary differences that arise during the initial reporting
of assets and liabilities that are asset acquisitions and which
at the time of the transaction affect neither reported nor
taxable profit/loss. Furthermore, temporary differences are
not considered to be attributable to participations in subsid-
iaries and associated companies that are not expected to be
reversed within the foreseeable future. Deferred tax is calcu-
lated using the tax rates and tax rules that have been decided
or in practice are decided as of the balance sheet date.

Deferred tax assets for deductible temporary differences and
loss carry-forwards are only reported to the extent that it is
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probable they will be used. The value of deferred tax assets is
written down when it is no longer judged to be probable that
they can be used.

Investment properties

Investment properties are properties held for the purpose

of collecting rental income or for an increase in value or a
combination of the two. Initially, investment properties are re-
ported at acquisition cost, including costs attributable to the
acquisition. Investment properties are normally reported on
the balance sheet from the contract date, if the transfer from
the seller is not made on a different date. If ownership of the
property is transferred on a different date, this second date is
used for the reporting of the investment property.

Additional expenses are only added to the reported value if
itis probable that the future economic benefits associated
with the asset will come to the company and the acquisition
value can be calculated reliably. Investment support received
reduces the asset's carrying amount to a corresponding
extent. Expenses for repairs and maintenance are reported in
the period they occur. Investment properties are reported at
fair value on the balance sheet date. Fair value is the estimat-
ed amount that would be received in a transaction at the time
of reporting between knowledgeable parties independent of
each other and who have aninterest in the transaction being
carried out. The valuations are made at the end of each quar-
ter and all investment properties are externally valued at least
once a year. Both unrealized and realized changes in value are
reported in the income statement under the heading Changes
in value of investment properties in operating profit.

Income from the sale of investment properties is normally re-
ported on the contract date if the transfer to the buyer is not
made on a different date. The transfer of the asset may have
occurred at a different time to the contract date. If this is
the case, the revenue is reported under this other date. When
assessing the revenue recognition date, consideration is given
to what has been agreed between the parties regarding risks
and benefits and involvement in day-to-day management.

Intangible assets

Intangible assets acquired by the company are reported at
cost less accumulated amortization and impairment. Expendi-
ture for internally generated goodwill and brands are reported
in the income statement as the costs are incurred. Additional
expenditure is added to the cost of acquisition only if such
expenditure increases the future economic benefits beyond
the original assessment and the expenditure can be calculated
in a reliable manner. All other expenditures are expensed as
they are incurred.

Property, plant and equipment

Property, plant and equipment are reported as an asset in the
balance sheet when, on the basis of available information, it

is probable that the future economic benefit associated with
the holding will flow to the company and the cost for the asset
can be calculated in a reliable manner. Property, plant and
equipment are reported at cost after deductions for deprecia-
tion according to plan and any write-downs.

Depreciation and amortization principles for intangible
assets and property, plant and equipment

Depreciation according to plan is based on the original cost
less the estimated residual value. Depreciation/amortization
occurs on a straight-line basis over the estimated useful life of
the asset.

Licenses

Machinery and equipment

Syears
3-5years
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Impairment losses

Carrying amounts for the company's assets are tested every
balance sheet date to assess whether there is a need for im-
pairment. If such an indication is present, the asset's recov-
erable amount is calculated as the higher of the value in use
and the net realizable value. Impairment losses are applied if
the recoverable amount is less than the carrying amount. An
impairment loss is only reversed if the asset's carrying amount
after the reversal does not exceed the carrying amount that
the asset would have had if no impairment loss had been ap-
plied. For goodwill and intangible assets with indefinite useful
lives, the impairment test is conducted annually.

Development and project properties

Development and project properties are held for the purpose
of developing and selling residential units, such as rental
apartments and tenant-owned apartments. The properties
are reported as current assets, even if some properties are
under management and generate rental income pending their
development. They are reported at the lowest of cost and

net realizable value. Development and project properties are
reported in their entirety when a binding agreement exists.

In certain agreements on asset acquisitions, there are addi-
tional payments that are payable if certain events occur in the
future. These additional payments are recognized when the
underlying event causing an additional payment occurs. Any
tax discounts at acquisition reduce the property's cost.

Provisions and contingent liabilities

A provision is reported in the balance sheet when the compa-
ny has an existing legal or informal obligation following the
occurrence of an event and it is probable that an outflow of
economic resources will be required to settle the obligation
and it is possible to reliably estimate the amount. Where the
effect of the time when the payment will occur is significant,
provisions are calculating by discounting the expected future
cash flow at an interest rate before tax that reflects cur-
rent market conditions of the value of the money and, where
appropriate, the risks associated with the debt. Provisions
are retested at every period end. Contingent liabilities are
possible obligations that derive from the occurrence of events
and whose existence will be confirmed only by the occurrence
or non-occurrence of one or more uncertain future events not
wholly within the control of the company. Contingent liabilities
also include claims deriving from the occurrence of events,
but which are not reported as a liability or provision since it

is probable that an outflow of resources will be required to
settle the claim and/or it is not possible to reliably estimate
the amount.

Financial instruments

A financial asset or financial liability is recognized in the bal-
ance sheet when the company becomes party to the instru-
ment's contractual terms and conditions. Financial assets are
derecognized from the balance sheet when the rights of the
agreement are realized, fall due or the company in any other
way loses control over them. Financial liabilities are derecog-
nized from the balance sheet when the obligations in the
agreement are discharged or in any other way extinguished.

Financial instruments reported in the balance sheet in-

clude cash and cash equivalents, accounts receivable, other
long-term receivables, other receivables and derivatives and
securities. Liabilities include accounts payable, loans, other
liabilities and derivatives. The company does not apply hedge
accounting.

Financial instruments are initially reported at cost corre-
sponding to the instrument's fair value at the time of acquisi-
tion including transactions costs for all financial instruments



except those that belong to the category Financial asset
reported at fair value in the income statement, which are
reported without transaction costs. Reporting thereafter
depends on how they are classified in accordance with that
stated below.

The financial assets category consists of three sub-groups:
financial assets measured at fair value through the income
statement, financial assets measured at accrued acquisition
value and financial assets measured at fair value via Other
comprehensive income.

Cash and cash equivalents and blocked accounts

Cash and cash equivalents consist of cash and immediately
accessible balances at banks and equivalent institutions.
Amounts in blocked accounts are funds serving as collateral
for repayment of loans or the financing of investments in
properties as well as rent deposits and are reported as Other
receivables.

Classifications of liability and equity instruments are de-
scribed below:

Liability instruments are the instruments that fulfil the
definition of financial liabilities from the issuer's perspective,
such as customer receivable and loan receivables. The Group
classifies its liability instruments in one of the following two
evaluation categories:

Financial assets measured at accrued acquisition value

Assets held for the purpose of collecting contractual cash
flows that only constitute payments of principal amounts
and interest, and which are not identified as valued at fair
value through profit or loss, are valued at accrued acquisition
value. The reported value of these assets is adjusted with any
reported expected credit losses. A default is defined as re-
ceivables where a significant part of the obligation is delayed
by more than 90 days. Individual assessment and provision is
made on the basis of rating-based impairment models. Due to
short maturities and/or high creditworthiness, the provisions
amount to insignificant amounts. Interest income from these
financial assets is reported in net financial items using the
effective interest method.

Customer receivables are reported at the amount that is
expected to be received after deductions for doubtful re-
ceivables that have been assessed individually. The expected
maturity of rental receivables is short, which is why the value
is reported at a nominal amount without discounting.
Receivables are reported at cost less any impairment losses.
A receivable is tested individually for its estimated probability
of default and recognized at the amount expected to be re-
ceived. Write-downs are made for bad debts and are reported
under operating expenses.

Financial assets measured at fair value through the income
statement

Assets that do not meet the criteria for accrued acquisition
value are measured at fair value through the income state-
ment. Profits or losses due to a debt instrument that after
initial recognition are valued at fair value through profit or loss
and are notincluded in a hedging relationship are recognized
in net financial items when they arise. Interest income from
these financial assets is reported in net financial items using
the effective interest method.

Liability instruments are reclassified only when the Group's
business model for managing these assets changes.

Equity instruments are instruments that meet the definition
of equity from the issuer's perspective, which means instru-

ments without a contractual obligation to pay and which
deposit a residual right in the issuer's net assets. Profits or
losses due to equity instruments measured at fair value via
the balance sheet are recognized in net financial items.

Financial assets measured at fair value through the income
statement

Investments in participations in companies other than Group
companies, joint ventures and associated companies are
included in assets measured at fair value through the income
statement.

The financial liabilities category consists of two sub-groups:
financial liabilities measured at fair value through the income
statement and financial liabilities measured at amortized
cost.

Financial liabilities measured at fair value through the income
statement

Financial assets measured at fair value through the income
statement consist of derivative instruments. Derivative in-
struments are measured in the consolidated accounts at fair
value with changes in value reported in the income statement.

Financial liabilities measured at accrued acquisition value
Refers to all other financial liabilities, such as borrowing, ac-
counts payable, accrued costs for services and goods that are
settled in cash. Financial liabilities (interest-bearing loans and
other financing), with the exception of short-term liabilities
where the interest rate effect is insignificant, are measured
initially at fair value, and thereafter at amortized cost when
applying the effective interest method. Accounts payable
and other liabilities with short-term expected maturities are
measured without discounting to a nominal amount. Liabili-
ties are reported when the counterparty has delivered and a
contractual payment obligation arises, even if the invoice has
not yet been received. Accounts payable are reported when
the invoice has been received.

A financial asset and a financial liability are netted and
reported as a net amount in the balance sheet only in the
presence of a legal right to net the amounts and to settle the
items with a net amount or simultaneously realize the asset
and settle the liability. As of the balance sheet date, there
were no financial instruments reported net or covered by off-
set agreements.

Cash Flow Statement

The indirect method is applied to the preparation of the cash
flow statement. The reported cash flow only includes transac-
tions that result in incoming or outgoing payments.

Parent Company accounting principles

The Parent Company prepared its annual accounts in accord-
ance with the Swedish Annual Accounts Act (1995:1554) and
the Swedish Financial Reporting Board's recommendation
RFR 2, Accounting for Legal Entities. The Swedish Financial
Reporting Board's statements for listed enterprises also
apply. Under RFR 2, the Parent Company in the annual report
for the legal entity shall apply all of the IFRS and statements
approved by the EU to the extent possible within the frame-
work of the Swedish Annual Accounts Act and with consider-
ation given to the link between accounting and taxation. The
recommendation states which exceptions and additions may
be made in relation to IFRS.

Participations in Group companies

Participations in Group companies are reported using the
cost method. Costs related to acquisition of subsidiaries
are included as part of the cost for participations in Group
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companies. The carrying amount for participations in Group
companies are tested for any impairment need when such
indications arise.

Group contributions, dividends and shareholders’ contributions
The company reports Group contributions according to the
alternative rule, which entails that Group contributions re-
ceived or paid are reported under appropriations. Anticipated
dividends are reported as financial income by the recipient.
Shareholders' contributions are reported directly under equity
by the recipient and capitalized in shares and participations by
the issuer to the extent a write-down is not required. Share-
holder's contributions received are reported as an increase in
unrestricted equity.

Financial instruments

Financial instruments are not reported in accordance with
IFRS 9, Financial Instruments, but rather are reported as the
lower of cost or net realizable value in accordance with the An-
nual Accounts Act. Receivables in the parent company largely
consist of receivables from subsidiaries which are reported

at acquisition value. Rating-based impairment models are
applied.

Changed reporting principles

New or changed existing standards that came into force on
1January 2020 have not had any significant impact on the
Group's financial reports.

New and changed standards that are not yet applied by the
Group

None of the new or revised existing standards that have not
yet come into force are expected to have any significant im-
pact on the Group's financial reports.

Changed accounting principles for tenant-owner associations
Magnolia Bostad follows the development of accounting
practices and consolidates tenant-owner associations from
Q2 2020 until the time when the final apartment buyers

gain access to their apartments as a result of the change in
accounting practices among housing developers during the
year. This means that Magnolia Bostad reports tenant-owned
apartment projects in the balance sheet as ongoing work
within the asset item development and project properties,

as well as interest-bearing current liabilities. Transactions
between Magnolia Bostad and the respective tenant-owner
association are eliminated as a result of the changed man-
agement. Revenues and costs for the projects are reported as
the apartment buyers take them over. According to previous
principles, Magnolia Bostad did not consolidate tenant-owner
associations and thus reported income and expenses at the
time when the tenant-owner association signed an agree-
ment on the acquisition of tenant-owned apartment projects
from Magnolia Bostad. All comparative figures for 2019 are
recalculated unless otherwise stated. For effects on the
financial statements for 2019, see Note 37 - Effect of change
in accounting principle.

As of 2020, the IASB has adopted an amendment to IFRS 3
that deals with the demarcation between business and asset
acquisitions, by adopting a new definition of business. In prac-
tice, the new definition means that if the purchase price for
the shares in a company acquisition is essentially attributable
to the market value of acquired properties, the acquisition
constitutes an asset acquisition. This simply means that the
surplus value in its entirety is allocated to properties and that
therefore no goodwill arises.

Other new or changed standards approved by the EU as well
as interpretative statements from the IFRS Interpretations

102 Magnolia Bostad 2020

Committee are currently not considered to have a significant
effect on earnings or financial position.

In other respects, accounting principles and calculation meth-
ods are not changed compared with the annual report last
year.

Note 2 Critical assessments
and estimations

The preparation of the financial statements in accordance
with IFRS requires that the Board of Directors and executive
management make assessments, estimations and assump-
tions that affect the application of the accounting principles
and the reported amounts of assets, liabilities, income and
expenses. The estimations and assumptions are based on
historical experiences and a number of other factors that
given the current circumstances are deemed to be reasonable.
The results of these estimations and assumptions are then
used to assess the carrying amounts for assets and liabilities
that otherwise are not clearly evident from other sources.
The actual outcome may deviate from these estimations and
assessments. The estimations and assumptions are reviewed
regularly.

Revenue recognition of projects (property)

The project development of rental apartments is recognized
as revenue as of the date that (i) a binding agreement has
been signed with a rental project purchaser, (ii) there is a
zoning plan, and (iii) a binding turnkey contract has been
signed with a contractor. The turnkey contract is signed by

or transferred to the buyer. The Group makes an individual
assessment on the need for any provisions in each individual
project. The Group establishes certain guarantees for the
project in relation to vacancy and rental levels for which the
Group makes provisions based on the specific circumstances
of each respective project. Reassessment of the provision for
rental guarantees takes place regularly based on the current
rental situation. The Group makes provisions for planning risk
on the basis of its knowledge of the local planning work. The
provision for planning risk is dissolved when the building per-
mit enters into legal force. The Group also makes provisions
for any risk in the turnkey contract. Variable remuneration
amounts are estimated at the expected value and included in
the transaction price to the extent that a significant reversal
at alater pointin time is highly improbable. Assessment and
estimation of variable components to include in the transac-
tion price is largely based on an assessment of future expect-
ed performance and all information (historical, current and
forecast) that is reasonably available to us. Reassessments of
the expected end result of the project mean adjustments of
previously calculated profit in the projects concerned. These
changes to forecasts are included in the recognized profit/loss
for the period. Estimated losses are charged directly to the
profit/loss in the period in which they are identified. Assess-
ments and estimates affect the receivable property sales,
which is stated in Note 22 - Other long-term receivables and
Note 25 - Other receivables. The total amount reported as a
receivable from property sales is SEK 1,627 m.

Revenue recognition, right of use (tenant-owned apartments)
Magnolia Bostad assesses that controlling influence over
tenant-owner associations ceases at the time when the final
tenant-owners purchase their apartments and the ten-
ant-ownership is consolidated until this time. Revenues and
costs for tenant-owned apartment projects are reported as
the apartment buyers take over the tenant-owned apartments
and consist of the actual revenue for the apartment sold and
the sold apartment's share of the project's total cost.



Revaluations of the projects' expected end result entail a
correction of previously prepared results in the projects
concerned. This forecast change is included in the period's
reported results. Assessed losses are charged in their entirety
directly to the profit for the period in the period in which they
are identified.

Revenue recognition, project management

Revenues from project management agreements are reported
successively based on the degree of completion of the project.
The degree of completion is determined mainly on an ongoing
basis as the work is carried out.

Valuation of properties

When valuing investment properties, estimates and assess-
ments can have a significant impact on the Group's reported
results and position. Internal valuations of investment proper-
ties require assessments of and assumptions about, for exam-
ple, future cash flows and the determination of direct yields
for each individual property. The assessments made affect
the carrying amount in the statement of financial position for
the item Investment properties and for investment properties
owned in joint ventures, which affects the item Participations
in associated companies and joint ventures. In the income
statement, it affects the item Changes in value of investment
properties and for investment properties, it affects the item
Profit from participations in associated companies and joint
ventures.

Magnolia Bostad continually monitors relevant property
transactions. Internal valuations of the entire property port-
folio are carried out with each quarterly report. To ensure the
quality of internal valuations, Magnolia Bostad continually
has parts of the portfolio externally valued. The discrepancies
between external and internal values have historically been
insignificant.

For more information on valuation, assessments and assump-
tions as well as sensitivity, see Note 19 - Investment properties
for properties reported as Investment properties and Note 20
- Participations in associated companies and joint ventures for
investment properties owned via joint ventures.

Deferred tax asset

Deferred tax assets and liabilities are reported for temporary
differences and unutilized loss carry-forwards. The measure-
ment of loss carry-forwards and the Group's ability to utilize
loss carry-forwards are based on company management's
estimations of future taxable income. Since a large portion of
the Group's income according to current tax rules is treated as
non-taxable income, the company’'s management has made
the assessment that no deferred tax asset for loss carry-for-
wards is reported.

Classification of development and project properties and
investment properties

When acquiring a property, an assessment is made whether
the property should be developed or used as a management
property. The assessment affects the consolidated profit/
loss and financial position since each approach is handled
differently from an accounting perspective. Properties that
are to be developed are classified as development and project
properties. Development and project properties are reported
as inventory since the intent is to sell the property after com-
pletion. The measurement is then the lowest of cost and net
realizable value. Investment properties, however, are held with
the aim of generating rental income and appreciation. Invest-
ment properties are measured at fair value and the change in
value is recorded in the income statement.

Executive management makes an individual assessment of
each property to determine whether the purpose is to develop
and sell residential units, both rental apartments and tenant-
owned apartments, or whether it is to own the property in the
long-term.

Demarcation between business combinations and asset
acquisitions

When acquiring businesses, an assessment is conducted of
how the acquisition should be reported based on whether
there are employees and the complexity of internal process-
es. Such an assessment also takes into account the number

of businesses and the occurrence of contracts with varying
degrees of complexity. If the above criteria are largely present,
the acquisition is classified as a business combination, and if
they are minimally present, as an asset acquisition.

Executive management makes an assessment on an acquisi-
tion-by-acquisition basis which criteria are met. In 2019 and
2018, the company’'s management made the assessment that
only asset acquisitions occurred.

Additional payments for asset acquisitions

In certain asset acquisitions, there are additional payments
that are payable if certain events occur in the future. These
additional payments are recognized when the underlying
event causing an additional payment occurs.

Note 3 Financial risks and
finance policy

Through its operations, the Group is exposed to different
types of financial risks. Financial risks refer to fluctuations in
the company's profit/loss and cash flow as a result of changes
in, for example, interest rates. The company is primarily
exposed to liquidity risk, financing risk, interest rate risk and
credit risk. The Group's finance policy for management of
financial risks has been drawn up and decided by the Board of
Directors. The finance policy forms a framework of guidelines
and rules in the form of risk mandates and limits for the finan-
cial operations.

The company's financial risk-taking and position can be
derived from, for example, the equity/assets ratio, interest
coverage ratio and loan-to-value ratio. Credit agreements
with banks and credit institutions often have established loan
covenants for these three performance measures. The com-
pany's own targets are in line with the banks' requirements. In
2020, the company met all targets and requirements. In order
for a dividend to be paid or a buy-back of shares to be made,
the Group's equity ratio according to the latest published
financial report at the time of disbursement must exceed
30%, including the relevant payment. For a description of the
company's risks and risk management, see the section Risk
Management in the Director’s Report.

Liquidity risk

Liquidity risk refers to the risk that there would not be suffi-
cient liquidity to meet future payment obligations. Internal li-
quidity forecasts are prepared on a regular basis for the com-
ing twelve months, where all items affecting the cash flow
are analysed in aggregate. The aim of the liquidity forecast

is to verify the need for capital. Capital tie-up is evaluated
individually for each project financing and synchronized with
each project maturity. The objective is to match cash flows
from forward funding and final consideration from buyers
with maturities on financing. Magnolia Bostad has a policy to
hold cash of SEK300 m, excluding overdraft facilities. In the
short-term, the Group's cash position may be lower. Decisions
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on investments that mean that the Group's limit on liquidity
of SEK300 m will be lowered shall be decided by the Board.
At the end of the year, cash and cash equivalents totalled SEK
277 m (441). In addition to cash and cash equivalents, there
were unutilized credit facilities of SEK 490 m (788) available,
including unutilized overdraft facilities of SEK 50 m .

Below is a maturity analysis for financial liabilities. The table
contains undiscounted cash flows based on the date of
contract and includes both the interest rate and the nominal
amount.

Maturity analysis 0-1 1-2 2-3 3-5 Owver5
31/12/2020 years years years years years
Interest-bearing

liabilities 886 638 151 639 -
Leasing liabilities 23 19 16 19 14
Liabilities to

associated

companies 13 10 - - -
Accounts payable 65 - - - -
Other liabilities 719 50 482 - -
Total 1,706 717 649 657 14
Maturity analysis 0-1 1-2 2-3 3-5 Over5
31/12/2019 years years years years years
Interest-bearing

liabilities 959 1,091 544 222 -
Leasing liabilities 16 14 6 10 19
Liabilities to

associated

companies 1 - - - -
Accounts payable 68 - - - -
Other liabilities 162 8 - - -
Total 1,106 1,113 550 232 19

Of the cash flows from interest-bearing liabilities within 0-1
year of SEK 886 m (959), SEK 238 m (542) occurs within six
months and SEK 648 m (417) after six months but within
twelve months.

The majority of the bank financing is linked to different pro-
jects where the repayment of debt will occur upon Magnolia
Bostad exiting the project, when sales proceeds are received
from the project buyers. Of the loans that fall due in 2021,
SEK 262 m are project-related loans where Magnolia Bostad
receives forward funding or final payment in connection with
the loan's maturity, which can be used to settle the debt.
Loans with property mortgages amount to SEK 156 m falling
due in 2022 and 2024 and are estimated to be refinanced at
maturity.

Financing risk

Financing risk refers to the risk that either no financing can

be obtained or financing can only be obtained at much higher
prices. In order to manage this risk, the Finance Policy contains
rules regarding the spread of capital tie-up for the credit stock
and the size of unutilized loan facilities and investments. The
refinancing risk is reduced through a structured and early
start to the refinancing process. For large loans, the process

is begun 9 months prior to the maturity date. The Group

has an equity/assets ratio target of at least 30%. A higher
equity/assets ratio makes Magnolia Bostad a more attrac-
tive borrower. Outstanding bonds have certain limitations in
terms of the type of debt that may be raised. According to the
terms for outstanding bonds, the Group's equity/assets ratio
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according to the latest published financial report at the time
of the loan, must exceed 30%, tested pro forma and including
relevant loans, in order for Magnolia Bostad to take up new
bond liability or other debt that is ranked equally, or subordi-
nated, existing bonds. There are no restrictions on the raising
of project-related debt in the terms for outstanding bonds.

Creditrisk

Credit risk refers to the risk that a counterparty or issuer can-
not discharge its obligations to the company. The maximum
credit exposure corresponds to the assets' carrying amount
and amounts to SEK 2,352 m (1,756). The credit risk among
claims for property sales is judged to be limited since the risk
that counterparties would not be able to fulfil their commit-
ments is considered to be low. Of the Group's Other non-cur-
rent receivables and Other receivables totalling SEK 1,801 m
(977), including receivables for property sales, SEK 1,164 m
(353) refers to receivables on counterparties with an invest-
ment grade credit rating from an independent rating institute.
Counterparties for other receivables do not have a credit
rating from an independent rating institute. The majority are
concentrated to a few counterparties, such as Slatté and
Trenum and Heba. The claims on these three counterparties
amount to SEK 406 m (336).

At the end of the year, past due loans and accounts receivable
amount to SEK 21 m (0O). Of consolidated net sales, 65.5%
(29.9) is to counterparties with a credit rating of investment
grade. The company is also exposed to credit risk to the extent
that the surplus liquidity will be invested. A rating-based
impairment model is applied. Funds in cash accounts and any
investments may not exceed SEK 750 m in exposure to one
and the same banking group.

Market risk

Interest rate risk

Interest rate risk can consist in part of a change in fair value
as a result of changes in interest rates (price risk) and changes
in cash flow (cash flow risk). Fixed interest periods are an
important factor that influence the interest rate risk. Long
fixed interest periods mean a higher price risk and short fixed
interest period mean higher cash flow risk. The Group strives
to have a short interest rate adjustment period.

The Group's exposure to interest rate risk in the form of rising
market rates is illustrated by a sensitivity analysis. Interest
rate expenses during the year amounted to SEK -183 m (-189),
and the average interest rate at the end of the year amount-
ed to 7.1% (7.0). An increase in STIBOR 3M by one percentage
point would increase the Group's interest rate expense for the
financial year by around SEK 20 m (23).

Management of capital risk

The Group's goal with regard to its capital structure is to
secure the Group's ability to be a going concern, so it is able to
continue to generate returns for shareholders and benefits for
other stakeholders, and maintain an optimal capital structure
to keep capital costs low. In order to maintain or adjust the
capital structure, the Group can change the dividend paid to
shareholders, repay capital to shareholders, issue new shares
or sell assets to decrease liabilities.

The Group assesses its capital on the basis of the equity/
assets ratio. This key figure is calculated as equity, including
holdings without a controlling influence, as a percent of the
balance sheet total. In 2020, the Group's strategy was to
maintain an equity/assets ratio of at least 30%. The equi-
ty/assets ratio on 31 December 2020 was 32.7% (28.1). The
Group's strategy is unchanged compared to last year.



FINANCIAL INSTRUMENTS PER CATEGORY

Financial assets/liabilities Financial liabilities
31/12/2020 measured at fair value through measured at
Group the income statement Amortized cost amortized cost
Assets in the balance sheet
Receivables from associated companies - 181 -
Other securities held as non-current assets 41 - -
Other long-term receivables - 1,059 -
Accounts receivable - 45 -
Other receivables - 742 -
Prepaid expenses and accrued income - 7 -
Cash and cash equivalents - 277 -
Total 41 2,311 -
Liabilities in the balance sheet
Non-current interest-bearing liabilities - - 1,377
Liabilities to associated companies - - 23
Other non-current liabilities - - 532
Current interest-bearing liabilities - - 644
Accounts payable - - 65
Other current liabilities - - 603
Accrued expenses and deferred income - - 16
Total - - 3,361
FINANCIAL INSTRUMENTS PER CATEGORY

Financial assets/liabilities Financial liabilities
31/12/2019 measured at fair value through measured at
Group the income statement Amortized cost amortized cost
Assets in the balance sheet
Receivables from associated companies - 265 -
Other securities held as non-current assets 31 - -
Other long-term receivables - 562 -
Accounts receivable - 41 -
Other receivables - 414 -
Prepaid expenses and accrued income - 2 -
Cash and cash equivalents - 441 -
Total 31 1,725 -
Liabilities in the balance sheet
Non-current interest-bearing liabilities - - 1,667
Liabilities to associated companies - - 1
Other non-current liabilities - - 42
Current interest-bearing liabilities - - 824
Accounts payable - - 68
Other current liabilities - - 65
Accrued expenses and deferred income - - 97
Total - - 2,764
The carrying amount of all financial assets and liabilities is not life of less than six months, which is why the carrying amount
judged to deviate significantly from the fair value except for is considered to reflect the fair value. The majority of the inter-
the bond loans, where the fair value is estimated to amount est-bearing bank loans have a variable interest rate, and the
to SEK 1,247 m (1,427), compared to the carrying amount of carrying amount thus is considered to reflect fair value.
SEK 1,215 m (1,447). Fair value for the bond loans has been Financial assets assessed at fair value through the income
assessed according to Level 1, which means that the value statement refer to an unlisted holding in Norefjell Prosjek-
is derived from listed prices on an active market. Accounts tutvikling AS and Bergavik Fastighets AB. The holdings were
receivable, other receivables, cash and cash equivalents, valued based on transactions between two independent par-
accounts payable and some other liabilities have a remaining ties adjusted for the size of the holding in comparison with the
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observed transaction. Fair value for the holdings in Norefjell
Prosjektutvikling AS were assessed in accordance with Level
3 of the fair value hierarchy since the value is based on the
adjusted value of a transaction on a non-active market. No
significant earnings effect was reported in 2020.

Note 4 Group composition

The operations of Magnolia Bostad Group are conducted by a
number of companies in the Group. Ownership in the opera-
tional companies is spread among several different holding
companies that are owned either directly or indirectly by
Magnolia Bostad AB. For information about Magnolia Bostad
AB's subsidiaries, see Note 34 — Participations in Group com-
panies.

When Fredrik Lidjan took over as CEO, an agreement was
signed with Fredrik Lidjan AB and the company that Fredrik
Lidjan AB will invest at market terms with a 10% stake and
Magnolia Bostad will invest and receive a 90% stake in the
companies in which the rental apartment projects will be
operated. The agreement can also include tenant-owned
apartments if this applies to the same plot of land and the
tenant-owned apartments constitute a small portion of the
entire project. Fredrik Lidjan AB thus holds a minority interest
of 10% in these companies through its 10% ownership of
Magnolia Holding 3 AB. Of the minority's total interests in
the Group of SEK109 m (99), Fredrik Lidjan AB's share of
Magnolia Holding 3 AB amounts to SEK -9 m (O) and its share
of net profit/loss for the year amounts to SEK -2 m (-2).

At the Extraordinary General Meeting on 13 October 2017, a
new minority ownership structure was adopted and replaced
the current structure. Projects developed in limited liability
companies in the old minority structure will continue, but no
new projects will be allocated to these companies.

Under the new structure, Fredrik Lidjan AB will co-investin

all of the company's future projects on market terms with

an ownership of 8% in Magnolia Holding 4 AB and Magnolia
Hotellutveckling 2 AB. In future hotel projects, Clas Hjorth

will have an ownership of 16% of Magnolia Hotellutveckling

2 AB. Magnolia Bostad is investing and thereby receives an
ownership of 92% of the limited liability companies where
rental apartments, tenant-owned apartments, residential
care property and municipal properties are developed and an
ownership of 76% in future hotel projects. The new agree-
ments extends to 2020 for hotel projects and 2022 for all
other projects. In December 2020, the co-investment period
for Magnolia Holding 4 AB was shortened by one year, which
means that it will end in 2021.The minority's share of the prof-
it/loss in Magnolia Holding 4 AB consists of Fredrik Lidjan AB's
holdings and amounts to SEK 96 m (46), and the minority's

share of profit/loss in Magnolia Holding 4 AB amounts to SEK
64m (29).

The minority's share in Magnolia Hotellutveckling 2 AB
amounts to SEK -5 m (10) and the minority share of the prof-
it/loss in Magnolia Hotellutveckling 2 AB amounts to SEK =15
m (0). In March 2021, Magnolia Bostad acquired Clas Hjorth's
ownership interest of 16% in Magnolia Hotellutveckling 2 AB
for one krona after Clas Hjorth terminated the shareholders'
agreement in 2020 and terminated his employment with
Magnolia Bostad. Following the acquisition of Clas Hjorth's
shareholding, Magnolia Bostad's share of Magnolia Hotellut-
veckling 2 AB amounts to 92% and Fredrik Lidjan AB's share
amounts to 8%. The acquisition from Clas Hjorth is covered by
an offer of first refusal. Discussions are being held with Fre-
drik Lidjan AB about the company's continued ownership and
how the company will be capitalized to develop current hotel
projects in the portfolio.

There is a minority holding in Group company Moutarde Hold-
ing AB, through which phases 1 and 2 of the Senapsfabriken
are being run, whose share of profit/loss in these projects
amounts to 23.7%, corresponding to SEK -17 m (-2) of the
profit for the year. In total, the minority holding in Moutarde
Holding AB amounts to SEK 45 m (106).

There was previously a minority holding of 15% in Magnolia
Vardfastigheter. During the first quarter of 2019 this minority
was bought out for a purchase price of SEK3 m. The share

of the minority in Magnolia Vardfastigheter AB's in the year's
profit/loss amounts to SEK - m (3), and in total the minority
amounts to SEK - m (4). This is in addition to the minority
interest held by Fredrik Lidjan AB through its 8% stake in
Magnolia Holding 4 AB.

Certain Group loan agreements contain terms that limit the
ability to transfer cash or other assets to other companies
within the Group.

For a more detailed description of the minority structure and
the Group composition, refer also to pages 124-125 of the Cor-
porate Governance Report.

Condensed financial information for the sub-group that has
a non-controlling interest is presented below. During 2019,
dividends of SEK 6 m (7) were paid to minority shareholders
in Magnolia Holding 3 AB, SEK 5 m (-) was paid to minority
shareholders in Magnolia Holding 4 AB, SEK 4 m (-) was paid
to minority shareholders in Magnolia Hotel Development 2
AB and SEK 63 m (=) to minority shareholders in Moutarde
Holding AB.

Moutarde Magnolia Magnolia
Holding AB Holding 3 AB Holding 4 AB
2020 2019 2020 2019 2020 2019
Non-current assets 168 192 1,361 383 1,385 960
Cash and cash equivalents 2 4 39 125 53 103
Other current assets 1 70 872 746 1,018 469
Total assets 171 266 2,272 1,254 2,456 1,532
Equity 118 191 -86 -4 1,194 572
Non-current liabilities - - 697 66 91 407
Current liabilities 53 75 1,661 1192 1171 553
Total equity and liabilities 171 266 2,272 1,254 2,456 1,532
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Moutarde Magnolia Magnolia
Holding AB Holding 3 AB Holding 4 AB
2020 2019 2020 2019 2020 2019
Net sales -56 4 437 133 1,674 191
Operating expenses -15 -1 -422 -140 -1,068 -126
Change in value, investment properties - - 199 80 137 268
Profit/loss from participations in associated companies
and joint ventures - - -43 -22 15 98
Net financial items -2 =147 -61 -67 -37
Income tax ] 6] -45 -1 8 -36
Net profit/loss for the year -73 10 -21 -23 799 357
Magnolia Magnolia
Hotellutveckling 2 AB Vérdfastigheter AB
2020 2019 2019
Non-current assets 6] 24 15
Cash and cash equivalents ] 0] 26
Other current assets 47 22 107
Total assets 47 46 249
Equity =21 40 20
Non-current liabilities 0] 4 70
Current liabilities 68 5 159
Total equity and liabilities 47 46 249
Net sales -51 - 2
Operating expenses -9 0] -8
Change in value, investment properties - - 2
Profit/loss from participations in associated companies and joint ventures - - -
Net financial items -1 1 -4
Net profit/loss for the year -61 1 -8

Note5 Netsales

Consolidated net sales refers in its entirety to Sweden. Net
sales are distributed across the business areas as follows:

Revenue from two (three) of Magnolia Bostad's customers ex-
ceeds 10% of Magnolia Bostad's total revenue. Below is a list
of the revenue from customers whose transactions represent
ten percent or more of the company's revenue per year.

The Group Parent Company The Group
2020 2019 2020 2019 Revenue from major customers 2020 2019
Revenue from Contracts Heimstaden Bostad 1,235 200
with Customers 2,337 880 12 12
Trenum 382 65
Otherincome 21 16 - -
Heba 8 108
Total 2,358 896 12 12
BRF Lilium in Uppsala 8 259
The Group Parent Company Summa 1,743 632
2020 2019 2020 2019 .
In total, Heimstaden Bostad and Trenum, as well as Heba and
Sales, de"e'oF’”,‘e”t and Brf Lilium in Uppsala, which were included when sales last
project properties 1,973 484 - - o .
year exceeded 10%, accounted for sales totaling SEK 1,743 m
Total income reported at (632). These revenues have largely been reported as the sale of
Pl e 1,973 484 - - development and project properties.
Project management
revenue 52 23 - - Cash flow from the sale of projects is partly received in
Rental income 21 16 _ _ connection with the handover of land via forward funding,
oth ting | 31 373 13 T since Magnolia Bostad is paid for investments made up to this
er operating income point. Magnolia Bostad often receives a part of the project
Total income recognised gains in cash at the handover. The remaining cash flows from
Quensime 385 412 13 12 property sales are received in connection with project comple-
TOTAL INCOME 2,358 896 13 12 tion.
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After selling and exiting the project, Magnolia Bostad works
under a project management agreement for the project,
which i valid until the property is completed. The project man-
agement agreement is invoiced and recognized as revenue on
an ongoing basis during the contract period.

For sales of undeveloped property, the entire consideration is
normally received in connection with the handover. Other in-
come, such as rent, and invoicing for the projects, are reported
and invoiced on an ongoing basis.

Note 6 Leasing - lessor

Rental contracts in the company from an accounting perspec-
tive can be viewed as operational leasing contracts. The con-
tracts refer to rental of commercial premises and residential
units. Below are the agreed future minimum lease fees within
each interval.

The Group Parent Company
Contractual rental income 2020 2019 2020 2019
Within one year 12 13 - _
Within two years 5 4 - -
Within three years 4 3 - _
Within four years 3 1 - -
Within five years 3 - - -
More than five years 2 - - -
Total future leasing
income 30 21 - -

The sum of the rental income that is included in the consoli-
dated income statement amounts to SEK 21 m (16).
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Note7 Leasing - lessee

Group leasing fees consist main of parking spaces rented by
the Group in three projects to be rented out, and rent for the
premises in which Magnolia Bostad conducts its business.
Right-of-use assets are reported in the balance sheet as
Rights of use.

The Group
Rights of use 2020 2019
Opening carrying amount 51 -
Changes to accounting principles, IFRS 16 - 64
Acquisitions 48 1
Depreciation/amortization -19 -4
Terminated contracts -8 -
Closing carrying amount 72 51

Changes to lease liabilities linked to right-of-use assets are
listed below.

The Group
Leasing liabilities 2020 2019
Opening carrying amount 52 -
Changes to accounting principles, IFRS 16 - 64
Additions 48 1
Interest costs 5 4
Payments -22 -16
Terminated contracts -8 -
Closing carrying amount 75 52
Current lease liabilities 18 13
Non-current lease liabilities 57 39

The maturity structure of leasing liabilities is detailed in
Note 3 - Financial risks and finance policy.

The Group
Reported in the income statement 2020 2019
Depreciation of right-of-use assets -13 -14
Leasing liability interest costs -5 -4
Short-term leasing costs
Costs for low-value leases
Costs for variable leasing fees
Income from sub-leasing
right-of-use assets 3 2
Total sum reported in the income
statement -15 -16




Note 8 Disclosures regarding fees
and cost reimbursement
to the auditor

The Group
2020 2019

Parent Company
2020 2019

REMUNERATION TO THE BOARD OF DIRECTORS AND EXECUTIVE
MANAGEMENT

Ernst & Young
auditing assignment -3.6 -3.3 -3.6 -3.3

audit operations in
addition to the audit

assignment -0.1 -0.0 -0.1 -0.0
tax advisory services -01 -0.2 -0.4 -0.2
other -0.5 -0.4 -0.5 -0.4
Total -4.3 -3.9 -4.3 -3.9

Auditing assignment refers to the audit of the annual report
and the bookkeeping as well as the Board's and the CEO's
management. Other assignments delegated to the company's
auditors and advice or other assistance caused by obser-
vations during such audits or implementation of such other
assignments are also included. Other assignments include
transaction advice and consultation regarding sustainability
reporting and warrant programs.

Note 9 Remuneration to employees

SALARIES, OTHER REMUNERATION AND SOCIAL SECURITY
EXPENSES

The Group
2020 2019
Board of Board of
Directors Directors
and and
Executive Other Executive Other
Manage- employ- Manage- employ-
ment ees ment ees
Salaries and other
remuneration -15 -85 =17 =71
(of which bonuses, etc.) (-4) 11 -3) (-8)
Social security expenses -5 =27 -5 -23
Pension expenses
including special
employer's contribution -3 -13 -4 =14
Total -23 -125 -26 -107

Some of the company's personnel costs are capitalized in the
projects. This is why the amount in the note is greater than the
amount reported in the income statement.

Parent Company

2020 2019
Board of Board of
Directors Directors
and and
Executive Other Executive Other
Manage- employ- Manage- employ-
ment ees ment ees
Salaries and other
remuneration -5 (0] -7
(of which bonuses, etc.) ) 0 N
Social security expenses -2 (0] -2
Pension expenses
including special
employer's contribution -1 0] -1
Total -7 o] -1

Basic Variable

salary/ remunera- Pension
2020, SEK 000 Board fees tion premiums
Fredrik Holmstrém,
Chairman of the Board -500 ] o]
Andreas Rutili, member -300 0 [0}
Risto Silander, member -300 0] [0}
Fredrik Tibell, member -370 0] (0]
Jan Roxendal, member -390 0 o]
Viveka Ekberg, member -370 0] [0}
Anna-Greta Sjoberg,
member -200 0] (0]
Fredrik Lidjan, CEO -2,125 0 -546
Johan Tengelin, CEO? -250 -125 -66
Gurmo Endale, VP -1,585 -1,950 -362
Other senior executives,
3 persons® -5,040 -1,750 -1,958
Total -11,430 -3,825 -2,320

" Fredrik Lidjan holds 5,000 shares in Magnolia Holding 3 AB, Co. Reg.
No. 559016-4140, 320 shares in Magnolia Holding 4 AB, corporate
identity number 559114-8415 and 40 shares in Magnolia Hotellut-
veckling 2 AB, Co. Reg. No. 559125-7604.

From December 2020.

The group of other senior executives has decreased in 2020 from

6 people at the beginning of the year to 3 people at the end of the
year.

2]
3]

REMUNERATION TO THE BOARD OF DIRECTORS
AND EXECUTIVE MANAGEMENT

Basic Variable

salary/  remunera- Pension
2019, SEK 000 Board fees tion premiums
Fredrik Holmstrom,
Chairman of the Board -483 0 0
Andreas Rutili, member -283 (0] 0]
Risto Silander, member -283 0 [0}
Fredrik Tibell, member -350 0 o]
Jan Roxendal, member -370 0 ¢}
Viveka Ekberg, member -350 0 (e}
Fredrik Lidjan, CEO" -2,318 0 -598
Erik Rune, VP? -1,563 -1,276 -379
Gurmo Endale, VP?® -260 -200 -70
Rickard Langerfors, VP -101 o] -28
Other senior executives,
6 persons -7,763 -1176 -1,981
Total -14,125 -2,652 -3,056

" Fredrik Lidjan holds 5,000 shares in Magnolia Holding 3 AB, CIN
559016-4140, 320 shares in Magnolia Holding 4 AB, CIN 559114-8415
and 40 shares in Magnolia Hotellutveckling 2 AB, CIN 559125-7604.

2 For the period January-October 2019.

3 For the period November-December 2019.

4 For January 2019.

For more information, see also Note 35 - Closely related

parties.
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AVERAGE NUMBER OF EMPLOYEES

The Group Parent Company
2020 2019 2020 2019

Average number of
employees 104 96 1 2
(of which men) (43) (44) 1 )

GENDER DISTRIBUTION OF THE BOARD OF DIRECTORS AND
EXECUTIVE MANAGEMENT

The Group Parent Company

2020 2019 2020 2019

Board of Directors 7 6 7 6

(of which men) (5) 5 5 ®)
CEO and Executive

Management 5 8 5 8

(of which men) 3 (©)] 3 (©)]

Remuneration to the Board

The 2020 Annual General Meeting resolved on remuneration
to the members of the Board of Directors for the period end-
ing with the close of the 2021 Annual General Meeting of SEK
500,000 to the Chairman of the Board and SEK 300,000 to
each of the other Board members. The Meeting furthermore
resolved on remuneration to the Chair of the Audit Commit-
tee of SEK 90,000 and of SEK 70,000 to each of the other
members of the Audit Committee.

Executive Management

In 2020, the management team was reduced by three people
and consisted of five people (eight) at the turn of the year. At
the turn of the year, the CEO, CFO, Deputy CEO and CIO,
Marketing and Communications Manager and General Coun-
sel were included.

Guidelines for remuneration to senior executives are estab-
lished annually by the Annual General Meeting. Salary and
other benefits for the CEO are determined by Magnolia
Bostad AB's Board of Directors.

Remuneration and benefits

The CEO and other members of Executive Management are
paid fixed and variable salaries. Other employees are paid
fixed and variable salaries. Variable salary is based on the
fulfilment of targets linked to the company's results and indi-
vidual performance. For Executive Management, variable sal-
ary shall follow the guidelines adopted by the Annual General
Meeting for remuneration to Executive Management.

Pensions

Members of Executive Management have a defined-contribu-
tion pension, with no other obligations from the company than
to pay an annual premium during the period of employment.
This means that, when employment is terminated, employ-
ees are entitled to decide during what period the previously
defined-contribution payments and resulting yield are drawn
as pension.

Termination

The CEQO's employment agreement has a mutual notice of ter-
mination of 12 months. There are non-competition terms and
terms regarding remuneration after employment termination
for the CEO. The competition ban applies for 12 months. The
total monthly remuneration as a result of the non-competition
term shall not exceed an amount corresponding to 60% of the
average monthly income from fixed and variable salary during
the most recent year of employment.

Other members of Group management have a six-month
notice of termination.
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Note 10 Profit/loss from participa-
tions in associated compa-
nies and joint ventures

The Group Parent Company
2020 2019 2020 2019
Share of profit/loss from
associated companies and
joint ventures 74 77 - -
Total 74 77 - -

Of profits from participations in associated companies, SEK
-2m (88) comes from Upplands Bro Brogérds Etapp 2 AB,
which the company owns together with Heimstaden Bostad
Invest AB, SEK 62 m (13) from the Magnolia project 5224 AB,
which the company owns with Slatté Core Plus Holding AB,
SEK 51 m from Magsam Holding AB, which the company joint-
ly owns, Samhdallsbyggnadsbolaget i Norden AB and SEK -31
m (-25) from Sollentuna Stinsen JV AB, which the company
owns together with Alecta. For more information, see Note 20
- Participations in associated companies and joint ventures.

Note 11 Costs for the business
broken down by cost type

The Group Parent Company
2020 2019 2020 2019
Operating expenses =14 -9 - -
Production expenses -1,691 -805 - -
Other external costs -69 -62 -36 -16
Personnel costs -150 =143 -9 -10
Depreciation/
amortization and
impairment -27 -23 0] 0]
Other operating expenses -36 -26 - -
Capitalized project costs 126 13 - -
Total -1,862 -955 -45 -26

Note 12 Financial income

The Group Parent Company
2020 2019 2020 2019
Interest income 0] 14 0] 9
Interestincome,
associated companies 2 3 0] 0]
Interest income, Group
companies - - 83 100
Dividends from Group
companies - - 200 134
Total 2 17 283 243




Note 13 Financial expenses

Note 15 Earnings per share

The Group Parent Company The Group
2020 2019 2020 2019 2020 2019
Interest expenses =173 -188 =120 -139 Net profit/loss for the year
attributable to Parent Company
Interest expenses, Group shareholders 658 129
companies - - -6 -2
. . Weighted average number of
Other financial expenses -10 -1 -7 0 outstanding shares 37,822,283 37,822,283
Total -183 -189 -133 -142 Weighted average number of
outstanding shares after dilution 37,822,283 37,822,283
Interest expenses are primarily attributable to financial lia- Number of outstanding shares on
bilities measured at amortized cost. The increase compared the balance sheet date 37,822,283 37,822,283
to the previous year is explained by higher interest-bearing Earnings per share, basic, SEK 17.40 3.41
liabilities. Earnings per share, diluted, SEK 17.40 3.41

Note 14 Tax on profit/loss for
the year

The Group Parent Company
2020 2019 2020 2019
Current tax 0] -1 0 o]
Deferred tax for
temporary differences -37 -36 0
Total -37 -37 o]

RECONCILIATION OF REPORTED TAX

The Group Parent Company

2020 2019 2020 2019
Profit/loss before tax 725 194 17 87
Nominal tax according to
current tax rate
(2019: 21.4%, 2018: 22%) -155 -42 -25 -19
Tax effect of non-
deductible interest
expenses -43 -41 -10 -7
Tax effect of other
non-deductible expenses -2 -0 (o] 0]
Tax effect - non-taxable
sales investment property 24 52 - -
Tax effect of other
non-taxable income 164 28 43 29
Tax effect of non-
capitalized loss carry-
forwards 24 —44 -8 -3
New future corporation
tax - 2 - -
Current tax attributable
to previous years 0] 0]
Other -1 8
Reported effective tax -37 -37 [0}

The tax expense is less than 21.4% since some reported
income (primarily the sale of companies) is not taxable and
that deferred tax is not reported as loss carry-forwards. Loss
carry-forwards consist of tax losses from previous years. The
losses, which are not time-limited, are rolled over to the next
year and set of f against future taxable profits. No deferred
tax asset for loss carry-forwards has been capitalized since
these deficits will probably not be utilized in the foreseeable
future. For more information on loss carry-forwards, see note
29 - Deferred tax.

In 2018 and 2019, warrants were issued. For more information,
see Note 28 - Share capital and other capital contributions.

Note 16 Goodwill

The Group
31/12/2020 31/12/2019
Opening cost 6 6
Closing carrying amount 6 6

The annual impairment test of goodwill did not identify any
impairment needs.

Note 17 Other intangible assets

The Group

31/12/2020 31/12/2019
Opening cost 1 1
Purchases ) 0]
Closing accumulated cost 1 1
Opening depreciation/amortization
according to plan -1 -1
Depreciation and amortization for
the year according to plan -0 -0
Closing accumulated depreciation/
amortization according to plan -1 -1
Closing residual value according to
plan (0] o

Magnolia Bostad 2020 111



Directors' report and accounts | Additional information and notes

Note 18 Machines and equipment

The Group

31/12/2020 31/12/2019
Opening cost 27 25
Purchases 6 3
Closing accumulated cost 33 27
Opening depreciation/amortization
according to plan -15 -6
Depreciation and amortization for
the year according to plan -6 -9
Closing accumulated depreciation/
amortization according to plan =21 -15
Closing residual value according to
plan 12 12

Note 19 Investment properties

The Group

31/12/2020 31/12/2019
Opening fair value 654 295
Reclassifications 543 170
Investments and acquisitions 817 278
Unrealized changes in value 360 348
Sales to JV -186 -438
Sales -705 -
Closing fair value 1,483 654

Magnolia Bostad has two completed investment properties
and 15 non-production-started projects. During 2020, three
investment properties were sold to a jointly owned JV with
Samhdllsbyggnadsbolaget i Norden AB. These projects are
being developed for long-term ownership by the respective JV.
For more information, see Note 20 - Participations in associ-
ated companies and joint ventures.

Investment properties are reported in accordance with IFRS
at fair value. Normally, a cash flow model is used where the
operating surplus less remaining investments is calculated at
present value over a five or ten-year calculation period to de-
termine fair value. The calculation interest rate constitutes a
nominal interest rate requirement for total capital before tax.
The interest requirement is based on assessments of the mar-
ket's return requirements for similar objects. The calculation
interest rate for the investment properties is between 5.65%
and 7.70% and the median amounts to 5.75%. The direct yield
requirement in valuations carried out is within the range of
3.75-5.70% and the median amounts to 4.25%.

An individual assessment is made of the rental levels and
rental trends. For rented premises, an estimated market rent
is used in the cash flow calculations after the end of the rental
agreement. Assessments are made of market rents, future
normalized operating costs, investments, vacancies and more.
Operating and maintenance costs are based on historical out-
comes as well as on budget figures and statistics for similar
properties. Investment properties under construction are val-
ved on the basis of completed projects with deductions for re-
maining investments. Depending on the phase of the project,
there is arisk premium. In the valuations, along-term inflation
assumption of 2.0% has been used. Projects that do not have
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a zoning plan in force or where a binding acquisition agree-
ment is missing, are valued at acquisition value, unless there
is a sales agreement that indicates a different value. Valued
investment properties where there are no sales agreements
have, in addition to the internal valuation, were also valued by
external valuers from CBRE Global Investors and Cushman &
Woakefield during the last quarter of 2020.

The discount rate is mainly affected by changes in the direct
yield requirement. Changes in market rents, operating costs or
vacancies affect net operating income.

For more information on valuation and property values, see
also pages 24 to 33.

Effect on

equity/assets

Effecton ratio,

Sensitivity analysis, property value (SEK percentage
valuation million) points
Operating income, +/- 10% +219/-221 +1,9/-2,0
Direct yield, +/-0.50% points -229/+299 -2,1/+2,5

SENSITIVITY ANALYSIS, PROPERTY VALUE

Effect on
earnings (SEK Equity/assets
Change in value before tax, % million) ratio (%)
+10 18 34,0
(0] - 32,7
-10 -18 31,4

Note 20 Shares in associated
companies and joint

ventures
The Group Parent Company

31/12/2020 31/12/2019 31/12/2020 31/12/2019
Opening cost 189 107 2 2
Acquisitions 0 0 - _
Contributions 87 42 - _
Share for the
year of profit/
lossin
associated
companies and
joint ventures 74 71 - -
Realization
result 0 6 - _
Dividend 0 -1 - _
Sales 0 -26 - _
Closing carrying
amount 350 189 2 2

Participations in associated companies are reported in the
Group in accordance with the equity method and in the Parent
Company in accordance with the cost method.

The Group's share of profit/loss from individual, non-material
associated companies amounts to SEK O m (O).



Group Company name

Share of capital

Svenska Husgruppen Intressenter AB
Séderblick Produktion AB

FL Properties Uppsala AB

Moutarde Equity AB

Magnolia Senap AB

Sollentuna Stinsen JV AB?
Kanikendsvarvet Bostad HB?
KIASVA AB

Fastighets AB Partille Port 5
Bollmora Vérdfastigheter AB
Hallestad Nyponknoppen AB
Bryggkaffe Fastighetsutveckling AB
Upplands Bro Brogdrds Etapp 2 AB?
Yard Holding AB?

Magnolia Projekt 5222 AB?

Magsam Holding AB?

Magnolia Projekt 595 AB?

JV Edeh Bostad AB?

Total

556871-5717
556849-9452
556870-5304
556912-2079
556887-5925
559085-9954
969782-0810
559081-9487
556960-0298
559063-2955
559092-4220
559159-7496
559175-4915
559175-4923
559175-4907
559270-5429
559277-1256
559254-2251

CIN Domicile asapercentage »  Carrying amount
Borlange 45.0% 9
Stockholm - -
Stockholm 50.0% 0]
Stockholm 35.0% 1
Stockholm 50.0% 6]
Stockholm 45.0% 18
Stockholm - -
Stockholm 46.0% 0
Stockholm - -
Stockholm 46.0% 18
Stockholm 46.0% -
Stockholm 46.0% 21
Stockholm 46.0% 112
Stockholm 46.0% 110
Stockholm 46.0% )
Stockholm 46.0% 60
Stockholm 46.0% 0
Stockholm 46.0% 0
350

" Share of capital agrees with ownership
2 Holdings classified as joint ventures

In 2020, Magnolia Bostad sold three investment properties to
one separate JV with Samhdallsbyggnadsbolaget i Norden AB.
All the properties are under construction and being developed
for long-term ownership by JVs.

Internal valuations have been made of all investment proper-
ties owned through JVs as of 31 December 2020. They have
all also been valued by external valuers from Cushman &
Woakefield and Newsec during the final quarter of 2020.
Investment properties are reported in accordance with IFRS
as fair value. Normally, a cash flow model is used where the
operating surplus less remaining investments is calculated
at present value over a five- or ten-year calculation period to
determine fair value. The calculation interest rate constitutes
a nominal interest rate requirement for total capital before
tax. The interest requirement is based on assessments of the
market's return requirements for similar objects.

The calculation interest rate for the investment properties

is between 5.70% and 6.20% and the median amounts to
6.00%. The direct yield in valuations carried out is within the
range of 3.70 - 410% and the median amounts to 4.00%.

An individual assessment is made of the rental levels and
trends. For rented premises, an estimated market rent is
used in the cash flow calculations after the end of the rental
agreement. Assessments are made of market rents, future

normalized operating costs, investments, vacancies and more.

Operating and maintenance costs are based on historical
outcomes as well as on budget figures and statistics for
similar properties. Investment properties under construction
are valued on the basis of completed projects with deductions
for remaining investments. Depending on the phase of the
project, there is a risk premium.

In the valuations, a long-term inflation assumption of 2.0%
has been used. The discount rate is mainly affected by chang-
esin the direct yield requirement. Changes in market rents,
operating costs or vacancies affect net operating income.

For more information on valuation and property values, see
also pages 24 to 33.

Effecton
value of Effect on Effecton
property in value of company
JV  company's equity/
companies holdingin assetsratio,
Sensitivity analysis, (SEK JV(SEK percentage
property valuation million) million) points
Operating income,
+/-10% +472/-470 +188/-187 +2.2/-2.6
Direct yield,
+/-0.50% points -533/+700 -212/+278 -3.0/+3.1
Sollentuna Stinsen JV AB 2020 2019
Non-current assets -
Cash and cash equivalents 57 106
Other current assets 750 730
Non-current financial liabilities -730 -728
Current financial liabilities -36 -9
Other liabilities -2 -1
Net assets 38 98
Company's share of net assets 18 49
Net sales 15 20
Depreciation/amortization 0 0
Interest expenses -47 —44
Net profit/loss for the year -61 -49
Company's share of profit/loss
for the year =31 -25

Sollentuna Stinsen JV AB was acquired in December 2016. All
apartments will be developed by Magnolia Bostad. Approxi-
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mately one-third will be sold to Alecta as rental apartments,
which Alecta will own and manage itself. Approximately one-
third are intended to be sold to SIatto in accordance with the
framework agreement signed between Magnolia Bostad and
Slatto on 25 November 2016. The consideration paid for the
property acquisition amounted to approximately SEK 700 m.

The property includes just under 54,200 m2in S6dra Haggvik.
On the property is the Stinsen shopping centre, which offers
approximately 41,600 m? of leasable retail and office space.

Upplands Bro Brogdrds Etapp 2 AB 2020 2019
Non-current assets 563 508
Cash and cash equivalents 39 6]
Other current assets 3 4
Non-current liabilities -318 o
Current liabilities -1 -268
Other liabilities -52 -47
Net assets 224 198
Company's share of net assets 112 99
Net sales

Depreciation/Amortization

Change in value of investment

properties 25 227
Interest expenses -22 -3
Income tax -5 -47
Net profit/loss for the year -4 177
Company's share of profit/loss

for the year -2 88

In 2019, 50% of the shares in Upplands Bro Brogdrds Etapp

2 AB were sold to Heimstaden Bostad Invest AB. Upplands
Bro Brogdrds Etapp 2 AB acquired property for the develop-
ment of 835 estimated residential units in Bro from Magnolia
Bostad, where 645 residential units were also produc-
tion-started during the year. The property is being developed
for long-term management. Earnings during the year mostly
consist of a change in the value of production-started housing.

Yard Holding AB 2020 2019
Non-current assets 969 200
Cash and cash equivalents 13 6]
Other current assets 3 0]
Non-current financial liabilities -500 o
Current financial liabilities -204 -170
Other liabilities -62 -7
Net assets 219 23
Company's share of net assets 10 13
Net sales 6]
Depreciation/amortization o]

Interest expenses -15

Change in value, investment properties 175 34
Income tax -36 -7
Net profit/loss for the year 124 26
Company's share of profit/loss for the

year 62 13
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In 2019, 50% of the shares in Magnolia Projekt 5224 AB were
sold to Slatts Core Plus Holding AB. Magnolia Projekt 5224

AB subsequently acquired Kronandalen, Gjuteriet etapp 2,
Sportflygaren and the rental rights part of Ovre Bangarden
from Magnolia Bostad. In 2020, Barkarbystaden and Valfisken
were acquired from Slatto. The properties are being developed
for long-term management. Earnings during the year mostly
consist of a change in the value of production-started housing.

Magsam Holding AB 2020
Non-current assets 491
Cash and cash equivalents 0]
Other current assets 40
Non-current financial liabilities -310
Current financial liabilities =72
Other liabilities -26
Net assets 121
Company's share of net assets 60
Net sales 6]
Depreciation/amortization 128
Interest expenses -2
Net profit/loss for the year 100
Company's share of profit/loss for the

year 50

In 2020, 50% of the shares in Magsam Holding AB were sold to
Samhdallsbyggnadsbolaget i Norden AB through Samhall 106
AB. In 2020, Magsam Holding AB acquired Drottninghog, Vas-
jon Norrsatra and Orminge Hus 1from Magnolia Bostad and
Jarven from SBB. The properties are being developed for long-
term management. Earnings during the year mostly consist of
a change in the value of production-started housing.

Note 21 Other long-term
securities holdings

The Group
31/12/2020 31/12/2019
Opening fair value 31 31
Acquisitions 10 -
Closing carrying amount 41 31
31/12/2020 31/12/2019
Other investments 41 31
Total 41 31

During the year, a share of Bergavik Fastighets AB and A&B
Invest AS was acquired. The fair value of the holdingsin
Norefjell Prosjekutvikling AS, A&B Invest AS and Bergavik Fas-
tighets AB has been assessed according to level 3 in the fair
value hierarchy as the value is based on input data other than
listed prices. No profit effect has been reported from other
long-term securities holdings in 2020.



Note 22 Other long-term receivables

The Group
31/12/2020 31/12/2019
Receivable property sales 1,005 520
Paid deposits 33 20
Deposits 7 7
Other 14 16
Total 1,059 563

Refers largely to long-term claims on buyers.

The Group

Receivable property sales 2020 2019
Opening balance 520 834
Incoming from new property sales 721 75
Change in estimate of variable

remuneration -86 =12
Outgoing to Other receivables -150 -377
Closing balance 1,005 520

Reported as short-term Other receivables are additional
claims from property sales of SEK 625 m (294). For informa-
tion on short-term receivables on buyers, see Note 25 - Other
receivables. Counterparts are mainly Swedish institutions and
other highly reputed cooperation partners. Receivables on
buyers usually fall due for payment when construction of the
property is completed and the project is handed over to the cli-
ent. This usually occurs 2.5-3 years after exit of the property.

Note 23 Development and
project properties

The Group

31/12/2020 31/12/2019
Opening amount 1,382 1,234
Ongoing new construction 773 827
Reclassifications -543 -170
Acquisitions 1,078 173
Sales -1,691 -644
Total 999 1,382

During 2020, 18 (four) properties have been reclassified as
Investment properties.

Note 24 Accounts receivable

The Group
31/12/2020 31/12/2019
Accounts receivable gross 48 41
Provision for bad debt -3 0
Closing carrying amount 45 41

Provision for bad debt

Provision at beginning of year (o]

Realized losses 0]

Provisions for expected credit losses -3 0]

Provision at end of year -3 o
The Group

31/12/2020 31/12/2019

Age-distributed accounts receivable

Accounts receivable not past due 27 21
Past due < 30 days 1 (0]
Past due 31-90 days 6] 1
Past due > 90 days 10 19
Total accounts receivable not written

down 48 41
Past due and written down accounts

receivable -3 o]
Total accounts receivable 45 41

The company reported losses of SEK -3 m (O) for write-downs
of accounts receivable.
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Note 25 Other receivables

The Group Parent Company

31/12/2020 31/12/2019 31/12/2020 31/12/2019
Receivable
property sales 625 294 0] -
Paid deposits 86 101 0] -
Deposits 0] 7 0] -
Other items 31 12 (0] (0]
Total 742 414 (o]
SEK O million (O) of other receivables are past due.

The Group

Receivable property sales 31/12/2020 31/12/2019
Opening balance 294 242
Incoming from new property sales 1,691 644
Incoming from Other long-term receivables 150 377
Payments received -1,510 -969
Total 625 294

The majority of the claims are against Swedish institutions
and other reputable partners.

Note 26 Prepaid expenses and
accrued income

The Group Parent Company
31/12/2020 31/12/2019 31/12/2020 31/12/2019
Prepaid costs 1 8 0] 0]
Accrued income 1 1 0] 0]

Accrued interest

income
Other items (0] (0] (0] (0]
Total 19 1 7

Not 27 Cash and cash equivalents

The Group Parent Company
31/12/2020 31/12/2019 31/12/2020 31/12/2019

Cash and bank
balances 277 441 35 20

Total 277 440 35 20
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Note 28 Share capital and other
contributed capital

Share capital in Parent Company Magnolia Bostad AB
amounts to SEK 151 m (151) and refers to 37,822,283 ordinary
shares. The shares have a quotient value of SEK 4 per share.
Each ordinary share corresponds to one vote. All shares regis-
tered on the balance sheet date are fully paid.

The Annual General Meeting held on 26 April 2017, resolved to
issue 350,000 warrants to the subsidiary, Magnolia Utveckling
AB. Every warrant entitles the holder to subscribe to one share
and will be transferred to employees in accordance with the
warrant programme. During 2018, 260,500 warrants were
transferred to employees in accordance with the warrant
programme. 28,000 warrants were bought back. 89,500 un-
exercised warrants were cancelled during 2019. Each warrant
entitles the holder to the right to subscribe to one share at

a strike price of SEK 84 per share. The subscription period is
from 2 November 2020 until 26 April 2022.

The Annual General Meeting held on 10 May 2019 resolved to
issue 200,000 warrants to the subsidiary, Magnolia Utveck-
ling AB. Following the AGM's decision, 170,000 of the war-
rants were offered to key employees at the subsidiary, all of
which have been acquired by and assigned to key employees.
The outstanding warrants remain in Magnolia Utveckling's
ownership for the time being. Each warrant entitles the holder
to subscribe for one share in Magnolia Bostad at a strike price
of SEK 84 per share during the period from 1 November 2022
until 26 April 2024.

All warrants have been transferred at fair value.

Equity in the Parent Company

Share capital

The share capital item includes the registered share capital. As
at 31 December 2019, there are 37,822,283 shares (37,822,283)
and the quotient value is SEK 4 per share.

Share premium reserve
The share premium reserve is part of unrestricted equity. The
item arises when a new share issue is oversubscribed.

Profit/loss carried forward

Retained profits correspond to accumulated profits and losses
generated in the company with supplements/deductions for
provisions to statutory reserves, dividends and other contribu-
tions from shareholders.



SHARE CAPITAL GROWTH

Quotient

value/ Share

Number of share, capital,

Ordinary shares shares SEK SEK
Opening balance 01/01/2019 37,822,283 4 151,289,132
Closing balance 31/12/2019 37,822,283 4 151,289,132
Opening balance 01/01/2020 37,822,283 151,289,132
Closing balance 31/12/2020 37,822,283 4 151,289,132

Proposed appropriation of profits
The following is available to the Annual General Meeting, SEK:

Share premium reserve 184,732,539
Profit/loss carried forward 4,846,450
Net profit/loss for the year 117,458,021
Total 307,037,010
The Board proposes:

To be carried forward 307,037,010
Total 307,037,010

Equity in the Group

Share capital

The share capital item includes the registered share capi-
tal. As on 31 December 2020, there were 37,822,283 shares
(37,822,283) and the quotient value is SEK 4 per share.

Other capital contributions

This item includes capital contributed by the owners, such as
share premium reserves during new share issues and share-
holders' contributions received.

Retained profits including net profit/loss for the year

Retained profits correspond to accumulated profits and losses
generated in the company with supplements/deductions for
provisions to statutory reserves and dividends.

Note 29 Deferred tax

The Group
31/12/2020 31/12/2019
Deferred tax liability
for temporary difference between
carrying amounts and taxable values
of buildings 68 38
Total 68 38

Reported deferred tax liability has been calculated at 20.6%
(20.6). Total loss carry-forwards without an equivalent
capitalization of a deferred tax asset amount to SEK 1,014 m
(1,010), which corresponds to a deferred tax asset of SEK 217
m (216) at a tax rate of 21.4%.

Not 30 Interest-bearing liabilities
and other non-current
liabilities

The Group Parent Company
31/12/2020 31/12/2019 31/12/2020 31/12/2019

Non-current interest-bearing liabilities

Bank loans 321 390 - -
1,013 965 1,013
Deposits 91 144 Al 144

Bond loans 965

Seller promisso-
ry notes - 121 - -

Current interest-bearing liabilities

Seller promisso-
ry notes 121 - - -

Bank loans 272 395 - -
Bond loans 251 428 251 428

Total 2,021 2,491 1,307 1,585

Liabilities that

fall due for

payment within

one year after

the balance

sheet date 644 823 251 428

Liabilities that
fall due for
payment within
one and five
years after the
balance sheet
date 1,377 1,668

1,056 1157

Liabilities that

fall due for

payment more

than five years

after the

balance sheet

date - - - -

Total 2,021 2,491 1,307 1,585

Shares in subsidiaries were pledged as collateral for the bond
with an outstanding nominal amount of SEK O m (450). The
value of the collateral pledged for the bond amounts to SEK O
m (742) in the Group and SEK O m (74) in the parent company
For bank loans, the Group has pledged collateral totalling SEK
610 m (656).

The Group
Other non-current liabilities 31/12/2020 31/12/2019
Purchase price returned to buyers 20 4
Purchase price acquisition 512 30
Deposits 0] 0]
Total 532 34
The Group
Other non-current liabilities 31/12/2020 31/12/2019
Liabilities that fall due for payment within
one and five years after the balance sheet
date 532 34
Liabilities that fall due for payment more
than five years after the balance sheet
date - -
Total 532 34
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Changein

interest-bearing The Group Parent Company
liabilities and

other non-current

liabilities 2020 2019 2020 2019
Opening balance 2,525 2,226 1,585 1,573
Borrowings 1,513 677 538 -
Acquired liabilities - - - -
Amortization -1,810 -264 -833 -
Sales - -140 - -
Other non-cash

flow changes 325 26 17 12
Closing balance 2,553 2,525 1,307 1,585

Note 31 Accrued expenses and
deferred income

Note 33 Contingent liabilities and
other commitments

The Group Parent Company
31/12/2020 31/12/2019 31/12/2020 31/12/2019

Guarantees to

the benefit of

associated

companies 90 - - -

Guarantees to
the benefit of
Group companies - - 655 856

Guarantees to
the benefit of
Group companies 4 107 188 87

Guarantees to

the benefit of

liabilities

according to

contracting

agreements 18 18 33 33

Total 13 126 876 976

The Group Parent Company

31/12/2020 31/12/2019 31/12/2020 31/12/2019
Accrued
personnel costs 36 29 1 3
Accrued interest
expenses 36 33 30 25
Deferred income 2 2 (0] (0]
Property tax ) 0] - -
Other items 81 64 4 2
Total 155 129 35 30

Note 32 Pledged assets

The Group Parent Company
31/12/2020 31/12/2019 31/12/2020 31/12/2019

Real estate

mortgages 386 453 - -
Pledged sharesin

subsidiaries 23 742 - 74
Pledged sharesin

associated

companies 60 - - -
Pledged internal

reversals 141 204 - -
Total 610 1,398 - 74

In tenant-owned projects that have been transferred to a
tenant-owner's association, the Group has a commitment to
acquire housing that has not been leased with a tenant-
owner's residence for a certain period of time after approved
final inspection.

In certain asset acquisitions, there are additional payments
that are payable if certain events occur in the future. These
additional payments are recognized when the underlying
event causing an additional payment occurs.

A seller of a property-owning company (the Seller) submitted
a claim in 2018 for a standardized damages of SEK 25 m
under allegation of a breach of contract against a share
transfer agreement. In 2018, the Seller submitted a claim for a
further SEK22 m approximately. In 2019, the Seller amended
the action and presented a claim of SEK 46.5 m plus interest
to the district court for breach of contract. In the autumn of
2020, the district court ruled in favour of Magnolia Bostad.
The judgment has been appealed by the Seller to the Court of
Appeal. The Court of Appeal has granted leave to appeal and
decided to take up the case for review in the second instance.

Magnolia Bostad becomes involved in litigation and legal
proceedings from time to time in its operating activities.
These disputes and legal processes are not expected to affect
Magnolia Bostad's financial results or position to any
significant extent, either individually or together.

Note 34 Participations in Group companies

Parent Company

31/12/2020 31/12/2019
Opening cost 89 89
Closing carrying amount 89 89

Share of capital as

Company name Domicile apercentage® Carrying amount
Norefjell i Oslo Invest AB 556746-2923 Stockholm 100.0% 14
Magnolia Utveckling AB 556776-1464 Stockholm 100.0% 74
Magnolia Hotellutveckling 2 AB 559125-7604 Stockholm 76.0% (0]

89

" Share of capital agrees with ownership.
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Note 35 Closely related parties

The Group

The Group is subject to controlling influence from F. Holm-
stréom Fastigheter AB, co. reg. no. 556530-3186, which is
domiciled in Stockholm.

Transactions with related parties have occurred between the
Parent Company and its subsidiaries and associated compa-

nies and between the subsidiaries in the form of loans of cash
and cash equivalents and invoicing of internal administrative

services between the companies.

Transactions with associated Koncernen
companies 31/12/2020  31/12/2019
Divestments to associated companies
Svenska husgruppen Intressenter AB - 10
FL Properties Uppsala AB 0] 0]
Magnolia Senap AB (0] 0]
Moutarde Equity AB 0] 0]
KIASVA AB - 0
Bollmora Véardfastigheter AB 0 0
Sollentuna Stinsen JV AB 5 3
Skogskarlen Bergshamra Fast AB - 0]
Upplands Bro Brogdrds Etapp 2 AB 27 281
Magnolia Projekt 5224 AB 70 167
Magsam Holding AB 187 -
Magnolia Projekt 5222 AB (0] -
JV Edeh Bostad AB 0] -
Total 290 462
Acquisitions from associated companies
Total o (o]
Koncernen
Receivables from associated companies  31/12/2020 31/12/2019
Svenska Husgruppen Intressenter AB 36 36
FL Properties Uppsala AB 0] 1
Magnolia Senap AB
Moutarde Equity AB
KIASVA AB - 36
Bollmora Vardfastigheter AB 2 2
Magsam Holding AB 55 -
Bryggkaffe Fastighetsutveckling AB 4 4
Upplands Bro Brogdrds Etapp 2 AB 12 19
Magnolia Projekt 5224 AB 69 167
Magnolia Projekt 595 AB 3 -
JV Edeh Bostad AB 0 -
Total 181 265
Koncernen
Liabilities to associated companies 31/12/2020 31/12/2019
Moutarde Equity AB 3 1
Upplands Bro Brogdrds Etapp 2 AB 0] -
Magnolia Projekt 5224 AB 20 -
Total 23 1

Transactions occurred with F. Holmstréom Fastigheter AB and
other companies over which Fredrik Holmstrém, Chair of the
Board of Magnolia Bostad AB, has a controlling influence.
During the year, Magnolia Bostad Group had expenses of SEK
5m (2) for services carried out by companies with closely
related parties to Fredrik Holmstrom. Magnolia Bostad rented
commercial premises from F. Holmstrom Fastigheter AB for
SEK1Tm (1).

Before Fredrik Lidjan took over as CEO for Magnolia Bostad,
Fredrik Lidjan AB also signed a profit-sharing agreement
with the Magnolia Bostad Group, for which SEK O m (0) was
invoiced during the year.

Fredrik Lidjan also holds through Fredrik Lidjan AB 5,000
shares in Group company Magnolia Holding 3 AB, CIN 559016-
4140, 320 shares in Group company Magnolia Holding 4 AB,
Co.Reg.No. 559114-8415 and 40 shares in Group company
Magnolia Hotellutveckling 2 AB, Co.Reg.No. 559125-7604. For
more information, see Note 4 Group composition. The Group's
composition and description of the minority ownership struc-
ture appear on pages 139-140 in the corporate governance
report.

Board Member Andreas Rutili, through companies, has
ownership and a right to a share of the profitsin the projects
Senapsfabriken Phase 1and Senapsfabriken Phase 2.

In 2017, Magnolia Bostad sold the project, Sldndan Phase 2,
with approximately 130 apartments to Viva Bostad Sldndan
AB, a company in which Andreas Rutili holds an indirect own-
ership, but not a controlling influence. Furthermore, during the
year Magnolia Bostad sold the project, Fyren Phase 1, with ap-
proximately 220 apartments to Viva Bostad Nyn&dshamn AB,
a company in which Andreas Rutili holds an indirect ownership,
but not a controlling influence. Both projects were sold from
companies that are owned by Magnolia Holding 3 AB.

The Magnolia Bostad Group purchased services during the
year for SEK O m (0) from Caritas Corporate Finance AB,
owned by Board member Fredrik Tibell. The services refer to
ongoing financial advice.

For more information about remuneration to executive man-
agement, see Note 9 Remuneration to employees.

Parent Company

In addition to the closely related parties specified for the
Group, the Parent Company has closely related parties that
have a controlling influence over their subsidiaries. See Note
34 — Participations in Group companies. The Parent Company
has sold services to Group companies for SEK 13 m (12) and
purchased services for SEK21m (7).
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Note 36 Alternative performance

medadsures

Guidelines for alternative performance measures have been
issued by the European Securities and Markets Authority
(ESMA). Guidelines for alternative performance measures
aim to facilitate comprehension of these measures and thus
improve their usability. The alternative performance measures
offer additional valuable information to assess the company's

operations.

Non-IFRS financial performance measures Definition

Reason used

Return on equity, %

Equity per share

Net financial items

Cash flow from the operating activities,

per share

Realized growth in value

Profit/loss after financial items

Interest-bearing net liabilities

Interest coverage ratio (multiple)

Operating profit/loss

Equity/assets ratio (%)

Profit margin (%)

Net profit/loss for the year attributable to
the Parent Company's shareholders as a
percentage of the average equity
attributable to the Parent Company
shareholders.

Equity attributable to Parent Company
shareholders divided by the number of
outstanding basic shares.

Net of financial income and financial
expenses.

Cash flow from operating activities divided
by the average number of outstanding
shares before dilution.

Revenue from the sale of investment properties
less acquisition cost, accumulated investments
and costs for sale.

Operating profit/loss plus financial income
minus financial expenses.

Interest-bearing liabilities minus cash and
cash equivalents.

Profit/loss after financial items with reversal
of financial expenses, adjustment for changes
in value of investment properties and
supplements for realized growth in value
growth and deduction for unrealized changes in
value of investment properties divided by
financial expenses.

Net sales minus costs for production and
operation, central administration,
depreciation/amortization and impairment
of intangible assets and property, plant and
equipment and profit/loss from
participations in associated companies.

Equity, including holdings without a
controlling influence, as a percentage of the
balance sheet total.

Net profit for the year as a percentage of
net sales.

Return on equity shows the return generated
on the capital invested by shareholders in the
Company and in the accumulated results.

Equity per share is presented because itis a
measure that shows the book value per share.

Net financial items are listed to give a picture
of the profit/loss generated by the company's
financing activities.

Cash flow from operating activities per share is
presented to give a picture of funds generated
by operating activities per share.

Realized growth in value shows the result of
completed sales measured from acquisitions to
sales.

Profit/loss after financial items presents the
Company's profit/loss after tax.

Interest-bearing net liabilities are presented as
they can be used to show the financial position.

Interest coverage ratio is presented as it can be
used to give a picture of the company's ability
to cover interest rate costs.

Operating profit/loss and operating margin is
presented to give a picture of the profit/loss
generated in operating activities.

The equity/assets ratio is used to measure the
Company's financial position.

The equity/assets ratio shows how much of the
Company's assets is financed with its own
funds.

Profit margin is presented to give a picture of
the profit/loss generated in operating
activities and their financing.

For reconciliation of alternative KPIs, refer to Magnolia Bostad AB's website, www.magnoliabostad.se.

Not 37 Effect of changein
accounting principle

Magnolia Bostad follows the development of accounting
practices and, as a result of the change in accounting practic-
es among housing developers during the year with effect from
Q2 2020, has consolidated tenant-owner associations to the
time when the final buyers take over their apartments. This
means that Magnolia Bostad reports tenant-owned apart-
ment projects in the balance sheet as ongoing work within

the asset item development and project properties, as well

as interest-bearing current liabilities. Transactions between
Magnolia Bostad and the respective tenant-owner association
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are eliminated as a result of the change in management. Reve-
nues and costs for the projects are reported as the apartment
buyers take over their homes.

According to previous principles, Magnolia Bostad did not
consolidate tenant-owner associations and therefore report-
ed income and expenses at the time when the tenant-owner
association signed a binding agreement on the acquisition of
tenant-ownership projects from Magnolia Bostad.

All comparative figures for 2019 are recalculated unless other-
wise stated. For effects on the results and balance sheet for
2019, see tables below.



Income statement

2019 Jan-Dec

Effect of
According to tenant- According to
previous owner new
Amountsin SEKm accounts associations principles Comments
Operating income and expenses 751 145 896 )
Production and operating costs -707 -159 -866 b)
Gross profit/loss 44 -14 30
Central administration -89 0] -89
Profit/loss from participations in associated companies and joint ventures 77 0] 77
Changes in value of investment properties 348 0] 348
Operating profit/loss 380 -14 366
Financial income 17 0] 17
Financial expenses -189 0] -189
Profit/loss before tax 208 -14 194
Income tax -37 0] -37
Profit/loss for the period 171 -14 157
Report on financial position 01/01/2019 31/12/2019
Effect of Effect of
According to tenant- According to According to tenant- According to
previous owner new previous owner new
Amountsin SEKm accounts associations principles accounts associations principles Comments
Other long-term receivables 978 -28 950 578 -16 562 a)
Other fixed assets 578 (¢} 578 1143 [0} 1143
Total fixed assets 1,556 -28 1,528 1,721 -16 1,705
Current assets
Development and project
properties 1196 38 1,234 1114 268 1,382 b)
Other current assets 918 -31 887 1164 -184 980 a)
Total current assets 2,114 8 2,122 2,278 83 2,361
TOTAL ASSETS 3,669 -21 3,648 3,999 68 4,067
Total equity 1,093 -28 1,065 1,183 -42 1,141
Total long-term liabilities 2,035 8 2,043 1,778 8 1,786 <)
Total current liabilities 541 (o] 541 1,038 102 1140 o)
TOTAL EQUITY AND
LIABILITIES 3,669 -21 3,648 3,999 68 4,067
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Cash flow

Amountsin SEKm

Operating activities

Profit/loss after financial items

Other adjustments for items that are not included in cash flow etc.
Profit/loss from sale of development properties

Cash flow from operating activities before changes in working capital
Decrease (+)/increase (-) of development and project properties
Decrease (+)/increase (-) of operating receivables

Decrease (-)/increase(+) of operating liabilities

Cash flow from operating activities

Cash flow investment activities

Borrowings

Cash flow from other financing activities

Cash flow from financing activities

Cash flow for the period

Cash and cash equivalents at the start of the period

Cash and cash equivalents at the end of the period

2019 Jan-Dec

Effect of
According to tenant- According to
previous owner new
accounts associations principles Comments
208 -14 194
-379 0 -379
-78 13 -65 )
-249 o -249
-88 -229 -317  b)
385 121 506 )
27 15 42 o)
75 -93 -18
-267 (o] -267
590 87 677 <)
-353 0 -353
237 87 324
45 -6 39
395 8 403
440 1 441

Comments on the tables

a) The consolidation of tenant-owner associations means
a time shift in the income statement for tenant-owner-
ship projects as income is instead taken in step with the
tenant-owners' access to the respective tenant-owner-
ship. For the full year 2019, the effect on net sales will be
positive due to a higher proportion of deferred revenue
recognition from previous years compared with 2019. Ac-
cording to previous reports, the claim on the tenant-owner
association from the previous time for revenue recognition
was reported as a long- or short-term claim. items as a re-
sult of the changed handling. Cash flow is mainly affected
regarding the allocation within cash flow from ongoing
activities.

Note 38 Events after the balance
sheet date

New targets and a new dividend policy were adopted by the
Board in February 2021, in the light of Magnolia Bostad's
investment in the development of properties for self-man-
agement. These new targets replace previously announced
business and financial targets.
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b) The shiftin the income statement also entails a time shift
in the cost recognition in the projects. The tenant-owned
apartment projects are reported under the asset item
Development and project properties, until occupancy takes
place.

c) The tenant-owner associations' debts mainly consist of
short-term bank loans to cover expenses related to the
contract. In addition to these, there are operating liabilities
in the form of accounts payable and paid-in membership
fees. In terms of cash flow, the change mainly means a re-
allocation between the cash flow from operating activities
and the financing activities.

A senior unsecured green bond of SEK 500 m with a floating
coupon of 3 months (STIBOR) plus 6.90% was issued in March
2021. At the same time, a voluntary repurchase offer of out-
standing bonds fell due in 2021. Magnolia Bostad announced
in March the bond holders with a due date in 2021 a voluntary
early redemption of all outstanding bonds in accordance with
the bond's terms. Early redemption will take place in April
2021.



The Board of Directors and the CEO ensure that the consoli-
dated financial statements have been prepared in accordance
with the IFRS international accounting standards as adopted
by the EU and are a true and fair presentation of the Group's
position and performance. The annual accounts have been
prepared in accordance with generally accepted auditing
standards and are a true and fair presentation of the Parent

Company's position and performance. The Directors' Report
for the Group and the Parent Company is a true and fair pres-
entation of the development in the Group's and Parent Com-
pany's operations, position and performance, and describes
significant risks and uncertainties facing the Parent Company
and the companies included in the Group.

Stockholm, 29 March 2021

Fredrik Holmstréom
Chairman of the Board

Viveka Ekberg
Member

Andreas Rutili
Member

Anna-Greta Sjoberg
Member

Jan Roxendal
Member

Risto Silander
Member

Fredrik Tibell
Member

Johan Tengelin

CEO

We issued our Auditor's Report on 30 March 2021

Ernst & Young AB

Fredric Havrén
Authorized auditor
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THIS IS A TRANSLATION FROM THE SWEDISH ORIGINAL

Auditor’s report

To the general meeting of the shareholders of Magnolia Bostad AB (publ), corporate identity number 556797-7078

Report on the annual accounts

and consolidated accounts

Opinions

We have audited the annual accounts and consolidated
accounts of Magnolia Bostad AB (publ) for the financial year
2020. The annual accounts and consolidated accounts of the
company are included on pages 78-123 in this document.

In our opinion, the annual accounts have been prepared in
accordance with the Annual Accounts Act and present fairly, in
all material respects, the financial position of the parent com-
pany as of 31 December 2020 and its financial performance
and cash flow for the year then ended in accordance with the
Annual Accounts Act. The consolidated accounts have been
prepared in accordance with the Annual Accounts Act and
present fairly, in all material respects, the financial position of
the group as of 31 December 2020 and their financial perfor-
mance and cash flow for the year then ended in accordance
with International Financial Reporting Standards (IFRS), as
adopted by the EU, and the Annual Accounts Act. The statuto-
ry administration report is consistent with the other parts of
the annual accounts and consolidated accounts.

We therefore recommend that the general meeting of share-
holders adopts the income statement and balance sheet for
the parent company and the group.

Our opinions in this report on the annual accounts and consol-
idated accounts are consistent with the content of the addi-
tional report that has been submitted to the parent compa-
ny's audit committee in accordance with the Audit Regulation
(537/2014) Article 11.
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Basis for Opinions

We conducted our audit in accordance with International
Standards on Auditing (ISA) and generally accepted auditing
standards in Sweden. Our responsibilities under those stand-
ards are further described in the Auditor's Responsibilities
section. We are independent of the parent company and the
group in accordance with professional ethics for accountants
in Sweden and have otherwise fulfilled our ethical responsibili-
ties in accordance with these requirements. This includes that,
based on the best of our knowledge and belief, no prohibited
services referred to in the Audit Regulation (537/2014) Article
5.1 have been provided to the audited company or, where ap-
plicable, its parent company or its controlled companies within
the EU.

We believe that the audit evidence we have obtained is suffi-
cient and appropriate to provide a basis for our opinions.

Key Audit Matters

Key audit matters of the audit are those matters that, in our
professional judgment, were of most significance in our audit
of the annual accounts and consolidated accounts of the
current period. These matters were addressed in the context
of our audit of, and in forming our opinion thereon, the annual
accounts and consolidated accounts as a whole, but we do not
provide a separate opinion on these matters. For each matter
below, our description of how our audit addressed the matter
is provided in that context.

We have fulfilled the responsibilities described in the Audi-
tor's responsibilities for the audit of the financial statements
section of our report, including in relation to these matters.
Accordingly, our audit included the performance of procedures
designed to respond to our assessment of the risks of mate-
rial misstatement of the financial statements. The results of
our audit procedures, including the procedures performed to
address the matters below, provide the basis for our audit
opinion on the accompanying financial statements.
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REVENUE RECOGNITION FROM SALES OF DEVELOPMENT AND PROJECT PROPERTIES

Description

How our audit addressed this key audit matter

The Group's net sales attributable to the sale of development and
project properties amounted to 1973 MSEK for 2020.

The Group recognizes revenue from projects development when (i) a
binding agreement is entered into with a purchaser of the project
(property), (ii) local planning is in place, and (iii) a binding turnkey
contract has been entered with a contractor. The transaction price
includes elements of variable considerations, linked to future
property area, rental level and vacancy level. Variable considerations
in the transaction price linked to the property area consist of
planning risk and potential risk in the turnkey contract. Planning risk
is based on knowledge of the local planning and revenue is accounted
for when building permit is received and the uncertainty linked to
planning risk ceases. Risk in the turnkey contract is considered
ceased and revenue is accounted for when the turnkey contract has
been completed. The Group makes an individual assessment of the
expected value of variable considerations in each individual project
at the end of each reporting period. Revaluations of the assessed
expected end project result results in a correction of previously
reported result, which increases or decreases revenue, in the period
which the transaction price changes.

Due to the complexity of the assessments and assumptions made, in
several areas as aspects, this is a key audit matter in our audit. The
accounting and valuation principles are stated in Note 1 (accounting
principles) and Note 2 (critical assessments and estimations).

In our review, we have reviewed the Group's account-
ing principles for revenue recognition.

We have evaluated and assessed a selection of the
Group's controls for revenue recognition. We have
conducted detailed review of significant agreements,
calculations and assessments regarding estimated
transaction prices, including estimates of risks for
different types of revenue reductions.

We have reviewed the Group's assessments of the
expected value of variable considerations in the
transaction price and revaluations of estimated
project results on significant transactions, including
evaluating the reliability of estimated final transac-
tion cost against past estimates.

We have reviewed the information disclosed in the
annual report.

VALUATION OF DEVELOPMENT AND PROJECT PROPERTIES
Description

Consolidated carrying value of development and project properties
amounted to 999 MSEK in the statement of financial position at
December 31, 2020.

The development and project properties are classified as inventories.
Book value is at the lower of acquisition cost and net realizable value
(estimated sales price after deduction of selling expenses and
completion costs). The assessment of net realizable value is based on
anumber of assumptions, such as planning and development costs,
time aspect and estimated sales price, resulting in valuation of
development and project properties being considered as a key audit
matter in our audit, as a result of the uncertainties included in the
assumptions. The accounting and valuation principles are stated in
Note 1 (accounting principles) and Note 2 (critical assessments and
estimations).

How our audit addressed this key audit matter

Our audit includes review of acquisition cost of
development and project properties and the internal
valuation prepared by the Group.

We have reviewed assumptions including expected
yields, planning and development costs and estimat-
ed sales price. We have reviewed that booked value is
at the lower of acquisition cost and net realizable
value.

We have reviewed the information disclosed in the
annual report.

VALUATION OF INVESTMENT PROPERTIES
Description

The fair value of the Groups investment properties amounted to SEK
1483 million on December 31, 2020. The unrealized changes in value
during the year, reported in the Group's income statement, amount-
ed to SEK 336 million.

The valuations are prepared in accordance with the discounted cash
flow model, whereby the future cash flows are forecast. The
properties are valued internally, with additional external valuation
for control purposes. The required yields for the properties are
assessed on each property’s unique risk profile and observable
transactions in the market for properties with a similar nature.
Based on the high degree of assumptions and assessments which
are made in connection with the property valuations, we believe that
this area is a key audit matter in our audit.

A description of the valuation of the property portfolio is stated in
the annual reportin Note 1"“Accounting principles” on page 100 and
in Note 19 "Investment properties” on page 112.

How our audit addressed this key audit matter

In our audit we have evaluated the company’s
process for property valuation by evaluating the
valuation methodology, valuation model and input
data in the internally and externally prepared
valuations.

We have reviewed a sample of valuations and
reviewed that the valuations follow Magnolia
Bostad’s guidelines for valuation and valuation
method. For a selection of properties, we have
reviewed the input data for Magnolia Bostad'’s
valuation model. We have discussed important
assumptions and assessments with Magnolia
Bostad’s valuation manager.

We have also made comparisons with known market
information. With the support of our valuation
specialist, we have for a selection of properties also
examined the reasonableness of assumptions made
such as yield requirements, rental income and
operating costs. We have evaluated the competence
and objectivity of the external valuers. We have
evaluated the skills and objectivity of the external
experts.

We have reviewed the disclosures provided in the
annual accounts.
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THIS IS A TRANSLATION FROM THE SWEDISH ORIGINAL

Other Information than the annual accounts and consolidated
accounts

This document also contains other information than the
annual accounts and consolidated accounts and is found on
pages 2-78,128-131and 150-152. The remuneration report for
the financial year 2020 also contains other information. The
Board of Directors and the Managing Director are responsible
for this other information.

Our opinion on the annual accounts and consolidated ac-
counts does not cover this other information and we do not
express any form of assurance conclusion regarding this other
information.

In connection with our audit of the annual accounts and con-
solidated accounts, our responsibility is to read the informa-
tion identified above and consider whether the information is
materially inconsistent with the annual accounts and consol-
idated accounts. In this procedure we also take into account
our knowledge otherwise obtained in the audit and assess
whether the information otherwise appears to be materially
misstated.

Responsibilities of the Board of Directors

and the Managing Director

The Board of Directors and the Managing Director are
responsible for the preparation of the annual accounts and
consolidated accounts and that they give a fair presentation in
accordance with the Annual Accounts Act and, concerning the
consolidated accounts, in accordance with IFRS as adopted by
the EU. The Board of Directors and the Managing Director are
also responsible for such internal control as they determine is
necessary to enable the preparation of annual accounts and
consolidated accounts that are free from material misstate-
ment, whether due to fraud or error.

In preparing the annual accounts and consolidated accounts,
The Board of Directors and the Managing Director are
responsible for the assessment of the company's and the
group's ability to continue as a going concern. They disclose,
as applicable, matters related to going concern and using the
going concern basis of accounting. The going concern basis of
accounting is however not applied if the Board of Directors
and the Managing Director intends to liquidate the company,
to cease operations, or has no realistic alternative but to do
so.

The Audit Committee shall, without prejudice to the Board of
Director's responsibilities and tasks in general, among other
things oversee the company's financial reporting process.

Auditor's responsibility

Our objectives are to obtain reasonable assurance about
whether the annual accounts and consolidated accounts

as a whole are free from material misstatement, whether
due to fraud or error, and to issue an auditor's report that
includes our opinions. Reasonable assurance is a high level of
assurance, but is not a guarantee that an audit conducted in
accordance with ISAs and generally accepted auditing stand-
ards in Sweden will always detect a material misstatement
when it exists. Misstatements can arise from fraud or error
and are considered material if, individually or in the aggregate,
they could reasonably be expected to influence the economic
decisions of users taken on the basis of these annual accounts
and consolidated accounts.

As part of an audit in accordance with ISAs, we exercise

professional judgment and maintain professional skepticism
throughout the audit. We also:
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— |ldentify and assess the risks of material misstatement of
the annual accounts and consolidated accounts, whether
due to fraud or error, design and perform audit procedures
responsive to those risks, and obtain audit evidence that
is sufficient and appropriate to provide a basis for our
opinions. The risk of not detecting a material misstatement
resulting from fraud is higher than for one resulting from
error, as fraud may involve collusion, forgery, intentional
omissions, misrepresentations, or the override of internal
control.

— Obtain an understanding of the company's internal control
relevant to our audit in order to design audit procedures
that are appropriate in the circumstances, but not for the
purpose of expressing an opinion on the effectiveness of the
company's internal control.

— Evaluate the appropriateness of accounting policies used
and the reasonableness of accounting estimates and
related disclosures made by the Board of Directors and the
Managing Director.

— Conclude on the appropriateness of the Board of Directors’
and the Managing Director's use of the going concern basis
of accounting in preparing the annual accounts and conso-
lidated accounts. We also draw a conclusion, based on the
audit evidence obtained, as to whether any material uncer-
tainty exists related to events or conditions that may cast
significant doubt on the company’s and the group's ability to
continue as a going concern. If we conclude that a material
uncertainty exists, we are required to draw attention in
our auditor's report to the related disclosures in the annual
accounts and consolidated accounts or, if such disclosures
are inadequate, to modify our opinion about the annual
accounts and consolidated accounts. Our conclusions are
based on the audit evidence obtained up to the date of our
auditor's report. However, future events or conditions may
cause a company and a group to cease to continue as a
going concern.

— Evaluate the overall presentation, structure and content
of the annual accounts and consolidated accounts, inclu-
ding the disclosures, and whether the annual accounts and
consolidated accounts represent the underlying transac-
tions and events in a manner that achieves fair presenta-
tion.

— Obtain sufficient and appropriate audit evidence regarding
the financial information of the entities or business activi-
ties within the group to express an opinion on the consolida-
ted accounts. We are responsible for the direction, supervi-
sion and performance of the group audit. We remain solely
responsible for our opinions.

We must inform the Board of Directors of, among other mat-
ters, the planned scope and timing of the audit. We must also
inform of significant audit findings during our audit, including
any significant deficiencies in internal control that we identi-
fied.

We must also provide the Board of Directors with a statement
that we have complied with relevant ethical requirements
regarding independence, and to communicate with them

all relationships and other matters that may reasonably be
thought to bear on our independence, and where applicable,
related safeguards.

From the matters communicated with the Board of Directors,
we determine those matters that were of most significance in
the audit of the annual accounts and consolidated accounts,
including the most important assessed risks for material
misstatement, and are therefore the key audit matters. We
describe these matters in the auditor’'s report unless law or
regulation precludes disclosure about the matter.



THIS IS A TRANSLATION FROM THE SWEDISH ORIGINAL

Report on other legal
and regulatory requirements

Opinions

In addition to our audit of the annual accounts and consolidat-
ed accounts, we have also audited the administration of the
Board of Directors and the Managing Director of Magnolia
Bostad AB (publ) for the financial year 2020 and the proposed
appropriations of the company's profit or loss.

We recommend to the general meeting of shareholders that
the profit be appropriated in accordance with the proposalin
the statutory administration report and that the members of
the Board of Directors and the Managing Director be dis-
charged from liability for the financial year.

Basis for opinions

We conducted the audit in accordance with generally accepted
auditing standards in Sweden. Our responsibilities under those
standards are further described in the Auditor’'s Responsi-
bilities section. We are independent of the parent company
and the group in accordance with professional ethics for
accountants in Sweden and have otherwise fulfilled our ethical
responsibilities in accordance with these requirements.

We believe that the audit evidence we have obtained is suffi-
cient and appropriate to provide a basis for our opinions.

Responsibilities of the Board of Directors and the Managing
Director

The Board of Directors is responsible for the proposal for
appropriations of the company's profit or loss. At the propos-
al of a dividend, this includes an assessment of whether the
dividend is justifiable considering the requirements which the
company's and the group's type of operations, size and risks
place on the size of the parent company's and the group's
equity, consolidation requirements, liquidity and position in
general.

The Board of Directors is responsible for the company's or-
ganization and the administration of the company's affairs.
This includes among other things continuous assessment of
the company's and the group's financial situation and ensuring
that the company's organization is designed so that the ac-
counting, management of assets and the company's financial
affairs otherwise are controlled in a reassuring manner. The
Managing Director shall manage the ongoing administration
according to the Board of Directors' guidelines and instruc-
tions and among other matters take measures that are neces-
sary to fulfill the company's accounting in accordance with law
and handle the management of assets in a reassuring manner.

Auditor's responsibility

Our objective concerning the audit of the administration, and
thereby our opinion about discharge from liability, is to obtain
audit evidence to assess with a reasonable degree of assur-

ance whether any member of the Board of Directors or the

Managing Director in any material respect:

— has undertaken any action or been guilty of any omission
which can give rise to liability to the company, or

— in any other way has acted in contravention of the Compa-
nies Act, the Annual Accounts Act or the Articles of Associ-
ation.

Our objective concerning the audit of the proposed appropri-
ations of the company's profit or loss, and thereby our opinion
about this, is to assess with reasonable degree of assurance
whether the proposalis in accordance with the Companies
Act.

Reasonable assurance is a high level of assurance, butis nota
guarantee that an audit conducted in accordance with gener-
ally accepted auditing standards in Sweden will always detect
actions or omissions that can give rise to liability to the com-
pany, or that the proposed appropriations of the company's
profit or loss are not in accordance with the Companies Act.

As part of an audit in accordance with generally accept-

ed auditing standards in Sweden, we exercise professional
judgment and maintain professional skepticism throughout
the audit. The examination of the administration and the
proposed appropriations of the company's profit or loss is
based primarily on the audit of the accounts. Additional audit
procedures performed are based on our professional judgment
with starting point in risk and materiality. This means that we
focus the examination on such actions, areas and relationships
that are material for the operations and where deviations and
violations would have particular importance for the company's
situation. We examine and test decisions undertaken, support
for decisions, actions taken and other circumstances that are
relevant to our opinion concerning discharge from liability. As

a basis for our opinion on the Board of Directors' proposed
appropriations of the company's profit or loss we examined
whether the proposalis in accordance with the Companies
Act.

Ernst & Young AB, Box 7850, 103 99 Stockholm, was appointed
auditor of Magnolia Bostad AB (publ) by the general meeting
of the shareholders on the 27th of April 2020 and has been the
company's auditor since the 7 May 2014. Magnolia Bostad AB
(publ) became a public interest company in 2017.

Stockholm, 30th of March 2021
Ernst & Young AB

Fredric Havrén
Authorized Public Accountant
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Multi-year overview

Income Statement 01/01/2020 01/01/2019 01-01-2018 " 01-01-2017 ® 01-01-2016
Amountsin SEKM -31/12/2020 -31/12/2019 -31-12-2018 -31-12-2017 -31-12-2016
Net sales 2,358 896 1,054 1,781 1,064
Production and operating costs -1,764 -866 -907 -1,347 -642
Gross profit/loss 594 30 147 434 422
Central administration -98 -89 -64 -41 -27
Profit/loss from participations in associated

companies 74 77 14 -9 14
Revaluation during transition from associated

company to subsidiary - - - - 0]
Change in value, investment properties 336 348 67 - -
Operating profit/loss 906 366 164 384 409
Financial income 2 17 8 6 3
Financial expenses -183 -189 -150 -15 -93
Change in value, financial instruments - - - (0} [0}
Profit/loss before tax 725 194 22 276 319
Income tax -37 -37 =15 6] 6]
NET PROFIT/LOSS FOR THE YEAR 688 157 7 276 319
Profit/loss attributable to

Parent company shareholders 658 129 10 203 271
Holdings without a controlling influence 30 28 -3 73 48

" Not recalculated as a result of changed accounting principles for tenant-owner associations.
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Amountsin SEKM 31/12/2020 31-12- 2019 31-12-2018 » 31-12-2017 © 31-12-2016 ®
ASSETS

Goodwill 6 6 6 6 6
Otherintangible assets o] (o] 1 1

Total intangible assets 6 6 7 7 6
Investment properties 1,483 654 295 - -
Right of use assets 72 51 - - -
Machinery and equipment 12 12 19 8 1
Total property, plant and equipment 1,567 717 314 8 1
Shares in associated companies and joint

ventures 350 188 106 m 16
Receivables from associated companies 45 201 56 24 23
Other securities held as non-current assets 41 31 31 31 31
Other long-term receivables 1,059 563 978 1,165 397
Total financial assets 1,495 983 1171 1,330 567
Total non-current assets 3,068 1,706 1,492 1,345 574

Current assets

Development and project properties 999 1,382 1,196 1,310 1160
Tenant-owned apartments 1 9 10 4 4
Accounts receivable 45 41 21 31 1
Receivables from associated companies 136 64 38 52 20
Other receivables 742 414 440 595 475
Prepaid expenses and accrued income 19 M 14 5 5
Cash and cash equivalents 277 441 395 208 507
Total current assets 2,229 2,361 2,114 2,205 2172
TOTAL ASSETS 5,297 4,067 3,605 3,550 2746

EQUITY AND LIABILITIES

Equity attributable to Parent Company

shareholders 1,624 1,042 937 991 854
Holdings without a controlling influence 109 99 156 180 135
Total equity 1,733 1,141 1,093 1,171 989
Deferred tax liability 68 38 17 2 2
Non-current interest-bearing liabilities 1,377 1,667 1,914 1,566 1268
Non-current liabilities to associated companies 10 - 18 35 -
Non-current lease liabilities 57 39 - - -
Other non-current liabilities 532 42 34 30 91
Total non-current liabilities 2,044 1,786 1,983 1,633 1361
Current interest-bearing liabilities 644 824 278 507 237
Current lease liabilities 18 13 - - -
Accounts payable 65 68 23 16 38
Liabilities to associated companies 13 1 ] 1 -
Income tax liabilities o] (o] o] ] o]
Other current liabilities 626 105 14 85 68
Accrued expenses and deferred income 154 129 M4 136 53
Total current liabilities 1,520 1,140 529 745 396
TOTAL EQUITY AND LIABILITIES 5,297 4,067 3,605 3,550 2746

» Not recalculated as a result of changed accounting principles for tenant-owner associations.
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Cash flow analysis 01/01/2020 01/01/2019 01-01-2018 " 01-01-2017 ® 01-01-2016 ®
Amount in mkr -31/12/2020 -31/12/2019 -31-12-2018 -31-12-2017 -31-12-2016
Operating activities

Profit/loss after financial items 725 194 22 276 319
Adjustments for non-cash items, etc. -1,043 -443 -301 -567 -405
Income tax paid (0] 0 0] 0] -4
Cash flow from operating activities before

changes in working capital -318 -249 -279 -291 -90
Cash flow from changes in working capital

Decrease(+)/increase(-) of development and

project properties -627 -317 =71 -156 19
Decrease(+)/increase(-) in current receivables 1,141 506 373 -194 -4
Decrease(+)/increase(-) in current liabilities 209 42 -43 24 —47
Cash flow from operating activities 405 -18 -20 -617 -22
Investing activities

Acquisition of intangible fixed assets o] o] (o] -1 -
Acquisition of investment properties -4 -282 =21 - -
Acquisition of property, plant and equipment -6 -3 -8 -9 =1
Investment in financial assets -48 -1 -8 -3 -100
Sales/reduction of financial assets 0 29 0 0 -
Cash flow from investing activities -168 -267 -21 -13 -101
Financing activities

New share issue - - - - -
Issue of warrants o] (0] 2 - -
Contribution from holding without a controlling

influence - - - 1 -
Borrowings 1,513 677 1147 597 1059
Repayment of borrowings -1,810 -264 -848 -200 -584
Dividend paid to parent company owners -76 - -66 -66 -38
Dividend paid to holdings without

controlling influence -28 -86 -7 - -
Acquisition of interests without controlling

Influence - -3 - - -
Cash flow from financing activities -401 324 228 332 437
Cash flow for the year -164 39 187 -298 314
Cash and cash equivalents at the beginning of

the year 441 403 208 507 193
Cash and cash equivalents at the end of the

year 277 441 395 208 507

" Not recalculated as a result of changed accounting principles for tenant-owner associations.
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A word from the Chairman

2020 was the year when we really
examined ourselves. The whole
world stopped because of a virus
that no one could predict would
hit us right there and then.

Like so many others, we learned
to live with uncertainty, distance and challenges to
change quickly. We did our best to find digital ways of
working that could help both people and businesses to
not only survive but also grow.

One of last year's insights is that our sustainability
work is invaluable for the future. During the first part of
the pandemic, we noticed more birds chirping, clearer
water and in some countries a sky that was smog-free
for the first time in a long time. As housing developers
we have great opportunities to influence the environ-
ment for the better and our ambition is for Magnolia
Bostad to be a strong driving force in sustainability.

During the year, we listed our first green bond, a bond
of SEK 550 m. It is especially gratifying to be able to
state that this was done without any adjustments

by the organization. We see it as proof that our solid
work with sustainability is yielding results and want to
continue the journey and become even better. We also
environmentally certified ten of our projects, a total of
2,680 residential units, during the year.

We also seriously accelerated our investment in build-
ing our own portfolio and increasing the proportion of
projects in our own administration. Of the entire project
portfolio, we see over time that about half goes into its
own book and that the other half is resold. At the time
of writing, we have 9,810 residential units in production
and 1,814 of them are for self-management.

As part of this transformation, a new CEO was ap-
pointed during the year and | am pleased to be able to
welcome Johan Tengelin to Magnolia Bostad. Johan
comes in with deep transaction and investment experi-
ence from the industry where he has contributed strong
leadership and value creation. He succeeds Fredrik
Lidjan, who has held the role of CEO for the past five
years, during which he has created a stable platform for
the company with both structural capital and strong
growth. Thank you Fredrik!

With all due respect to the difficulties that many suf-
fered during 2020, we can state that the past year was
very positive for Magnolia Bostad. That we had time

to reflect, adjust and also be forced into more digital
processes is only positive for our organization. We are
now more ready than ever to take the next step in the
fantastic journey we have made since we started the
company.

| would like to thank all the fantastic employees, cus-
tomers and partners who have been with us during the
year and welcome you to the next phase. Now let's fix
2021

Stockholm, March 2021

Fredrik Holmstrom
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Corporate Governance

In order to ensure that Magnolia Bostad is managed in an
efficient manner and to create long-term value for shareholders,
the division of responsibility is clear between the company's

decision-making bodies.

Magnolia Bostad AB (publ) (the "Company") is a
Swedish public company whose shares are listed on
Nasdaq Stockholm. The Corporate Governance Report
describes how the Company's shareholders directly and
indirectly govern the Company during the year through
various decision-making systems. Corporate govern-
ance aims, among other things, to clarify the division
of roles and responsibilities between the management
group and the control bodies, to ensure the sharehold-
ers' opportunity to assert their interests vis-a-vis the
management bodies and to provide conditions for the
dialogue between shareholders and the capital market
to be as strong as possible.

Corporate governance is governed by external and
internal regulations that are constantly evolving and
improving. Since 1 January 2017, the Company has com-
plied with the Swedish Corporate Governance Code
(the "Code"). The Code states a standard for good
corporate governance at a higher level of ambition than
the Swedish Companies Act, the Annual Accounts Act
and the minimum requirements of other rules.

Articles of Association

The Articles of Association, which are adopted at

the Annual General Meeting, contain information on,
among other things, the Company's operations, share
capital and shares, number of Board members and
auditors, and provisions on the convening and agenda
of the Annual General Meeting. The Articles of Associ-
ation can be found on page 148 of this report and can
be found on the Company's website under the section
Corporate governance.

The Company's name is Magnolia Bostad AB and the
Company is a Swedish public company with its reg-
istered office in Stockholm. The Company's address

is Box 5853, 102 40 Stockholm and the Company's
visiting address (head office) is Sturegatan 6, telephone
08470 50 80. The Company shall - directly or indirectly

132 Magnolia Bostad 2020

through subsidiaries - acquire, own, manage, develop
and sell properties, conduct project activities regarding
properties and own and manage securities and other
related activities.

Annual General Meeting

The Annual General Meeting is the decision-making
body in which all shareholders have the right to partic-
ipate. At the Annual General Meeting, the Company's
development is discussed and decisions are made on,
among other things, dividends, discharge from liability
for the Board of Directors, election of the Board of Di-
rectors and auditors for the period until the end of the
next Annual General Meeting, and remuneration to the
Board of Directors and auditors.

Annual General Meeting 2020
For the 2020 Annual General Meeting on 27 April 2020,
the Company decided to take certain precautions to
limit the risk of the spread of infection as a result of
Covid-19, including:
Some of the Board and the Company's auditors were
present by telephone.
The CEOQO Fredrik Lidjan was present by telephone.
The Nomination Committee was represented on site.
Some of the Company's management team were
present.
The CEQO's speech was cancelled.
Those present were well-dispersed in the meeting
room.

At the Annual General Meeting on 27 April 2020, 5
shareholders attended in person or through proxies
(20) and these together represented 71.7% of the votes
(72.0). Fredrik Holmstrom was elected Chairman of the
Annual General Meeting. Documentation for the Com-
pany's Annual General Meeting and minutes from the
Annual General Meeting can be found on the Compa-
ny's website, www.magnoliabostad.com.
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The 2020 Annual General Meeting resolved on the
following:
Adoption of the income statement and balance sheet
for the financial year and disposition of the Compa-
ny's profit in accordance with the approved balance
sheet. In accordance with the Board's proposal, no
dividend was proposed for the 2019 financial year.
Granting of discharge from liability for the members
of the Board of Directors and the CEO for the finan-
cial year.
Determination of remuneration to Board members
and auditors.
Re-election of Board members Viveka Ekberg, Fre-
drik Holmstréom, Jan Roxendal, Andreas Rutili, Risto
Silander and Fredrik Tibell and new election of Board
member Anna-Greta Sjéberg. Fredrik Holmstréom
was elected Chairman of the Board.
Re-election of the registered auditing company Ernst
& Young AB as auditor.
Guidelines for remuneration to Executive Manage-
ment.

On 20 November 2020, the Company held an Extraor-
dinary General Meeting for a decision on an extra
dividend to the shareholders. In light of the continued
extraordinary situation as a result of Covid-19, the
meeting was conducted through a postal voting proce-
dure, without physical participation. The Extraordinary
General Meeting resolved on the proposed dividend of
SEK 2 per share for the 2019 financial year.

The shares and shareholders

The Company's shares have been listed on Nasdaqg
Stockholm since 20 June 2018. The Company's shares
were registered for trading for the first time on Nasdaq
First North on @ June 2015, and on Nasdaq First North
Premier in March 2017.

The total number of shares on 31 December 2020
amounted to 37,822,283 distributed between 4,009
shareholders. The closing price on 30 December 2020
was SEK 58.40, which corresponds to a market capitali-
zation of SEK 2.2 billion.

The quotient value for all shares is SEK 4.00. Each share
is entitled to one vote and grants an equal right to the
share of the capital.

Decided programmes for warrants

The Annual General Meeting held on 26 April 2017,
resolved to issue 350,000 warrants to the subsidiary,
Magnolia Utveckling AB. During 2018, 260,500 war-
rants were transferred to employees in accordance with
the warrant programme. 89,500 warrants were can-
celled during 2019. 28 000 warrants were bought back
during 2019. Warrants that have been bought back are
still in the ownership of the subsidiary Magnolia Utveck-
ling AB. Each warrant entitles the holder to the right to
subscribe to one share at a strike price of SEK 84 per
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share. The subscription period is from 2 November 2020
until 26 April 2022.

The Annual General Meeting held on 10 May 2019,
resolved to issue 200,000 warrants to the subsidiary,
Magnolia Utveckling AB. As by the Meeting's decision,
200,000 warrants were transferred to key personnel at
Magnolia Bostad in accordance with the warrant pro-
gramme. Each warrant entitles the holder to the right
to subscribe to one share at a strike price of SEK 84 per
share. The subscription period is from 1 November 2022
until 26 April 2024.

Nomination Committee

The Nomination Committee is appointed and works
according to the instructions determined at the 2019
Annual General Meeting. According to the Nomination
Committee's instructions, the Nomination Committee
shall consist of representatives of the three largest
shareholders in terms of votes according to the share
register kept by Euroclear Sweden as at 30 September
of the year before the Annual General Meeting. The
member representing the largest shareholder in terms
of votes shall be appointed Chair of the Nomination
Committee. The Chairman of the Board shall also
attend Nomination Committee meetings, although
not as a member. The composition of the Nomination
Committee shall be made public at least six months
prior to the Annual General Meeting. Members of the
Nomination Committee shall not receive remuneration,
and the term of office runs until the composition of the
next Nomination Committee has been made public.

The Nomination Committee's primary tasks are to
nominate candidates to the posts of Chair of the
Annual General Meeting, Chair of the Board, propose
the number of members of the Board and members of
the Board, submit proposals for fees and other remu-
neration for each Board member and submit proposals
for remuneration for committee work for each Board
member. The Nomination Committee shall also nomi-
nate candidates to the post of auditor and submit pro-
posals for the fees to the auditor taking into consider-
ation the recommendation from the Audit Committee.
The Nomination Committee shall safeguard the com-
munal interests of all shareholders in the matters that
fall within its area of responsibility. The Nomination
Committee shall perform its tasks in accordance with
the Code and thus observe the requirement for diver-
sity and breadth in the Company's Board of Directors
in particular. For guidance for the Nomination Com-
mittee, the policy adopted by the Company's Board for
Diversity in the Board applies, where it is stated that
the goal is for the Board to be composed of members
of varying ages, with varying gender and geographical
origin and with a varying educational and professional
background to contribute together with varying skills
and experience as well as independent and critical ques-



Magnolia Bostad's Board, from left: Jan Roxendal, Andreas Rutili, Viveka Ekberg, Fredrik Holmstrém, Risto Silander and Fredrik Tibell. As of the
2020 Annual General Meeting, Anna-Greta Sjéberg is also a member of the Board. The picture was taken before Anna-Greta Sjoberg took office.
Due to the ongoing pandemic, the Board has not had the opportunity to gather for a photograph in 2020.
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Composition of the Board

Independent
inrelation to Independent Number
the company/ inrelation Number of Audit
Natio- company to major of board Attend- Committee Attend-
Member Elected Post Born nality management shareholders meetings ance meetings ? ance
Fredrik Holmstrém 2009 Chairman 1971  Swedish No No 23 23 - -
Andreas Rutili 2015 Member 1975 Swedish Yes Yes 23 22 - -
Fredrik Tibell 2010 Member 1966  Swedish Yes No 23 23 5 5
Risto Silander 2015 Member 1957 Swedish Yes Yes 23 23 - -
Jan Roxendal 2016 Member 1953  Swedish Yes Yes 23 23 5 5
Viveka Ekberg 2017 Member 1962  Swedish Yes Yes 23 23 5 5
Anna-Greta
Sjoberg 2020 Member 1967  Swedish Yes Yes 15 13 - -

» Members of the Audit Committee: Viveka Ekberg, Jan Roxendal och Fredrik Tibell.

tioning. The Nomination Committee presented and
justified its proposals for the composition of the Board,
with special justification for how the requirement for an
equal gender distribution was sought, including through
the proposal that the Board be expanded with member
Anna-Greta Sjoberg. After Anna-Greta Sjéberg was
elected to the Board, the proportion of women among
the Board members is 29% (17%).

For more information on the work of the Nomination
Committee, see the Nomination Committee decision
suggestions for the Annual General Meeting on the
Company's website, www.magnoliabostad.com.

The Nomination Committee for the 2021 Annual Gen-
eral Meeting consists of Katarina Strémberg as repre-
sentative of F. Holmstrom Fastigheter AB, Johannes
Wingborg as representative of Lansférsakringar
Fondférvaltning AB and UIf Hedlundh as representative
of Svolder AB. Information on the composition of the
Nomination Committee was announced on the Com-
pany's website six months before the Annual General
Meeting. The majority of the Nomination Committee's
members are independent in relation to the Compa-
ny and the company management and the require-
ment that at least one of the Nomination Committee
members is independent in relation to the largest
shareholder in the Company in terms of votes or group
of shareholders if cooperating with the Company's
management, has been met.

The Board of Directors

The Board is appointed by the Annual General Meeting.
The Board of Directors manages the Company on be-
half of the shareholders by establishing the Company's
overall goals and strategy, evaluating the operating
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activities and ensuring that there are guidelines and
routines for established goals as well as systems for
monitoring and controlling the Company's operations
and risks the Company is associated with. Furthermore,
the Board shall ensure that the Company's disclosures
are characterized by openness and are correct, relevant
and reliable. According to the Articles of Association,
the Board of Directors of the Company shall consist

of three to seven Board members. At the turn of the
year 2020, the Company's Board consisted of seven
members who were elected at the 2020 AGM. All Bord
members were re-elected and one new member was
elected. Fredrik Holmstréom was elected chairman. For
further information about the members of the Board,
see pages 144 and 145. None of the members of the
Board work in, or participate in the management of, the
Company or any of its subsidiaries. The majority of the
Board members elected by the Annual General Meeting
are independent in relation to the Company and the
company management and the requirement that at
least two of the Board members who are independent
in relation to the Company and the company manage-
ment are independent in relation to the Company's
major shareholders, has been met.

The tasks of the Board include establishing strategies
for the Company, deciding on the Company's business
plan and budget and identifying how sustainability
issues affect the Company's risks and business op-
portunities. The Board decides on full-year and interim
reports, adopts annual accounts and adopts policies,
instructions, governing documents and guidelines. The
Board monitors financial developments and ensures the
quality of financial reporting and internal control, and
evaluates operations based on the goals and guidelines
set by the Board. The Board makes decisions regarding
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significant investments such as acquisitions and sales
and for major financing commitments. If necessary, the
Board makes decisions regarding significant changes
in the organization and in the business. The Board's
tasks are carried out through an organized interaction
between the Board and the management team. The
Board has a control function to ensure that sharehold-
ers' interests are safeguarded. Through submitted
reports, the Board follows the assessment obligations
that follow from law, listing rules, the Code and good
practice. In addition, the Board's work is governed by
guidelines from the Annual General Meeting and by the
Board's rules of procedure

Audit Committee

As of 31 December 2020, the Audit Committee consist-
ed of three members: Jan Roxendal (Chairman), Fredrik
Tibell and Viveka Ekberg. The CFO always participates
in the Audit Committee's meetings as rapporteur and
the Chief Accounting Officer as minute taker. The Com-
pany's CEO and the Company's auditors participate

in accordance with the established annual schedule, or
when otherwise appropriate.

The Audit Committee has a preparatory and admin-
istrative role. The Audit Committee is responsible for
monitoring the Company's financial statements, risk
management, structure and policies for internal control
and accounts and audits. The Audit Committee also
reviews and monitors the auditor's impartiality and
independence, other services provided by the Compa-
ny's auditor and assists the Company's nomination
committee when preparing proposals for the decision
by the Annual General Meeting on selection of an au-
ditor. Members of the audit committee must possess
the qualifications and experience within accountancy,
auditing and/or risk management required to fulfil the
committee's obligations. In 2020, the Audit Committee
held five minuted meetings, of which the Company's
auditors participated in three. The issues that have
been discussed at the committee's meetings are re-
corded and reported at the next board meeting.

The Code's requirement that the majority of the Audit
Committee's members must be independent in relation
to the Company and the management and that at least
one member is independent in relation to the Compa-
ny's major owners, has been met.

Remuneration Committee

The Board of Directors has decided to carry out the
tasks normally assigned to a Remuneration Committee
since this is considered most appropriate for the Com-
pany. During the year, the focus was on adapting the
Company's processes and reporting in line with the EU
directive's regulations. The Board follows the remuner-
ation guidelines adopted by the Annual General Meet-
ing and a remuneration policy has been developed to
guide the Board's work. Guidelines adopted for remu-
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neration to senior executives include Board members,
the CEO and deputy CEO, as well as other persons in
the Executive Management group. Any variable remu-
neration is linked to criteria designed with the aim of
promoting the Company's long-term value creation.

The Board annually evaluates the application of the
guidelines for remuneration to the Executive Manage-
ment group and monitors remuneration structures and
remuneration levels at the Company in general.

Chairman of the Board

The Chairman of the Board leads the work of the
Board and is responsible for ensuring that the work of
the Board is carried out efficiently and that the Board
fulfills its obligations in accordance with applicable laws
and regulations. The Chairman of the Board represents
the Board vis-a-vis the Company's shareholders. The
Chairman of the Board shall in particular monitor the
Board's performance and, together with the CEO, pre-
pare the board meetings. The Chairman of the Board is
responsible for chairing the board meetings, for ensur-
ing that the Board receives the information about the
Company and the operations required for the Board

to be able to carry out its work efficiently and is re-
sponsible for monitoring that the Board's decisions are
implemented. Under the leadership of the Chairman of
the Board, the Board conducts an annual evaluation of
its work.

Board work 2020

According to current rules of procedure, the Board must
hold at least seven regular board meetings per calen-
dar year, one of which is a statutory meeting and one

is a strategy meeting. In 2020, the Company's Board
held 23 board meetings, of which a constituent meeting
immediately after the Annual General Meeting. Board
meetings are held in connection with the Company's
quarterly reporting, prior to the Company's Annual
General Meeting for decisions on documentation to

the Annual General Meeting, prior to decisions on the
Company's business plan and prior to decisions on the
budget. The regular board meetings have a recurring
structure and deal with issues of significant impor-
tance to the Company such as ongoing business and
projects, reporting from the Audit Committee and the
Company's Investment Committee, financial reporting,
follow-up of risks, reporting of disputes and reporting
from other operations such as communication and
branding, HR and sustainability. Furthermore, the
Board is informed of the current business situation at
both the property market and the credit market and
receives follow-up of status in the ongoing projects.
Among the ordinary matters dealt with by the Board in
2020 can be mentioned a review of the rules of pro-
cedure for the Board and the Company's policies, a
decision on an overall business plan for the Company,

a decision on the budget, and a decision on operational
and organizational issues and a review of the Compa-



Magnolia Bostad's Group structure

See pages 32 to 36 for information about which projects are included in the various structures.
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ny's risk report. In addition, the Board decided in 2020
on several major acquisitions, divestments, investments
and financing in which matters the Board is the decision
maker according to the current delegation procedure.
To counteract the emergence of conflicts of interest

in the Company, the Board has adopted a policy for
conflict management. In addition, the Board has
adopted guidelines and routines for assessing cases
according to the Swedish Companies Act, Chapter 16 a
(related parties). It further applies in accordance with
the Board's rules of procedure that any other decisions
in related party matters, which are defined as matters
where someone on the Board or in the Company's man-
agement group has a significant interest in the other
party, must always be made by the Board, whereby the
usual conflict of interest rules apply to the preparation
of documentation for decisions as well as for the deci-
sion-making itself.

The Deputy CEO, CFO and General Counsel are co-opt-
ed to the board meetings and in addition, if necessary,
people in the Company participate as rapporteurs on
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special issues. During the year, the Board met on two
occasions with the Company's auditors without the
presence of company management.

Evaluation of the Board's work

The Board of Directors is evaluated annually, partly for
the purpose of developing the Board's work and partly
to create a basis for the Nomination Committee's
evaluation of the Board's composition. An important
objective of the evaluation of the Board of Directors is
to ensure that the work of the Board is functioning well
and to identify areas for improvement. This evaluation
therefore includes investigating the type of questions
that the Board believes should be given greater focus,
determining the areas in which the Board needs addi-
tional expertise and assessing the composition of the
Board. In 2020, the evaluation was conducted through
a written survey, where Board members were able to
give their view on the Board's ways of working and ef-
fectiveness, its need for expertise and strengths and its
improvement areas. The responses were then compiled
into a report that was presented to the Board by the

Magnolia Bostad 2020 139



Corporate Governance Report

Chairman of the Board. According to the evaluation the
members consider that they can independently assess
the matters the Board has to deal with and that they
request the information that the members deem nec-
essary for the Board to be able to make well-founded
decisions, and that the members continuously acquire
that knowledge of the Company's operations and the
market, etc, required for the assignment. Furthermore,
it appears that the interaction with the Board and
management works well and that the Board members'
special expertise is utilized well. The outcome of the
evaluation forms the basis for identifying areas for
improvement for the Board's work in the coming years.
The Board's evaluation is communicated to the Nomi-
nation Committee. The Company changed CEO during
December 2020, and no evaluation of the CEO's work
for 2020 has therefore been carried out.

Investment committee

The Board has established an investment committee
whose main task is to act as an advisor to the Board
and prepare all investment decisions in connection

with acquisitions, sales and property investments. The
Investment Committee shall consist of three to five
members, who are elected by the Board once a year (or
if necessary). On 31 December 2020, the Investment
Committee consisted of four members: the Company's
CEO Johan Tengelin, Deputy CEO and CIO Gurmo En-
dale, CFO Fredrik Westin and General Counsel Hanna
Jessing. From August 2020, the Board has decided that
Erik Rune, former deputy CEO of the Company, can be
retained and participate as an expert in business until
June 2021.

The Board has adopted a job description for the Invest-
ment Committee, with a delegation procedure and de-
cision matrix for decision-making regarding acquisitions
and sales etc. The Investment Committee meets when
necessary and the decisions made by the Investment
Committee, or on the basis of the delegation proce-
dure, are recorded and kept available to the Board via
the Board's portal. The CEO reports on the decisions
made in the form of a summary that is presented at
the ordinary board meetings. In 2020, the Investment
Committee held 64 minuted meetings at which a total
of 94 cases were handled.

CEO and company management

The CEO is appointed by the Board and is responsible
for the Company's day-to-day management in accord-
ance with the Company's CEO instructions, the rules
in the Swedish Companies Act, other applicable laws
and guidelines and in accordance with the Company's
policies and the Board's instructions.

As of 31 December 2020, the Company's management
consisted of the Company's CEO, CFO, Deputy CEO
and CIO, Marketing and Communications Manager
and General Counsel. The management group meets

140 Magnolia Bostad 2020

regularly to discuss, above all, overall operational issues
and strategies.

Remuneration to the Board of Directors and the CEO
Remuneration of Board members

Fees and other remuneration for the Board members,
including the Chairman of the Board, are determined
by the Annual General Meeting. The Annual General
Meeting held on 27 April 2020, resolved that the fees
for Board members for the period up to the next Annual
General Meeting shall amount to SEK 2.3 million. SEK
500,000 shall be paid to the Chairman of the Board
and SEK 300,000 shall be paid to each of the six other
Board members. In addition to this, SEK 90,000 shall
be paid to the Chair of the Audit Committee and SEK
70,000 to each of the other members of the Audit
Committee. The Company's Board members are not
entitled to any benefits when they leave the Board of
Directors.

Remuneration to the CEO

Johan Tengelin receives market-based remuneration as
CEO. For further information, see Note 9 - Remunera-
tion to employees.

Fredrik Lidjan received market-based remuneration as
CEO. For further information, see Note 9 - Remunera-
tion to employees.

Fredrik Lidjan has been involved in Magnolia Bostad's
operations since it was founded in 2009, including as
an advisor. In 2013, he was engaged as a consultant
through his company, Fredrik Lidjan AB, to start the
rental accommodation business area. Under Fredrik
Lidjan's guidance, at that time as a consultant, the
business area grew rapidly, and the Company today
views this business area as its greatest competitive
advantage. Fredrik Lidjan had an agreement that en-
tailed that he would work without fixed compensation
but was entitled to 8-12% of the profit of certain rental
accommodation projects. The agreement included the
projects Traversen 18, Nya Parken Allé, Tibble, Valsta
Torg, Lumen and Phases 1 and 2 of Senapsfabriken. The
terms of the agreement have been fulfilled for all pro-
jects with the exception of Senapsfabriken and do not
apply to future rental accommodation projects.

Minority ownership structure 2015-2017

In conjunction with Fredrik Lidjan's accession to the
position of CEO, a new agreement was reached be-
tween the Company and Fredrik Lidjan AB. Under this
agreement, the Company and Fredrik Lidjan AB would
co-invest in future rental accommodation projects. Fre-
drik Lidjan AB would invest at market terms with a 10%
stake and Magnolia Bostad would invest and receive a
90% stake in the companies in which the rental accom-
modation projects would be operated. The agreement
could also include tenant-owned apartments if this
applied to the same plot of land and the tenant-owned



Magnolia Bostad's Executive Management, 31 December 2020. Front row from left: Suzana Bossel (Marketing and Communications Manager)
and Fredrik Westin (CFO). Back row from left: Gurmo Endale (CIO and Deputy CEO), Hanna Jessing (General Counsel) and Johan Tengelin (CEO).

apartments constituted a small portion of the entire
project.

Minority ownership structure 2017-2020 and 2022

At the Extraordinary General Meeting on 13 October
2017, a new minority ownership structure was adopted
and replaced the current structure. Projects developed
in limited liability companies in the old minority struc-
ture will continue, but no new projects will be allocated
in accordance with the previous structure.

Under the minority ownership structure, Fredrik Lidjan
AB will co-invest in all of the Company's future pro-
jects on market terms with an 8% stake. In future hotel
projects, Clas Hjort's, head of the hotel business, stake
will be 16%. Magnolia Bostad will then hold a 92% stake
in all projects under this structure, apart from hotels
where the total will be 76%. This minority ownership
structure comprises investments that take place up to

and including 2022 for all projects except hotel projects
that include investments that took place up to and
including 2020. In December 2020, the Board decided
that the minority ownership structure's co-investment
period will end on 31 December 2021. For hotels, the
co-investment period ended on 31 December 2020,
meaning that from 1 January 2021 there will be no fur-
ther allocation of hotel projects.

Auditors

Magnolia Bostad's external auditors are appointed by
the Annual General Meeting. The auditors are tasked
with reviewing on behalf of the shareholders the Board
of Directors' and the CEO's management of the Com-
pany and ensuring that the annual financial statements
have been prepared in accordance with applicable laws
and regulations. The 2020 Annual General Meeting de-
cided to select Ernst & Young AB as auditor for the pe-
riod up to the end of the 2021 Annual General Meeting.
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In addition to the audit, Ernst & Young also provided
advisory services during the year, mainly regarding tax.
In 2020, remuneration to auditors was paid totalling
SEK 4.3 m (3.9). Also see Note 8 - Disclosures regarding
fees and cost reimbursement to the auditor.

Internal controls

The Board's responsibility for internal controls is reg-
ulated in the Swedish Companies Act and the Code.
The Board is ultimately responsible for ensuring that
the internal controls are developed, communicated
and understood by the employees of the Company.
The Company has formalized routines that ensure that
established principles for financial reporting and inter-
nal control are complied with and that the Company's
financial reporting is prepared in accordance with law,
applicable accounting standards and other require-
ments for listed companies.

The Company has established control structures and
regularly monitors that the control structures are
implemented, updated and complied with. Regional
managers and heads of departments are responsible
for ensuring that internal controls are established with-
in their areas of responsibility and that these controls
achieve the intended effect.

Magnolia Bostad complies with the Committee of
Sponsoring Organizations of the Treadway Commis-
sion's (COSO) framework for evaluating a company's
internal control over financial reporting “Internal Con-
trol - Integrated Framework". The framework consists
of the following five components: control environment,
risk assessment, control activities, information and
communication and monitoring.

The process for internal controls and risk assessment,
as well as control structures and monitoring in relation
to financial reports has been designed to guarantee
reliable overall financial reporting and external financial
reporting that complies with IFRS, applicable laws and
rules and other requirements that may exist for com-
panies listed on Nasdaqg Stockholm. Risk assessment
regarding the financial reporting takes place annually
and involves the Board of Directors, senior executives
and other employees.

The way in which the Board of Directors monitors and
ensures the quality of internal controls is documented
in the Board's work plan and in the instructions for
the Audit Committee. Part of the work of the Audit
Committee is to assess the Company's structure and
policies for internal control.

To ensure that the Company's code of conduct is com-

plied with, the Company has a whistleblower function.
This function offers appropriate channels for reporting
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serious irregularities committed by people in key po-
sitions or in leading positions at the Company. Regis-
tration can be done in a way that is safe for the person
reporting and the administration and monitoring of
the whistleblower function is handled by an external
party. In addition, the Company has established the
Ethics Council, whose task is to ensure that reported
whistleblower cases are handled correctly. If necessary,
the Ethics Council also handles any matters concerning
violations of the Company's Code of Conduct, etc. and
which cannot be handled within the framework of the
whistleblower function.

Control environment

The basis for internal controls on financial reporting

is Magnolia Bostad's organization, decision-making
procedures, responsibility and authorizations that are
communicated in the governing documents. These doc-
uments include the Articles of Association, the Board
of Directors' rules of procedure, the CEO's instructions,
the Code of Conduct, the Company's business plan,
policies, the Investment Committee work description,
process descriptions and manuals. Magnolia Bostad's
work on internal control aims to identify high-risk areas
and minimize these risks. All internal steering docu-
ments are regularly updated when, for example, legis-
lation, accounting standards or listing requirements are
changed and when other needs occur. The Company's
policies and governing documents can be found on the
Company's website, www.magnoliabostad.com.

Risk Assessment

The risk of material misstatement in financial reports is
assessed by the Company's Board of Directors, Execu-
tive Management and the Company's external audi-
tors. There is an established risk management process
within Magnolia Bostad. The CEQ, in collaboration with
other departments within the Company, is responsible
for structured risk mapping across all business activ-
ities. the Company's risks are divided into three main
types: (1) external risks, (2) operational risks and (3)
organizational risks.

External risks consist of external risks such as macroe-
conomic, regulatory, socio-economic, price and com-
petition-related risks that affect our market, industry,
business and internal processes.

Operational risks consist of business risks relating to
the Company's business, projects and processes such
as regulatory compliance, quality defects and ethical
violations. Operational risks also include organizational
risks attributable to succession planning, skills provision
and resource planning.

Financial risks that affect the financial conditions for
the business are interest rate risk, financing risk, liquidi-



ty risk and credit risk. Financial risks also include risks in
the Company's internal processes relating to account-
ing and reporting.

The Company's established business model, along with
an established control systems, procedures and pro-
cesses, limits the Company's total risks and guarantees
an ability to act whenever necessary.

Control activities

Control activities are designed on the basis of the risk
analysis to address the significant risks identified.
These are both of a preventive nature, in other words
actions aiming to avoid losses or errors in reports and
for purposes of discovery. The controls must also ensure
that any errors will be corrected.

Examples of areas that have a material impact on the
Company's results and that have well-established qual-
ity control measures include accounting for projects
and funding matters and sales as well as the IT envi-
ronment. Controls are carried out using methods such
as variance analyses and on the occasion of quarterly
meetings between business areas and Executive Man-
agement. The Company's IT Council, which includes the
CFO and General Counsel, identifies risks and ensures
that the Company maintains a secure IT environment.
The IT Council's work follows a specific process and the
meetings are recorded in minutes. For the business, the
business system forms the basis of the control struc-
ture established and focuses on important stages in
the business such as investment decisions, production
start-up and sales. The Company places great empha-
sis on follow-up of projects linked to established proce-
dures for the project process, such as regular follow-up
meetings, the Investment Committee and the Quality
Council.

Information, communication

The Company's policy documents in the form of a Code
of Conduct, policies, process descriptions and manuals
are reviewed annually by process owners and updated
when necessary and are made available via the Com-
pany's intranet. All new employees receive information
on the governing documents and the Company holds
information sessions where the values and the Code of
conduct are discussed. All employees also are respon-
sible for being aware of applicable laws and rules and
acting in accordance with the Company's guidelines.

The Company has created an information policy and

an insider policy with the aim of informing employees
and other parties concerned within the Company of the
laws and rules that apply in relation to the Company's
dissemination of information and the specific require-
ments imposed on people who are active in a company
listed on the stock exchange, e.g. in relation to insider

information. For assessing insider issues, the Company
has established an insider committee which includes
the Company's CEO, CFO and General Counsel and has
adopted instructions for the Company's assessment of
insider issues.

The IR function is led by the Company's CFO, with
support from the Company's IR manager. The primary
tasks of the IR function are to support the CEO and
senior executives in relation to the capital markets, pre-
pare the quarterly and annual reports, analyst meet-
ings, capital market presentations and regular reports
on IR activities.

Follow-up

Follow-up takes place on many different levels within
the Company. The Company has a business plan and a
budget which both are decided on by the Board of Di-
rectors each year. The Board of Directors receives sum-
mary financial statements once a month and financial
statements with comments including project follow-up
and follow-up of warranties and reserves at least once
a quarter. The Board of Directors also reviews interim
reports and year-end reports prior to publication.

The Company's external auditor reports his findings
from audits and assessments of the internal control to
the Audit Committee and the Board of Directors partly
during the autumn in connection with the auditors'
nine-month audit and partly when the year-end ac-
counts are audited. The Company has procedures to
ensure that action is taken to address any deficiencies
and that highlighted actions are followed up.

Evaluation of the need for a separate internal audit
function

No internal audit function is currently established
within the Company. The Board has examined the issue
and assessed that the Group has a simple operational
structure in which business is conducted in one seg-
ment. Follow-up of ongoing and completed investments
is presented to the Board on an ongoing basis. The
Board of Directors believes that the external auditors'
audit and its own follow-up within the Company is
sufficient to ensure that internal control of financial
reporting is good. All in all, this means that it is not
considered justified to have a special internal audit unit.
This decision is reviewed annually.

Deviations in relation to the Code

In 2020, the Company complied with the Code in all
respects.
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Board of Directors

&

"

Fredrik Holmstrém
Chairman since 2009

Born 1971

Founder of Magnolia Bostad.
Chairman and owner of
Holmstromgruppen AB, the
parent company in a private-
ly-owned group focused on
the production of residential
units, acquisition and man-
agement of properties and
trade in listed and unlisted
holdings.

BSBA from IUM, Monaco
(formerly University of
Southern Europe).

Dependent of the Company
and management. Depend-
ent of major shareholders.

Shareholding in Magnolia
Bostad (owned personal-
ly and by closely-related
persons):

21,542,787.

Viveka Ekberg
Member since 2017

Born 1962

Former CEO of PP Pension,
Head of Nordics at Mor-
gan Stanley Investment
Management, Associate
Partner and Head of Project
Management at Brummer
& Partners, Head of SEB
Institutionell Férvaltning,
and analyst at Alfred Berg
Fondkommission as well as
financial analyst and jour-
nalist at Affdrsvarlden.
Board member of Lindab
International AB, Svolder
AB, Apotedq, Skagen AS,
Areim AB, SPP Pension &
Férsakring AB and Centrum
for rattvisa.

MBA from Stockholm School
of Economics.

Member of the Audit Com-
mittee.

Independent of the Com-
pany and management.
Independent of major share-
holders.

Shareholding in Magnolia
Bostad (owned personal-
ly and by closely-related
persons):

20,000.

Data reported above are as of 31 December 2020.
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Jan Roxendal
Member since 2016

Born 1953

Previously President of
Gambro Holding AB and
CEO of Intrum Justitia AB,
Executive Vice President and
member of the Executive
Board of the ABB Group,
Group responsible for ABB
Financial Services, as well as
other senior positions within
the ABB Group. Chair of
AP2 and Board member of
Catella AB.

Higher general banking
degree.

Chairman of the Audit Com-
mittee.

Independent of the Com-
pany and management.
Independent of major share-
holders.

Shareholding in Magnolia
Bostad (owned personal-
ly and by closely-related
persons):

5,000.

Andreas Rutili
Member since 2015

Born 1975

Founder and CEO of
Magnolia Bostad 2009-2015.
Previously President of Vito-
sha Capital AB, a property
development company with
a focus on new production of
residential units in Eastern
Europe. Also has a back-
ground as CEO of the food
company Bonesto AB.

Studies in economics at
Uppsala University and
Stockholm University.

Independent of the Com-
pany and management.
Independent of major share-
holders.

Shareholding in Magnolia
Bostad (owned personal-
ly and by closely-related
persons):

1,663,565.

Shareholding as of 31
December 2020 via capital
insurance with Wealins S.A.



Risto Silander
Member since 2015

Born 1957

Previously CEO of Alfred
Berg. Prior to this, manage-
ment positions at Svenska
Handelsbanken, Goldman
Sachs and UBS. Currently
board member of Varenne
AB, Stronghold Invest AB,
Niam AB, Brevan Howard
Funds and Endeavour Pem-
broke Funds.

MSc (Economics) from
Stockholm School of Eco-
nomics.

Independent of the Com-
pany and management.
Independent of major share-
holders.

Shareholding in Magnolia
Bostad (owned personal-
ly and by closely-related
persons):

110,000.

Anna-Greta Sjéberg
Member since 2020

Born 1967

Since 2019 senior consultant
at Olivetta AB. Previous
positions include CEO and
founder of the healthcare
company Crispa AB (2011-
2018) as well as various
roles at The Royal Bank of
Scotland Nordic Region such
as CFO, COO and Head of
Public Sector (1998-2011).
Many years of experience in
board work. Currently Chair-
man of Marginalen Bank
Bankaktiebolag and board
member of Tryggstiftelsen
and Hufvudstaden AB.

MBA from Stockholm School
of Economics.

Independent of the company
and management. Independ-
ent of major shareholders.

Shareholding in Magnolia
Bostad (owned personal-
ly and by closely-related
persons): —

Data reported above are as of 31 December 2020.

Fredrik Tibell
Member since 2070

Born 1966

Founder and President of
Caritas Corporate Finance
AB, which provides financial
advisory services primarily
to companies within the real
estate industry. Chair of the
Board of Svenska Husgrup-
pen Intressenter AB and
others.

Finance studies at Stock-
holm University.

Member of the Audit Com-
mittee.

Independent of the Com-
pany and management.
Dependent of major share-
holders.

Shareholding in Magnolia
Bostad (owned personal-
ly and by closely-related
persons):

20,000.
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Executive Management and auditors

Johan Tengelin

CEO

Employed and member of Executive
Management since December 2020
Born 1970

Former partner at Brunswick Real
Estate after being involved in building
up Brunswick's investment operations
in his capacity as CEO of the subsidiary
Sveafastigheter. Prior to that, CEO of
the Nordic operations at GE Capital
Real Estate and project manager within
Corporate Finance and partner at Car-
negie Investment Bank.

MBA from School of Economics at the
University of Gothenburg. Authorized
Financial Analyst (CEFA) from Stock-
holm School of Economics.

Shareholding in Magnolia Bostad
(own and related parties): 80,000 and
30,000 warrants and 378,223 options.

Data reported above are as of 31 December 2020.
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Fredrik Westin

CFO

Employed and member of Executive
Management since 2016

Born 1973

Previously Head of Finance at Kungs-

leden. Also has a background as FP&A
Manager and Accounting Manager at
GE Capital Real Estate Nordic.

MBA from Gothenburg School of Eco-
nomics.

Shareholding in Magnolia Bostad
(owned personally and by closely-
related persons):

2,000 as well as 30,000 warrants.

Gurmo Endale

ClO and Dep. CEO

Employed 2015-2017 and since 2018
member of Executive Management
since 2019

Born 1983

Previously Business Developer and Chief
Investment Officer at Magnolia Bostad.
Has 10 years of experience in the prop-
erty industry, including transactions

at CBRE and Business Development at
Veidekke Bostad. MSc from the Royal
Institute of Technology (KTH), Stock-
holm.

Shareholding in Magnolia Bostad
(owned personally and by closely-
related persons): 6,235 as well as
40,000 warrants.



Suzana Bossel Hanna Jessing

Head of Marketing and Communications General Counsel Auditors
Employed and member of Executive Employed since 2017 Ernst & Young AB
Management since 2014 Member of Executive Management Chief Auditor:
Born 1973 since 2018 Fredric Havrén
Born 1971 Authorized Public Accountant
Extensive background in PR and Com-
munications from the housing industry, Former legal counsel at Vasakronan
for example with JM AB. In addition, she AB. Before that, attorney at Lindskog
was PR and marketing manager for Et- Malmstrém Advokatbyré and district
telva Arkitekter and the terraced house court lawyer.
developers Arkitekthus and Svenska
Husgruppen. Master of Laws (LL.M) from Stockholm
University.
Market Economist from IHM Business
School and Higher Degree in Techni- Shareholding in Magnolia Bostad
cal Editorial Work from Mdalardalen (owned personally and by closely-
University. related persons): 1,000 and 22,000
warrants.

Shareholding in Magnolia Bostad
(owned personally and by closely-
related persons): 105,000 as well as
25,000 warrants.

Data reported above are as of 31 December 2020.
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Articles of association

Magnolia Bostad AB
Sturegatan 6

Box 5853, 102 40 Stockholm
Switchboard: +46 8 470 50 80
magnoliabostad.com

ARTICLES OF ASSOCIATION OF MAGNOLIA BOSTAD AB
Reg nr 556797-7078

Adopted at the Annual General Meeting on 27 April 2018

81 Name
The Company's name is Magnolia Bostad AB. The
Company is public (publ).

§2 Domicile of the Board of Directors
The Board of Directors is domiciled in Stockholm.

§3 Operations
The company will — either directly or indirectly through
subsidiaries — acquire, own, manage, develop and
sell properties, carry on project activities relating to
properties and own and manage securities and other
associated activities.

§4 Share capital and the number of shares
The share capital consists of at the least SEK
120,000,000 and at the most SEK 480,000,000.
The total number of shares shall be at the least
30,000,000 and at the most 120,000,000.

§5 Board of Directors
The Board of Directors shall consist of three to seven
members.

§6 Auditors
The Company shall have one to two auditors, of which
one can be a registered accounting firm, with a maxi-
mum of two deputy auditors.

§7 Notice of Annual General Meeting
Notice of the Annual General Meeting shall be an-
nounced in Post- och Inrikes Tidningar and by publishing
the notice on the Company's website. At the same time
as the notice is published, the Company shall advertise
in Dagens Industri that a notice has been published.

§8 Participants at the Meeting
Shareholders who wish to participate in the proceed-
ings at the General Meeting shall be registered in the
transcript or other representation of the complete
share register pertaining to the circumstances five
days prior to the General Meeting, and they shall notify
the Company thereof no later than on the date spec-
ified in the notice to the General Meeting. That date
may not be a Sunday, other public holiday, Saturday,
Midsummer's Eve, Christmas Eve or New Year's Eve
and may not fall earlier than the fifth ordinary busi-
ness day prior to the General Meeting. Shareholders
may not have more than two assistants at the General
Meeting, and only when they notify the Company of
the number of assistants prior to the Meeting as indi-
cated in the previous paragraph.
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§9

§10

§M

§12

Opening of the meeting

The Chair of the Board or a person appointed by the
Board opens the Annual General Meeting and leads
the proceedings until the Chair of the Meeting is elect-
ed.

Annual General Meeting

The Annual General Meeting is held annually within

six months after the end of the financial year. At the

Annual General Meeting the following business is con-

ducted.

Election of the Chair of the Meeting;

Preparation and approval of the voting list;

Approval of the meeting agenda;

Election of one or two adjusters;

Resolution concerning the due convening of the

meeting;

Presentation of the annual report and the auditor's

report and, where appropriate, consolidated finan-

cial statements and consolidated auditor's report;

7. Resolution regarding a. adoption of the
income statement, balance sheet and, where
appropriate, consolidated income statement and
consolidated balance sheet, b. dispositions
concerning profit or loss as stated in the adopted
balance sheet, c. discharge of the members of
the Board and the CEO from liability;

8. Determination of the number of members for the
Board of Directors, auditors and deputy auditors,
who shall be appointed by the Meeting;

9. Adoption of fees paid to members of the Board
and auditors;

10. Election to the Board of Directors and auditor;

11. Resolution on guidelines for remuneration payable
to senior executives;

12. Any business that arises at the Meeting in ac-
cordance with the Swedish Companies Act or the
Articles of Association of the Company.

arwN e

o

Fiscal year
The Company's fiscal year shall be a calendar year.

Record day provision

The Company's shares shall be registered in a se-
curities register according to the Central Securities
Depositories and Financial Instruments Accounts Act
(1998:1479).



THIS IS A TRANSLATION FROM THE SWEDISH ORIGINAL

Auditor’s report on the corporate
governance statement

To the general meeting of the shareholders of Magnolia Bostad AB (publ), corporate identity number 556797-7078

Engagement and responsibility

It is the Board of Directors who is responsible for the cor-
porate governance statement for the year 2020 on pages
131-148 and that it has been prepared in accordance with the
Annual Accounts Act.

The scope of the audit

Our examination has been conducted in accordance with
FAR's auditing standard RevU 16 The auditor's examination
of the corporate governance statement. This means that our
examination of the corporate governance statement is differ-
ent and substantially less in scope than an audit conducted

in accordance with International Standards on Auditing and
generally accepted auditing standards in Sweden. We believe
that the examination has provided us with sufficient basis for
our opinions.

Opinions

A corporate governance statement has been prepared. Dis-
closures in accordance with chapter 6 section é the second
paragraph points 2-6 the Annual Accounts Act and chapter 7
section 31 the second paragraph the same law are consistent
with the annual accounts and the consolidated accounts and
are in accordance with the Annual Accounts Act.

Stockholm, 30th of March 2021
Ernst & Young AB

Fredric Havrén
Authorized Public Accountant
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Other information | Annual General Meeting 2021 and Financial calendar

Annual General Meeting 2021

Annual General Meeting of Magnolia Bostad AB
Magnolia Bostad AB will hold its Annual General Meet-
ing on Tuesday, 27 April 2021. The Annual General Meet-
ing will be conducted by advance voting (postal voting).
A meeting with the opportunity to attend in person or
by proxy will not take place; it is therefore a meeting
without physical participation.

Conditions for participation

Anyone wishing to attend the meeting must
be registered as a shareholder in the share register
kept by Euroclear Sweden AB on Monday, 19 April
2021,
register by casting their advance vote in accordance
with the instructions under the heading Advance
voting below, so that the advance vote is received by
Euroclear Sweden AB no later than Monday, 26 April
2021.

Financial calendar

Interim Report January—March 2021: 23 April 2021
Annual General Meeting 2021: 27 April 2021
Interim Report January-June 2021: 7 July 2021

Nominee-registered shares

To be entitled to participate at the Meeting, sharehold-
ers with nominee-registered shares must register their
shares through the nominee in their own name, so the
person in question is registered in the share register
kept by Euroclear Sweden AB on Wednesday 21 April
2021. Such registration may be temporary.

Advance voting

Shareholders may exercise their voting rights at the
meeting only by voting in advance, known as postal
voting, in accordance with section 22 of the Act (2020:
198) on temporary exemptions to facilitate the conduct
of AGMs and general meetings.

A special form must be used for advance voting. The
form is available on the company's website, www.mag-
noliabostad.com. The advance voting form is valid as a
notification.

Agent and power of attorney form

If the shareholder votes in advance through a proxy, a
written, signed and dated power of attorney must be
attached to the advance voting form. Proxy forms can
be downloaded from the company's website, www.
magnoliabostad.com. For legal entities, a certified copy
of the registration certificate or equivalent authoriza-
tion document for the legal entity must be attached.

Interim Report January-September 2021: 21 October 2021
Year-End Report January—-December 2021: 24 February 2022
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Definitions

Alternative KPIs not defined within IFRS
see page 120.

Number of residential units

Estimated number of dwellings at a time when binding
sales agreements are signed and revenue recognition
takes place.

Estimated area based on preliminary blueprints or calcu-
lated using standardized figures.

GFA: Gross Floor Area

MUA: Main Usable Area

UFA: Usable Floor Area

Estimated number of building rights

Number of estimated future residential units in ac-
quired properties. Due to uncertainties such as zoning
plan processes, government decisions or non-estab-
lished dates for vacancy of project properties, assess-
ments of the number of residential units may change
over time.

Estimated production start, project portfolio

Estimated production start is the management's best
assessment of when the zoning plan has come into legal
force and the turnkey contract and binding sales agree-
ments have been signed. Due to uncertainty factors
such as the zoning plan processes, government deci-
sions or non-established dates for vacancy of project
properties, assessments can change over time.

Estimated completion of projects
The time for the estimated completion of a project is
when the project is completed and finalized

Residential units
Refers to rental apartments, tenant-owned apart-
ments, residential care properties or hotel rooms

Sales rate
Sold residential units in production divided by units in
projects in production

Production start, projects for sale

Production commences when the zoning plan has come
into legal force and the turnkey contract and binding
sales agreements have been signed.

Production start, properties for self-management
Production commences when the zoning plan has come
into legal force and the turnkey contract has been
signed.

Community service properties

Property that is used predominantly by tax-financed
activities and is specifically adapted for community
service. Residential care facilities are included under
community service properties. In terms of community
service properties, Magnolia Bostad primarily develops
housing for the elderly and other forms of adapted
housing, along with schools and nursery schools.

Sold residential units in production

Number of residential units in sold projects where bind-
ing sales agreements were signed, and then revenue
recognized.

Occupancy rate,%
Leased areain relation to leasable area.

Magnolia Bostad 2020 151



Other information

Contacts

Johan Tengelin
CEO
johan.tengelin@magnoliabostad.se

Fredrik Westin
CFO

fredrik.westin@magnoliabostad.se

Magnolia Bostad's switchboard: 08-470 50 80

Magnolia Bostad's shares (MAG) are listed on Nasdaq Stockholm.
More information is available at www.magnoliabostad.com
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