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Areim signed an agreement in June 2023 to buy all the
shares in Magnolia Bostad AB's holding company HAM
Nordic AB, and since then Areim has had full control
over Magnolia Bostad.

areim
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Our business development Financing Projects and properties and financial reports reporting
Results January-December 2023
® Net sales amounted to SEK 305 m (569). Group KPIs
® The operating los was SEK 595 m (-747), of which — TR
SEK -104 m (-230) refers to changes in value of Jan—Dec Jan-Dec
investment properties. - 5
e The loss before tax was SEK 871m (-929) and the Project related
loss after tax was SEK 868 m (-863). Number of production-started residencies during the period 57 949
L Eornings per share amounted to SEK -21.34 Number of residencies sold during the period o] 60
(-20.89). : o )
Total number of residencies in production 7,496 9,345
Completed residential units 2023 Totalnumber of estimated building rights 14,073 18,828
1,932 residential units were completed in 2023. All A
. . 1 1
were environmentally certified or prepared for
environmental certification by December 2023. Since Investment properties, SEK m 3,085 2,489
its formation in 2009, the company has completed a Operating profit/loss, SEK m -595 -747
total of over 8,600 residential units. Retrun on equity, % neg neg
Equity/assets ratio, % 31.2 32,5
Interest coverage ratio, times neg neg
Sahre-related
Earnings per share, SEK -21.34 -20.89
Equity per share, SEK 54.00 58.88

» Including Magnolia Bostad's share of joint ventures and share attributable to holdings without a controlling influence in

Magnolia Bostad's subsidiaries.
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We are ready when the market recovers

2023 marked a dramatic slowdown in housing produc-
tion in Sweden, a trend we have not withessed since
the early 1990s.

The Swedish National Board of Housing and Plan-
ning's (Boverket) construction forecasts point to a
long-term low construction rate, which risks leading
to a significant reduction in capacity in the building
sector. The decline not only has a direct impact on
Sweden's economy and GDP growth, but also risks
leading to deepening social housing divides. This could
have serious consequences for the labour market in
Sweden's growth regions and for the green industrial
shift.

2023 in brief

This is Magnolia Bostad
- targetrs and strategy

Business model 2023

The past year

In 2023, our focus was to reduce tied-up capital,
ensure required liquidity, take advantage of business
opportunities and adapt to a changing environment.
Due to a high volume of production starts in 2020-
2021, we entered 2023 with 9,300 residential units in
production, of which 78% were sold to institutional
investors and the rest are being developed for self-
management. At the beginning of 2024, Magnolia
Bostad had 7,500 residential units in production.

In 2023, we completed a total of 1,932 homes. All
completed homes were environmentally certified or

prepared for environmental certification.

The handover of completed projects to buyers provid-
ed significant, additional, liquidity during the

MAGNOLIA

During the year we completed
a total of 1,932 homes

year. However, our results for 2023, which have been
affected by the market situation with no production
starts, high interest rates and negative valuation
effects, is anything but satisfactory.

Going forward

At the start of 2024, we reviewed and adjusted

our cost base to create the conditions for a stable
and profitable business. Decreasing inflation and
forecasts of falling interest rates are providing the
conditions for a gradual recovery in the housing
market in 2024. There is a great need for top quali-
ty, sustainable housing in Sweden's growth regions,
mainly around the major cities but also in places that
are part of the green industrial shift. We are ready
to seize business opportunities when the market
recovers.

Stockholm, April 2024

Johan Tengelin
CEO

Corporate governance
and other information
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2023 in brief

A word from the CEO

Business model 2023

MAGNOLIA

Magnolia Bostad is a leading urban developer that
develops new housing in attractive locations. We
develop housing both for sale and self-management.
We mainly develop rental properties, tenant-owned
apartments and community service properties.

Vision
We want to be the Nordic region's leading urban
developer and most colourful landlord.

Business concept
To develop and manage attractive and sustainable
living environments.

Strategy

We achieve our goals by developing whole com-
munities, residential units and community service
properties. The development of housing is both for
sale and self-management.

We work for long-term sustainable urban develop-
ment and choose locations with good long-term
demographic conditions.

Production only starts when there is a guaranteed
demand

The business stretches from Ystad in the south to
Luled in the north. We create sustainable housing and
neighbourhoods where people want to live and work.
Our work is guided by a holistic view where the busi-
ness is conducted in a way that promotes sustainable
social development.

Business target

® At least 6,000 residential units in self-manage-
ment, self-ownership and ownership in JVs.

® December 2023: 537 residential units.

Financial target
® Equity/assets ratio of at least 30%.
® December 2023: 31.2%.

Sustainability targets
For sustainability reporting, please see pages
82-94.

Sustainability
reporting

Corporate governance
and other information
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Projects are developed for sales and self-manage-
ment. When projects for self-management have been
completed, these properties contribute long-term val-
ue growth and a continual cash flow to the company.
Projects developed for sale are usually sold through
forward funding at an early stage. Buyers are usually
financially strong institutions or property companies.

2023 in brief

A word from the CEO

How we create value

Safe land acquisitions

We continually monitor the market for new business
opportunities. Once attractive land has been
identified, we carry out feasibility studies such as
market analyses and revenue and cost estimates.

We usually acquire land based on a residential rental
calculation and careful preparatory work where major
consideration is given to sustainability aspects

This is Magnolia Bostad
- targets and strategy

Project development

After the acquisition is completed, often with build-
ing rights in completed zoning plans, we develop the
project from idea to final completion. Construction is
procured in the form of a turnkey contract. In collab-
oration with the turnkey contractor, we work out a
contract with a fixed price and chosen environmental
certification. The focus is on creating good, safe living
environments and choosing materials and building
systems from a sustainability perspective.

Work begins on developing attractive, sustainable
communities and residencies in parallel with the land
acquisition process. Project developers, architects and
contractors are all involved early in the process, which
gives us the conditions to develop sustainable, safe

MAGNOLIA

Financing

Directors' report

relEnE e prepEria and financial reports

Management of
own property

Completion
of property

MAGNOLIA

‘..

Zoning plan in for
and turnkey contract

Sustainability Corporate governance

reporting and other information
/..
Business opportunity
— pre-study
. Acquisition/land
Otos allocation
_.years
Decision on
sale

Decision on

self-manage-
ment
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areas with cost-effective solutions for both con-
struction and management. We are also VO | ue M Og no | iG BOStOd
in contact with buyers early in the . .
process. works to deliver to its
Environmentally certified residencies stakeholders
2023 in brief and sustainable financing

A word from the CEO

This is Magnolia Bostad
- targets and strategy

MAGNOLIA

We plan for all residencies to be certified

according to at least the Swedish Green Building
Council's silver certification, Nordic Swan ecolabel or
an equivalent. We work with sustainable financing
consisting of, for example, green bonds and green
building credits.

Reduced climate impact

We work to reduce our climate impact through
material selection, choice of energy and recycling.
We measure our climate footprint according to the
Greenhouse gas protocol (GHG) and in collaboration
via HS30 and LFM30 are working with the industry's
adaptation to the UN's global sustainability goals,
Agenda 2030, and the Paris Agreement.

Safety in the societies we develop

When planning, we strive to follow the guidelines in
Botryggt2030 with the aim of preventing crime and
increasing security.

Employees

All employees sign Magnolia Bostad's Code of Con-
duct, which governs the company's business ethics,
health and safety, human rights and working condi-
tions.

Communities and municipalities

Sustainable residential areas and neighbourhoods
developed with care for design, well-being and
safety.

Tenants and customers

Functional, space-efficient, attractive housing for
the tenant, and easy-to-manage housing for the
property owner.

Partners and suppliers
Partners with expertise who follow the projects
from feasibility study to completion.

Employees

An attractive employer caring about the health
and safety of its employees. An equal workplace
that nurtures skills development and career plan-
ning.

Owners and financiers
Sustainable returns and value growth.
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Sustainability in development, production and financing

Our impact on people and the
outside world

MAGNOLIA

Magnolia Bostad's ambition is to be at the forefront
of sustainable urban development, to be involved in
driving the industry towards a lower climate impact
and to be an attractive employer.

The construction and property sectors are responsible
for greenhouse gas emissions in Sweden of around 11
million tonnes of CO:2 equivalents, which corresponds
to around 22% of total greenhouse gas emissions in
Sweden. Of this, new construction accounts for 22%,
heating for 25%, property management for 24% and
renovation, conversion and extension for 29%. The
sectors also contribute to large emissions abroad
through imported goods. Magnolia Bostad, like
everyone in the industry, has a major responsibility for
minimizing emissions.

Life cycle perspective

At an early stage, development includes plans for
resource-efficient solutions with low climate impact
from a life cycle perspective. We want to create the
conditions for buildings and facilities to become ener-
gy-efficient in the management phase.

Our ambition is to create efficient, flexible floor plans
and dismountable constructions to reduce the need
for new material during rebuilding or maintenance.
We benefit from energy-efficient technology and
sustainable material choices. We have also started to
evaluate the conditions for applying circular solutions,
for example, it could be about reusing materials such
as concrete and bricks. For the properties' future op-
eration we plan for renewable energy. We build solar

1. Source: Boverket(2024). Greenhouse gas emissions from
the construction and property sectors.

A life cycle perspective

Financing

Recycling

Land acquisition/ Employees/ Land preparation

Ethical business

Swedish forest

Wood

Operations

Organization

Concrete

Concrete

Construction Recycling Construction

Operations

Sustainable
neighbourhoods

Dismantling/ Long-term
Recycling/Demolition sustainability

10
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Our impact on people and the
outside world

MAGNOLIA

Our business

Sustainable urban
development

panels in most of our projects and are introducing
charging infrastructure for electric cars. We also build
with the idea that those who live in the homes should
be able to select sustainable choices in their everyday
lives.

Environmental certification

All our projects are developed for certification ac-
cording to at least Swedish Green Building Council's
(SGBCQC) silver certification, Nordic Swan ecolabel or
an equivalent. Most of the projects we develop are
certified with the SGBC's silver certification and we
are members of the SGBC.

Miljobyggnad (Green building) is a Swedish envi-
ronmental certification system for buildings and
surrounding property, which will contribute to the
fulfilment of environmental goals in Agenda 2030 and
the EU's taxonomy for green finance. Indicators in the
areas of energy and climate, indoor environment, out-
door environment and circularity are used to assess
the performance and environmental characteristics of
the building and property.

Care for the environment and housing

We develop with care for the environment and people.
To build security into our accommodation, we use
BoTryggt30's guidelines. When designing outdoor
environments, we also do our best to promote biolog-
ical diversity while creating an environment where the
design must be inclusive in various ways for all those
who live in the buildings.

Magnolia Bostad wants to be a committed force in
the locations where we operate and be at the fore-
front of sustainable urban development. For us, social

Financing

Projects and properties

responsibility is about starting from the person. It
is about creating increased inclusion, security and
equality.

Sustainable financing

The fact that we develop and build sustainably also
enables sustainable financing. All of our outstanding
bond schemes are green. Through our green bonds, we
increase transparency and facilitate the allocation of
capital to sustainable properties. Our ambition is that
all our financing in future should be green or other-
wise sustainable, based on environmental and social
societal aspects.

Profitable growth

Magnolia Bostad works for sustainable profitable
growth and value for the company's owners. We do
this, among other things, through a broad portfolio of
housing forms, which reduces the company's risk.

Attractive employer

Our goal is to be an attractive employer with a corpo-
rate culture characterized by diversity where em-
ployees feel included. We strive to attract, retain and
develop talent.

Business ethics

There are routines for how we work with business eth-
ics and how we handle deviations from our guidelines
and processes.

Collaboration

We collaborate with others through initiatives such
as HS30 and LFM30, with common goals to reduce
climate impact.

Directors' report
and financial reports

Sustainability
reporting

GOOD HEALTH GENDER
AND WELL-BEING EQUALITY

e

DECENT WORK AND
ECONOMIC GROWTH

o
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15 LIFE 1 PEAGE, JUSTICE

ON LAND AND STRONG

INSTITUTIONS

Magnolia Bostad focuses on ten of the UN's sustaina-
bility goals. Read more on pages 86-87.

gl
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Our impact on people and the outside world

Sustainability in development,
production and financing

MAGNOLIA

Magnolia Bostads's value chain extends from the time we acquire the land, the homes are built and
the housing is managed. This means that we have a great opportunity to have an impact on people
and the outside world, see also page 85.

Climate and environment

Magnolia Bostad

calculates climate impact in projects and assesses
climate risks before the start-up of new housing
adapts the development of new housing to climate
change and works on reducing climate impact
plans for environmental certification in all projects
carries out environmental audits through an exter-
nal environmental auditor

takes biodiversity and ecosystems into account

is involved in development to achieve a greater
share of the circular economy

plans so that residents can easily make cli-
mate-smart choices in their homes.

Social impact

Magnolia Bostad

builds security into the areas we develop, including
using BoTryggt30's guidelines

has codes of conduct for employees, contractors
and sponsor partners

gets involved in the locations where the company
operates, for example by supporting local football
clubs in their work for equality and integration
takes care of its employees by offering develop-
ment opportunities and a safe working environ-
ment.

Directors' report
and financial reports

Sustainability
reporting

Responsible business

Magnolia Bostad

works for a climate of cooperation without corrup-
tion

works to achieve sustainable profitable growth
enables the allocation of capital to sustainable
properties through our green bonds, see page 96
have routines for how we work with business ethics
and how we handle deviations from our guidelines
and processes

has an Ethics Council and a Green Bond Commit-
tee, see page 83.

12
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Financing Projects and properties

Management of
own property

Magnolia Bostad's financing o

Magnolia Bostad's main focus in terms of financing

is to provide the business with capital on favourable

terms regarding price, interest rate risk and structure.

Financing activities are conducted in accordance .
with the rules and guidelines established by the Board Project-related

annually. loans, secured
property loans

Cash flow from long-
term management

Completion of
property

Cash flow from
final settled

Project financing We work to achieve a long-term, stable capital struc- properties g
Five questions to Fedrik Westin, ture with an even motur.ity structure and the least ‘ .
Deputy CEO & CFO exposure to risk as possible. Today, all our outstanding

bonds are green and we will explore the possibilities of
using social financing. Our aim is that all our financing
will be sustainable based on environmental and social

Forward

funding Business opportunity

- pre-stud
aspects of society, within a couple of years. P oy
Financing is needed during the initial development project mq
phase, where capital is required for land acquisition : MAG NOL IA
and value-added work.

. . . . . Operating cash flow,
The need for financing varies from project to project bonds, deposit,
depending on how long development takes y seller financing, Acquisition/

L2 . . ject-related | .
and the type of acquisition in question. If Magnolia projectreiated foans land allocation

Bostad buys a property without a zoning plan, plan-
ning work and property conversion can take several Production
years. Properties that are acquired with a zoning plan start
in force plan can often start production quickly, some- ’

times immediately following the acquisition.

Decision
on sale

. Operating cash flow,
. . - Zoning plan in fo Decision on bonds, deposit,
Bonds are used to finance the processing of building and turnkey contract self-manage- promissory notes,

rights, for other parts of the continual work of devel- , ment _ project-related loans
oping the projects and to finance the liquidity reserve. ’
Land acquisitions are initially financed with Magnolia '
Bostad's revolving credit facility or promissory notes, lllustration shows

thereby reducing the liquidity reserve. Acquired prop- financing in the business model

MAGNOLIA 14
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Project financing

Five questions to Fredrik Westin,
Deputy CEO & CFO

MAGNOLIA

Sustainable urban

Our business
development

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

Developing projects for self-management also means
long-term financing in the form of property loans
when the property is fully built.

The Group's financing as of 31 December 2023

The majority of the interest-bearing liabilities con-

sist of bonds with a carrying amount of SEK 1,418 m.

Magnolia Bostad has three bonds that are all green,

unsecured and listed on Nasdaq Stockholm's Sustaina-

ble Bonds list. The funds from green bonds are used to

develop sustainable, environmentally certified projects.

On 31 December we had three outstanding bonds:

® One bond of a nominal SEK 400 m within a frame-
work of SEK 700 m, with a variable interest rate
of Stibor 3 months + 7.50% (with a Stibor floor)
maturing in April 2024.

® One bond of a nominal SEK 725 m within a frame-
work of SEK 1,000 m, with a variable interest rate
of Stibor 3 months + 6.90% (with a Stibor floor)
maturing in March 2025.

® One bond of a nominal SEK 300 m within a frame-
work of SEK 1,500 m, with a variable interest rate
of Stibor 3 months + 7.75% (with a Stibor floor)
maturing in May 2026.

Events after the end of the period: In March 2024,
Magnolia Bostad received approval from the bond-
holders regarding changes to the terms of its out-
standing bond due in April 2024, see page 97.

Financing

Projects and properties

Directors' report
and financial reports

Sustainability
reporting

Corporate governance
and other information

Financing KPIs, 31 December 2023 2022
Equity, SEK m 1,978 2,245
Cash and cash equivalents, SEK m 331 772
Interest-bearing liabilities, SEK m 3,199 3,021
Unutilized credit, SEK m 358 726
Cash flow, operating activities, SEK m -427 -404
Cash flow, investment activities, SEK m -753 -465
Cash flow, financing activities, SEK m 737 1,408
Equity/assets ratio, % 31,2 32,5
Return on equity, % neg neg
Net financial items, SEK m =276 -182
Interest coverage ratio, times neg neg
Average interest rate, % 9.8 8.2
Average fixed tied-up capital period (excluding deposits and utilized over draft facility), number of years 1.6 2.3

Securing credit

47%

53%

Unsecured credits

Secured credits

Supply of capital, 31 Dec 2023

19%

50%

31%

Interest-bearing liabilities
Equity
Other liabilities

15
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Project financing

Five questions to Fredrik Westin,
Deputy CEO & CFO

MAGNOLIA

Sustainable urban

of 12.1%, project-related liabilities with an average
interest rate of 11.7% and building credits with an
average interest rate of 8.3% The secured property
loans and promissory notes have an interest rate of
8.2% and 1.6% respectively.

Tied-up capital, excluding deposits, amounted to

1.6 years as of 31 December 2023, compared with
2.3 years as of 31 December 2022. Of the Group's
liabilities, 47% is secured by property mortgages,
share pledges or other security. Unsecured loans
mostly consists of bonds. Through long-term work
with banks and other lenders, refinancing work for
larger loans begins no later than nine months before
maturity.

Directors' report Sustainability Corporate governance

curlwelnzes development Financing FrElpE e prepEra and financial reports reporting and other information

Remaining interest-bearing liabilities consist of pro- Form of borrowing (SEK m) and average interest rate (%) Equity/assets ratio and return on equity (%)
ject-related liabilities of SEK 685 m, building credits of 3EKm %
SEK 449 m, promissory notes of SEK 337 m, secured 1,600 16 50
property loans of SEK 252 m and deposits received of
SEK 58 m. 40

1,200 12
Magnolia Bostad also has various short-term revolving 30
credit facilities (RCF) amounting to SEK 358 m. 800 8

20

At the end of the period, Magnolia Bostad's average
interest rate was 9.8% compared with 8.2% on 31 400 4 0
December 2022. Bonds with an average interest
rate of 11.3%, deposits with an average interest rate o m— o o | ] ~

31-12-2019 31-12-2020 31-12-2021 31-12-2022 31-12-2023

' Deposits Bonds Equity/assets ratio
Project related liabilities Secured property loans == Return on equity, 2022 and 2023 negative value
Promissory notes == Average interestrate

Building credits

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 2023 was 31.2% .

16
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Project financing

Project financing differs depending on whether the
development is for sale or for self-management.

In the case of developing residential units for sale, the
focus of the financing is on the time until we handover
the project, see picture on the right. This timepoint is
before the projects are built because Magnolia Bostad
usually sells its projects on a forward funding basis.
Five questions to Fredrik Westin, This means that after the handover, financing respon-
Deputy CEO & CFO sibility for the project passes to the buyer. Magnolia
Bostad usually has a project management agreement
with the buyer for a period after handover, which runs
until the property is completed. Project management
is invoiced and revenue recognized continually during
the contract period. Upon completion of the property,
Magnolia Bostad receives the final payment. Sales
and revenue recognition take place when a binding
purchase agreement and legally binding zoning plan
exist and a turnkey contract has been signed. The
timing for Magnolia Bostad's handover is often when
a building permit is obtained or when subdivision of a
property becomes legally binding. The time between
revenue recognition and legal handover can therefore
vary from project to project. Usually the handover
takes place two to six months after the date of the
agreement, but it can take up to one year.

Magnolia Bostad's financing

Financing of projects for self-management takes place
through a combination of capital together with exter-
nal financing, see page 18. Our capital comes from our
owner as well as from sales and final settlements of
projects. During the construction phase, the projects
are financed through building credits and capital. The
completed properties are financed partly through
long-term loans from banks, partly through capital.

MAGNOLIA

Financing

Projects and properties

Directors' report Sustainability
and financial reports reporting

lllustration of cash flow and results in Magnolia Bostad’s projects being developed for sale

SEK

Time

A

Revenue recognition

Completion and receipt
of final payment

Earnings

Project management

agreement

A\

Cash flow

Land acquisition

Project development

<<
<

»
’

<
<

Handover

Construction, 2.5 - 3 years on average

\/

\/

The illustration is not intended to give any indication of the profitability of a project.

Corporate governance
and other information
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Projects developed independently for self- SEK
management A |
Upper illustration: I
The closer the project comes the land acquisition and ! Stable current
payment of the purchase price our investment in- Profits incl. Valuation of property | cash flow —
creases. The objective is for the project to be financed change in valve for self-management  p=
up to 30% through equity during development Time -A\Cosh o : -
and construction. When the properties for self-man- | Objective:
agement are completed, rentals start generating a ! 30% equity
continual cash flow. Completed properties enjoy lower Land acquisition S
financing costs than projects in development and “og I
construction. Te., .. :
The share of equity can amount to more than 30% for ConStrUCti?n.loqn : ?gl;‘/eclg;’i:
the long-term financing of investment Teo, . : °
properties “oo . !
Pog - Long-term financing
Projects developed in joint ventures for self- I
management SEK
Lower illustration: 1 |
Some of the projects are being developed in JVs, Profits incl. Valuation of property |
where Magnolia Bostad and JV partners own equal changeinvalue for self-management .
shares in the JV. The JV partner usually contributes a |
larger part of the capital contribution to the JV, often !
through shareholder loans. Project management agreement 4‘
Time : >
Cash flow 1 Magnolia Bostad buys its
| share and finances and
| manages it according to the
| same conditions as projects
Land acquisition JV buys land from | developedin-house.
Magnolia Bostad 1
: Completion

< » <
« s <

»
»

<
<

Project development Construction, 2.5 - 3 years on average

The illustrations are not intended to give any indication of the profitability of a project

\J

Management
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What has the property financing market looked like in
2023?

For the last couple of years, higher demands than be-
fore have been placed on own contribution, collateral
provided and other financial commitments. 2023 was
one of the absolute toughest years in terms of fund-
ing for housing development. However, we have had
the advantage of having a strong committed owner in
HAM Nordic AB, owned by Areim.

How do all the new sustainability directives affect
your financing?

The new EU directives will make it easier for banks
and investors to choose the right counterparty to
finance or invest in. The aim of the directives is to
ensure that the capital is directed to sustainable ac-
tivities. The goal is for it to be clear in the report how
sustainable companies really are. Properly targeted
funding will eventually lead to the development of
more sustainable residential areas.

What does it mean to build sustainably?
It means making as little claim on the earth's resourc-
es as possible, both in the construction phase and

Financing Projects and properties

later when the properties are in operation. Basically
all of our projects are or are planned to be environ-
mentally certified. We are keen to both build sustain-
ably and to build for the future sustainable operation
of our homes.

Was your business model been affected by the weak
property market in 2023?

Our business model did not change direction. In
addition to our goal to eventually build up a portfolio
of properties for self-management, we continued to
develop and sell residencies according to our forward
funding model. However, we chose to postpone some
production starts due to the market situation. We
scrutinize every project to optimize every deal.

How do you see your financing for 2024 and beyond?
A lot looks positive, inflation is decreasing and market
interest rates seem to be on the way down. We have
good relationships with the banks and our business
qualifies for green financing. | look forward to starting
production on new projects in 2024.
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As of 31 December 2023, Magnolia Bostad had 7,490
residential units in production. Most of the units,
around 75%, have been sold and around 25% are for
self-management. Magnolia Bostad manages all pro-
jects, including sold projects, until completion.

In 2023, we completed 1,932 residencies. Since its
inception in 2009, Magnolia Bostad has completed
over 8,600 residential units. Our ambition is for all
completed housing to be environmentally certified
according to the Swedish Green Building Council's sil-
ver certification, the Nordic Swan Ecolabel or another
equivalent standard. For 2023, environmentally certi-
fied housing, or housing prepared for environmental
certification, amounted to 100% of the total number
of completed residencies.

Residential units in production

17%

7,496
residential units
in production

) Sold residential units
Residential u nits for self-management

Residential units for self-management,
developedin JVs

Projects and properties

Directors' report
and financial reports
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Estimated completion of residential units in
production

Number
4,000

3,000

2,000

- | | -

2024 2025 2026

The number of building rights and number of residential units include the
minority interest’s share. The share of the other JV partners is not shown.
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Magnolia Bostad has one of Sweden's largest building
rights portfolios. We develop rental accommodation,
tenant-owner apartments and community service
properties. Our housing is developed as individual pro-
jects or as part of a larger project when a completely
new neighbourhood emerges.

Our building rights portfolio consisted of just over
14,400 building rights at the end of December

2023. Just over half are intended for developing for
self-management and the other half for sale. Our am-
bition is to reach a percentage of at least 10% for all
projects developed for sale. Due to the weak market,
Magnolia Bostad started production on few projects
during the year.

The number of housing starts in production through-
out Sweden decreased sharply in 2023 for the second
yedar in a row and is at a very low level at the beginning
of 2024. However, thanks to declining inflation and
forecasts of lower interest rates there are conditions
for a gradual recovery in 2024.

For reference projects, see our website
www.magnoliabostad.se

Financing

Building rights portfolio

14,073 48%
building rights

For self-management

For sale

Number of building rights include
minority interest shares, JV part-
ner's share is not shown.

Projects and properties

Directors' report Sustainability
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In Upplands-Bro, Magnolia Bostad is developing a new community with 2,300 residential units, 112

residential units were completed in 2023 for self~-management.
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Investment properties

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

Properties for self-management create the conditions
for a long-term increase in the net asset value of the

company and a predictable ongoing cash flow. Estimated

Estimated property value Estimated annual
Projects for self-management are selected after an number of Rentable . _Remaining  upon comple-  rental value upon
residential area upon Carrying investment, tion, completion,

assessment of each project. In the assessment, we units completion,m? amount, SEK m SEKm SEKm SEKm
consider, among other things, whether the future
property fits into our long-term strategy to build up
our own property portfolio. By consolidating our in-
vestment properties in certain geographical locations,
we can implement good, efficient management.

7,490 residential units in
production

Properties for self-management,
completed 537 26,236 1,000 (e} 1,000 53

Properties for self-management, in

Our building rights portfolio
production 1,930 84,646 2,234 1,792 4,606 229

Total 2,466 110,881 3,234 1,792 5,606 283

Value and valuation Certain properties are developed through joint ven-
tures (JVs). In those cases, we contribute our develop-
ment expertise while our partner accounts for a larger
share of the capital requirement. When the property
is completed, it is managed within the JV, or alterna-

tively, Magnolia Bostad and the JV partner each buy a

The carrying amount in the table above consists of what is reported as investment properties in Magnolia Bostad's report on
financial position and Magnolia Bostad's share of investment properties in JVs. For important information about assumptions,

see page 109.

MAGNOLIA

part of the property.

Projects that involve the development of an entire
neighbourhood often include a combination of rental
accommodation, tenant-owned apartments, residen-
tial care homes, nursery schools, schools and hotels.
Magnolia Bostad can therefore create an optimal mix
in an area and work on the whole project based on a
socially sustainable perspective.

Properties in self-management

As of 31 December 2023, properties for self-manage-
ment had a property value of SEK 1,000 m and gener-
ated an annual rental value of SEK 53 m.

Production-started properties for self-management
As of 31 December 2023, production-started prop-
erties for self-management were estimated to have
a property value of SEK 4.6 bn upon completion and
generate an annual rental value of SEK 225 m.

These projects are expected to be completed between
2024 and 2029. Remaining investments in these pro-
jects amounted to SEK 1.8 bn 31 on December 2023
and the remaining estimated undiscounted surplus
value was SEK 0.7 bn.

Building rights portfolio for self-management-
Non-production-started properties for self-manage-
ment are estimated to have an undiscounted surplus
value of SEK 4.1 bn where there are zoning plans in
force. The value is assessed after considering the
initial estimate of costs for demolition, development,
planning costs, etc.
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We create value continuously throughout the process,
from land acquisition through zoning plan work,

until the building is complete. The increase in value of
the project takes place gradually while our work is in
progress, but the reported valuation occurs at a later
specific time.

Initially, the land is reported at acquisition value. The
valuation of properties for self-management is
reported when a zoning plan comes into force and
other prerequisites are in place to reliably estimate
fair value. Thereafter, a fair value valuation is reported
quarterly. During the production period, the change
in value is usually due to project development profits
that are reported as construction progresses and
remaining uncertainties decrease. After completion,
changes in value are mainly due to return require-
ments changing, but also to changes in estimates of
future operating net income. For important informa-
tion about assumptions, see page 109.

Projects for sale are valued at acquisition cost up to
the time of sale.

Method - valuation of properties for self-manage-
ment

Managed properties and production-started proper-
ties are reported at fair value in accordance with

the accounting 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 attributable expenses, unless there are sales
agreements or other reliable indications of other
value.

Financing

Projects and properties

Determination of fair value

Fair value is determined with a combined application
of the return-based method and the local price
method. For a definition of the valuation method,
see pages 107-108.

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. External valuations can be
performed 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).

Directors' report
and financial reports

Sustainability Corporate governance

reporting and other information
Value
added
Valuation
of property Ongoing valuation
for selfmanage- .
—, of properties
for self-manage-

ment

Zoning plan in force and
conditions for estimating
fair value

Unreported
increase in
value

Time

The value of the property gradually increases during the zoning plan
process but reporting the change in value only reported when there
are conditions for estimating the property's fair value exist, normally
when the zoning plan has come into force.
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As of 31 December 2023 Magnolia Bostad had seven
completed properties with a carrying amount of SEK
1,000 m, of which two via subsidiaries and three via
JVs. We also have 16 production-started properties
for self-management, five projects owned via subsidi-
aries and 11 projects owned by JVs. Magnolia Bostad's
share of properties in production amounted to SEK
2,234 m and the corresponding value of properties
that have not started production amounted to SEK
1,742 m.

Completed investment properties

The Valfisken project in Vdsterds and Brogdrdsstaden
2 project in Upplandsbro were completed during 2023.
Valfisken is owned through a JV with Slatté Core Plus
Holding AB. Brogdrdsstaden was acquired from a JV
with Heimstaden in connection with completion.

Investments and acquisitions

Investments and acquisitions during the year amount-
ed to SEK 1,065 m. The corresponding figure for last
year was SEK 1,488 m. Of the year's investments and
acquisitions, SEK 702 m were by subsidiaries and SEK
363 million by JVs with JV partners.

Estimated value at completion of investment
properties in production

The property value for completed properties totalled
SEK 1,000 m as of 31 December 2023. Upon comple-
tion of properties in production, the total property
value was estimated to amount to SEK 6,219 m as of
31 December 2023. Magnolia Bostad's share amount-
ed to SEK 4,573 m in property value and SEK 192m in
rental value.

Investments and acquisitions, production-started properties

- including investment properties owned in JVs, SEK m

1,500

1,200

900

600

300

0 - | | | | | | | | | | | | | |

2019 2020 2021 2022 2023 2024 2025 2026

Estimated investment
properties in production

Actual outcome

Magnolia Bostad Magnolia Bostad's share of JV
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SEKm 2023 2022
Fair value at the start of the

period 2,489 2,276
Reclassifications (0] -324
Investments and acquisitions 702 769
Change in value -106 -233
Sales (0] 0]
Fair value at the end of the period 3,085 2,489

Property value of properties for self-management owned by JVs

SEKm 2023 2022
Fair value at the start of the

period 3,448 2,884
Reclassifications o] -58
Investments and acquisitions 727 719
Change in value -182 -98
Sales -210 -
Fair value at the end of the period 3,783 3,448

Fair value valuation inputs 31 December 2023:
Discount rate, range: 5.83-6.69%
Required rate of return, range: 3.75-5.75%
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Value changes on properties for self-management Changes in value, 2023 2022
were still negative in 2023 as a result of inflation, own investment properties Jan-Dec Jan-Dec
rising costs for financing and increased required rate Changes in net operating income 150 _88
of returns, which was to some extent countered by - -
favourable rent increases Changes in projects costs =21 -102
Project development 96 107
Magnolia Bostad r.eported a chqnge in value of SEK Changes in direct yield B s
-106 m on properties owned during 2023. Report-
ed changes in value of investment properties in JVs Sales 2 2
amounted to SEK -91m, where Magnolia Bostad's JV Sales to JVs _ _3
share was SEK -45 m.
Total -104 -230

Reported changes in value according to the income
statement amounted to SEK -104 m, the difference of
SEK 2 million being due to earnings effects that arose
during the year from properties sold to JVs in previous
years.

Development gains arise mainly through the work
Magnolia Bostad puts in to ensure zoning plans come
into force as well as during production as uncertainty
and thus risk deductions decrease.

Sustainability
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Directors’ t
The Board of Directors and CEO of Magnolia Bostad Financial overview
AB (pub), CIN 556797-7078, hereby submit the annual ) . N
report and consolidated financial statements for the Amounts in SEK m unless otherwise specified 2023 2022 2021 2020 2019
financial year 01/01/2023-31/12/2023. Net sales 305 569 1,268 2,358 896
. . Gross profit/loss 147 =226 151 594 30
The business in general
Parent company Operating profit/loss -595 =747 260 906 366
Table of contents The parent company, Magnolia Bostad AB, which Profit/loss after financial items -871 -929 75 725 194
is domiciled in Stockholm, has one (1) employee
and conducts its business through the acquisition, Net profit/loss for the year =i -863 50 688 157
Consolidated financial ownership and management of subsidiaries in the Interest coverage ratio (multiple) neg neg 0,8 41 14
residential sector.
statements Balance sheet total 6,350 6,908 6,219 5,297 4,067
Parent company’s financial The Group Equity 1978 2,245 2,406 1,733 1141
statements i i i
The Group conducts operations in the housing Equity/assets ratio (%) 31.2 325 387 327 281
Additional information industry related to tenont—owned oportments gnd .
and notes rental apartments, community service properties and Return on equity, % neg neg 3.6 49.4 13.2
' hotels. Production is procured externally. Property Earnings per share efter tax, kr -21.34 -20.89 1.59 17.4 3.41
Declaration by the Board management is conducted until project development _ o
Auditor's report can begin. Since the end of 2018, the Group has Earnings per share after full dilution, SEK -21.34 -20.89 1.59 17.4 3.41
owned properties for its own long-term management. Equity per share, SEK 54.00 58.89 44.34 42.95 27.55
Multi-year overview Earni N SEK) o o o o >
. ope . . . . arnings per share,
Alternative KPls Significant events in the Group during the financial g=p
year Number of outstanding shares 37,822,283 37,822,283 37,822,283 37,822,283 37,822,283
The number of production-started residential units Number of outstanding shares after full dilution 37,822,283 37,822,283 37,822,283 37,822,283 37,822,283
was 57 (949) and the number of units sold during the
: " Refers to the Board's proposed dividend for each financial year
perIOd was O (60) 2 It was decided at an Extraordinary General Meeting in the autumn of 2020 to pay a dividend for the 2019 financial year.
Business concept, targets and strategy
Magnolia Bostad is an urban developer that develops
and manages attractive and sustainable living envi- For information about alternative KPls, see page 81.
ronments.
Business targets
Just over 6,000 completed residencies in self-man-
agement. This refers to Magnolia Bostad's sole own-
ership and the company's ownership share in JVs.
MAGNOLIA 29
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The equity/assets ratio for the Group must be at least
30%. The equity/assets ratio at the end of the year
was 31.2% (32.5).

As of December 31, 2023, Magnolia Bostad was active
in the areas of rental accommodation, tenant-owned
apartments and community service property.
Magnolia Bostad develops properties for both sales
and self-management. Developments should be in
growth locations with good long-term demographic
conditions. Production starts when demand is guar-
anteed.

Legal structure

As of 31 December 2023, the Magnolia Bostad
Group consisted of 284 companies (289) reported in
accordance with the equity method.

Organization

As of 31 December, Magnolia Bostad's organization
was divided into the following departments: Business
Development, Project Development, Business Genera-
tion, Architects, Business management and Finance.
As of 31 December 2023, the company's organization
consisted of 98 employees (104), of which 42 women
(46) and 56 men (58) at offices in Stockholm, Nor-
rképing, Géteborg, Malmé and Umed.

Sustainability

Magnolia Bostad has a clear focus on ensuring that all
projects are financially, socially and environmentally
sustainable. The housing the company develops
should be sustainable today and for generations to
come. Therefore, the company has a clear focus on
sustainable material choices and social safety. A
fundamental prerequisite for the company's growth

Financing

Projects and properties

and profitability is to consider 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 chosen 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 9-12 and 82-92.

Ownership structure

Since September 2021, Magnolia Bostad AB has been
owned by HAM Nordic AB, which is controlled by funds
and entities managed and advised by Areim AB.

Earnings, financial position and cash flow

The Group

Net sales for the financial year amounted to SEK 305
m (569) and consisted mainly of sales of development
and project properties. During the year Magnolia
Bostad has recognized revenue for O residential units
compared with 60 residential units last year.

The operating loss was SEK 595 m (-747) and includes
changes in the value of investment properties of SEK
-104 m (-230).

The costs for central administration fell by SEK 22 m
and amounted to SEK -76 m (-98).

Net financial items amounted to SEK -276 m (-182).
The Group's interest expenses increased due to inter-
est rate increases. The loss after tax for the full year
was SEK 868 m (-863). The tax for the period was
SEK 3 m (67) and consisted of deferred tax for tempo-
rary differences on investment properties.

Directors' report
and financial reports
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The balance sheet total fell by SEK 558 m to SEK
6,350 m (6,208). The Group's equity as of 31 Decem-
ber 2023 amounted to SEK 1,978 m (2,245) with an
equity/asset's ratio of 31.2 % (32.5). Equity attributa-
ble to non-controlling interests amounted to SEK -64
m (18).

Total interest-bearing loans as of 31 December 2023
amounted to SEK 3,199 m (3,021). Interest-bearing net
liabilities, after deductions for cash and cash equiva-
lents of SEK 331 m (772), amounted to SEK 2,868

m (2,249). At the end of the year, Magnolia Bostad's
average interest rate was 9.8% (8.3). The average
tied-up capital period, excluding deposits and the
overdraft facility, amounted to 1.6 years (2.3) as of 31
December 2023.

The consolidated cash flow from operating activities
amounted to SEK -427 m (-404), cash flow from
investment activities was SEK =753 m (-465) and cash
flow from financing activities was SEK 737 m (1,408).
Cash and cash equivalents as of 31 December 2022
stood at SEK 772 m (233). In addition to cash and cash
equivalents, there was unutilized credit of SEK 358 m
(726) as of 31 December 2023.

Parent company

The parent company'’s loss after financial items
amounted to SEK 26 m (-19). The balance sheet total
was SEK 3,754 m (3,534). The equity/assets ratio in
the parent company was 57.6% (45.2).

The project portfolio

The total number of estimated building rights in the
portfolio as of 31 December 2023 was 14,073 (18,828).
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In 2023, O residential units were sold, compared with
60 units from 1 project in 2022. During the year, 1,932
residential units were completed, compared with 901
units last year.

Auditors

At the Annual General Meeting on 27 April 2023, the
auditing company Ernst & Young AB was re-elected as
the company's auditor for the period until the end of
the 2024 Annual General Meeting.

Corporate governance and the work of the Board
Magnolia Bostad is a Swedish limited liability compa-
ny with its registered office in Stockholm. The
corporate governance is based on the Articles of
Association, the Swedish Companies Act, the Annual
Accounts Act, Nasdaq's regulations for issuers, the
Swedish Code of Corporate Governance and further
applicable laws and regulations.

On 27 March 2023, the company held an Extraordi-
nary General Meeting where the Meeting decided,
among other things, to elect Martin Svensson and
Anders Lif as deputy directors for the period until the
end of the next annual general meeting.

The 2023 Annual General Meeting took place on 27
April 2023. One shareholder (1) attended the meeting
and represented 100% of the votes (100).

The 2023 Annual General Meeting resolved on the

following:

® Adoption of the income statement and balance
sheet for the financial year 2022 and appropriation
of profits.

Financing

Projects and properties

e Granting of discharge from liability for the mem-
bers of the Board and the CEO for the financial
year 2022.

® Adoption of remuneration to the auditors and that
no board fee shall be paid to the board members.

® Re-election of the Board members Erika Olsen,
Johan Bengtsson, Therese Rattik, Erik Rune, Fredrik
Tibell and Fredrik Holmstrém and re-election of
Leif Andersson, Martin Svensson and Anders Lif as
deputies.

e Fredrik Holmstréom was elected Chairman of the
Board.

® Re-election of the auditing company Ernst &Young
AB as auditor. The authorized public accountant
Fredric Havrén was appointed chief auditor.

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

On 3 July 2023, the company held an Extraordinary
General Meeting. The Meeting decided, among other
things, on the election of a new Board to apply for the
period until the end of the next Annual General Meet-
ing. Johan Bengtsson, Erika Olsén and Therese Rattick
were elected as new board members, and Leif Anders-
son, Martin Svensson and Anders Lif were elected as
deputies. Erika Olsén was elected Chairman of the
Board. Fredrik Holmstrom, Erik Rune and Fredrik Tibell
left the Board as a result of ownership changes in
Magnolia Bostad's owner company HAM Nordic AB.

The Board's rules of procedure include information on
the division of responsibilities between the Board, the
Chairman and the CEO. The Board is responsible for
the company's organization and management. The
Board's work follows an annual meeting plan with a
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fixed structure for the agenda at each Board meeting.
Where necessary salaried employees attend Board
meetings to hold presentations. Magnolia Bostad's
corporate governance and the Board's work are set
out in the Corporate Governance Report.

Events after the end of the period

On 14 March, Magnolia Bostad AB received approval
from the bondholders regarding changes to the terms
of its outstanding bond of SEK 400 m maturing in
April 2024. The changed terms are available on the
company's website.

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

Share premium reserve 180,323,859
Profit/loss carried forward 1,911,485,590
Net profit/loss for the year -79,206,821

Summa 2,012,602,628

The Board proposes:

To be carried forward 2,012,602,628

2,012,602,628

Total
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Risk management

Magnolia Bostad monitors and manages the various
risks that arise in conjunction with its operations on
a continual basis and takes them into account when
determining the focus of the business, making busi-

ness decisions and establishing procedures.

It is the company's belief that an active risk manage-
ment through skilled employees and good procedures
does not simply identify risks in time but also contrib-
utes to higher profitability. Magnolia Bostad's risks
are divided into three main types: (1) external risks,
(2) operative risks and (3) financial risks.

The risk evaluation is based on an overall assessment
of the probability of the risk occurring and the impact
if the risk occurs.

External risks

Climate change

Risk assessment: low

Description: Climate change can lead to building in
certain places becoming more difficult/impossible or
communities needing to be developed in a different
way. There is a risk of projects becoming more expen-
sive to insure or finance. Climate change affects us
with both acute and long-term physical risks, ranging
from extreme weather to the risk of the sea level
rising. Adjustment risks affect us through increased
costs or lack of resources as a result; see Resource
shortage under External risks.

Management: The company currently analyses factors
linked to the climate that need to be investigated in

Financing

Projects and properties

projects. The company is now developing its review of
climate-related risks and its financial impact in
accordance with the TCFD (Task Force on Climate-
Related Financial Disclosures).

Competition

Risk assessment: medium

Description: Magnolia Bostad operates in a competi-
tive industry. Competitors may become more
numerous and stronger in future, for example due to
mergers, new strategies and/or enhanced financial
opportunities.

Management: Through competition analyses at both
the regional and local levels and constantly striving to
refine Magnolia Bostad's business model.

Legal risks

Risk assessment: low

Description: The business is regulated by a large
number of laws and regulations as well as by various
processes and decisions related to these regulations,
at both political and official level. In addition to these
being subject to change, it is important that the
company has interpreted the laws and regulations
correctly.

Management: Together with the company's legal
advisers, developments are followed and changes in
laws are monitored. The company follows the case law
concerning the company's business areas. In addition,
there is an ongoing dialogue with municipalities and
authorities.

Macroeconomic factors
Risk assessment: medium

Directors' report
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Description: The property industry is greatly affected
by macroeconomic factors such as overall economic
development, regional economic development,
population growth, rate of production, etc.
Management: Through continual macroeconomic
analysis and business planning of which municipalities
and districts have favourable/unfavourable future
conditions. By locking commercial terms early or via
framework agreements.

Opportunity to sell projects

Risk assessment: medium

Description: The business largely consists of the new
production 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 sell projects successfully.

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

Planning process risk

Risk assessment: low

Description: Risk that the company will not be able to
obtain a zoning plan for the construction of housing in
agreements signed for the acquisition of land.

Management: Soil conditions including special condi-
tions such as stormwater treatment, rare wildlife,
archaeological discoveries, environmental aspects and
others may halt plans or make them more expensive.
Careful due diligence and agreements subject to the
corresponding risks reduce exposure. Risks relating to
politics and bureaucracy are primarily risks of delay,
but they can also affect whether a plan can be ob-
tained. Networking and good relationships with
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municipalities can reduce these risks.

Shortage of resources

Risk assessment: medium

Description: The level of activity in the housing market,
as well as various external threats, can cause rising
construction prices and problems in securing produc-
tion resources. Municipalities also risk suffering from a
lack of resources, which may lead to longer processing
times in terms of planning processes and municipal
housing projects.

Management: The business model largely secures
income before the project is started and costs are
procured as turnkey contracts at a fixed price. The
company works with different types of warranty solu-
tions and in long-term partnerships and can therefore
secure the necessary resources at an early stage.

Reduction in valuation of properties

Risk assessment: medium

Description: Risk that the market value of develop-
ment properties on the balance sheet is lower than
the book value.

Management: 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.

Financing
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Operational risks

Business models and projects

Risk assessment: medium

Description: Operations consist primarily of property
development projects, which is why it is a prerequisite
that these projects can be implemented profitably.

Management: The projects are based on detailed
financial calculations in the project governance
system, which are monitored on a regular basis. Price
risk is managed by the business model, as part of
which income is to a large extent secured before the
project is started, and costs are largely tendered at a
fixed price.

Improper workload and ill health

Risk assessment: low

Description: Improper workload can lead to ill-health
and stress-related illnesses.

Management: The company works preventively
through conversations and correction of workloads
and through all managers undergoing work environ-
ment training. All employees are covered by health-
care insurance and rehabilitation insurance. To pro-
mote health and well-being, all employees are offered
wellness allowances and joint group training.

Corruption

Risk assessment: low

Description: Unethical actions or poor management of
business ethics risks may damage the company both
operationally, financially and in terms of reputation.
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Management: Magnolia Bostad has zero tolerance
regarding bribery and corruption and the company'’s
code of conduct contains clear guidelines and require-
ments against this.

The code of conduct is included as part of the intro-
ductory training for new employees, who also confirm
by signing that they have read the code. The code of
conduct reflects the company's values and contains
the guidelines and requirements the company places
on all employees and business partners in action and
conduct.

Magnolia Bostad also has a policy for identifying
and handling conflicts of interest. A whistleblower
function is available on the company's website and
intranet, where suspected violations can be reported
according to the instructions in the whistleblower
function.

Environmental risks

Risk assessment: low

Description: The environmental impact on nature and
ecosystems when developing housing and communi-
ties can be huge.

Management: The company works on the basis of a
lifecycle analysis where the environmental impact is
identified and managed at each step. All projects
must be certified in accordance with the Swedish
Green Building Council's silver certification, the Nordic
Swan Ecolabel or an equivalent standard. The compa-
ny also places demands on its contractors through
agreements, environmental policies and codes of
conduct.
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Key personnel

Risk assessment: low

Description: Magnolia Bostad is dependent on the
knowledge, skills and experience of key personnel. It
is therefore important to keep and, where required,
recruit key personnel.

Management: Ensure on a continual basis that the
necessary expertise is available and the extent to
which expertise needs to be recruited or engaged.
Work with continuous skills transfer. Actively strive to
make the company an attractive employer.

Risk of change in the value of investment properties
Risk assessment: medium

Description: The value of investment properties is
affected by several factors, including occupancy
rate,rent level and operating costs. In addition, it is
also affected by market factors such as yield require-
ments and discount rates. Changes in the value of
investment properties affect the financial position
and earnings.

Management: Market analysis to ensure the assump-
tions are correct. At the time of quarterly reports,in-
ternal valuations are made of all investment proper-
ties. External valuations are obtained during the first
valuation of an investment property and continuously
during the year for existing investment properties to
ensure that valuation assumptions are correct.

Transaction risks

Risk assessment: medium

Description: Property transactions which are associat-
ed with uncertainty and risks are carried out on a
continual asis. Such risks can include unforeseen land

Financing

Projects and properties

conditions, legal issues, financial commitments, gov-
ernment decisions and the management of tenants.

Management: In conjunction with acquisitions, due
diligence is carried out, including a legal analysis of
existing documentation, review of soil conditions and
technical deficiencies, the timing of the acquisition,
assessment of the companies, understanding of

the tax situation etc. Sales require, among other
things, expertise in the guarantees that are normally
provided. In addition to its own staff, the company
employs external advisers when needed, to ensure the
right expertise in both purchasing and sales.

Financial risks

Financing risk

Risk assessment: medium

Description: 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

Management: The company has an equity/assets
ratio target that must be followed. Furthermore, the
company is responsible for the regular monitoring of
special commitments upon which the loans may be
conditional. The company also maintains an ongoing
dialogue with a number of credit issuers.

Credit risk

Risk assessment: low

Description: There is a risk of not being paid for the
apartments or properties as agreed.

Directors' report
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Management: In rental apartment transactions, the
counterparty shall be well-established and selected
after careful consideration, and when selling tenant-
owned apartments, diversification is achieved
because there are many different types of buyers.

Liquidity risk

Risk assessment: medium

Description: If cash and cash equivalents are not
available to pay current costs, investments and repay-
ments on their due dates.

Management: Future cash flows are continuously
forecasted based on various scenarios to ensure that
financing takes place on time.

Interest rate risk

Risk assessment: medium

Description: Changes to market interest rates affect
the borrowing cost.

Management: Interest rate expense is a significant
cost for Magnolia Bostad, and prior to each financing
transaction the risk that interest rates may change is
included in the calculation.
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amounted to SEK -27 m (-11), which means
that their contribution to the operating

loss was SEK 5 m (8). Income from project
management services amounted to SEK 49
m (49), other invoicing for the projects and
other income contributed SEK 166 m (295) to
the sales figure

The costs for central administration amount-
ed to SEK -76 m (-98). The reduction is due
to the cost savings scheme implemented
during the second half of 2022. The loss from
associated companies amounted to SEK 268
m (-193) mainly affected by negative changes

o [z development =lE T FIelEEEs @ e e and financial reports reporting and other information
Ll L] Ll L] L]
Consolidated income statement Consolidated statement of comprehensive income
2023 2022 2023 2022
Amountsin SEKm Note Jan-Dec Jan-Dec Amountsin SEKm Jan-Dec Jan-Dec
Net sales 5.6 305 569 Net profit/loss for the period -868 -863
Production and operating costs T R =795 OTHER COMPREHENSIVE INCOME FOR THE PERIOD
Gross profit/loss -147 -226 Total other comprehensive income o o
Central administration 8,9 -76 -98 COMPREHENSIVE INCOME FOR THE PERIOD -868 -863
Profit/loss from participations in associated companies Comprehensive income attributable to
and joint ventures 10 -268 -193
Parent Company shareholders -807 -790
Change in value, investment properties 19 -104 -230
Non-controlling interests -61 -73
Operating profit/loss 7,91 -595 -747
Financial income 12 19 19
. . Comments on the consolidated income statement
Financial expenses 13 29 -201 Net sales amounted to SEK 305 m (569) and in the value of properties in jointly owned JVs
Profit/loss before tax -871 -929 the operating loss was SEK 595 m (-747). The as a result of increased yield requirements
loss before tax for the year was SEK 871 m and financing expenses.
Income tax 14 3 67 (-929). Changes in the value of investment proper-
NET PROFIT/LOSS FOR THE PERIOD -868 -863 ties in own books amounted to SEK -104 m
. . Net sales are mainly explained by a sale of (-230), where increased yield requirements
Profit/loss attributable to building rights, further invoicing to sold pro- were the primary negative factor, which was
Parent company shareholders -807 -790 jects and a local sale within the framework to some extent countered by favourable rent
. of the Nya Hovds project in Géteborg. In increases, while project development contrib-
Non-controlling interests -61 -73 . .
total, revenue from property sales amounted uted SEK 96 m in positive value changes.
Earnings per share (SEK) 15 to SEK 58 m (206). Rental income amount-
Before dilution effects 2134 -20.89 :d to SEKSZ ”;h“?' Operc’tt'”g etXpl‘?”ses Net financial items
or properties that generate rental income ; ol
After dilution effects 2134 -20.89 Net financial items amounted to

SEK =276 m (-182). The Group's interest
costs have increased due to interest rate
increases and an increased loan volume, at
the same time that interest-bearing depos-
its to JVs have decreased.

Profit/loss for the year

The loss for the year was SEK 868 m (-863)
and included SEK 3 m (67) in income tax.
The reported income tax for the year refers
to deferred tax on temporary differences in
investment properties and changes in capi-
talized loss deductions.
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2023 2022
Amountsin SEKm Note 31Dec 31Dec
ASSETS
Non-current assets
Goodwill 16 - 6
Other intangible assets 17 (0] 1
Total intangible assets (o] 7
Investment properties 19 3,085 2,489
Right of use assets 7 47 49
Machinery and equipment 18 2 4
Total property, plant and equipment 3,134 2,541
Shares in associated companies and joint ventures 20 338 515
Receivables from associated companies 34 78 192
Other long-term receivables 21 509 910
Total financial assets 925 1,618
Total non-current assets 4,059 4,166
Current assets
Development and project properties 22 1,426 1,348
Tenant-owned apartments 4 4
Accounts receivable 23 18 17
Receivables from associated companies 34 135 149
Other receivables 24 855 439
Prepaid expenses and accrued income 25 21 13
Cash and cash equivalents 26 gl 772
Total current assets 2,290 2,742
TOTAL ASSETS 6,350 6,908

Directors' report
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Comments to the consolidated statement of financial position

The Group's balance sheet total fell to SEK
6,350 m, compared with SEK 6,908 m at the
start of the year. Properties held for long-
term management are reported as invest-
ment properties and totalled SEK 3,085 m
(2,489).

Long-term and current receivables from
associated companies and JVs decreased by
SEK 128 m to SEK 213 m (347).

Of long-term and other receivables totalling
SEK 864 m (1,349) SEK 727 m (1172) was
receivables from buyers of projects, primarily
from our partners and large Swedish
institutions, while SEK 74 m (110) related to
deposits paid for future property acquisi-
tions. Within the next 12 months, the Group
is expected to receive SEK 298 m (370) of
total receivables from buyers of the projects
including amortization of promissory notes,
payment of additional purchase price, final
purchase price and forward funding.
Development and project properties

increased as a result of continued invest-
ments in the building rights portfolio, while
at the same time they were affected by
write-downs of certain projects that are not
thought to be able to be carried out prof-
itably under the current market conditions.
Development and project properties have in-
creased by a total of SEK 78 m and amount-
ed to SEK 1,426 m (1,348).

Shares in associate companies and JVs
decreased by SEK 177 m to SEK 338 m
(515), mainly due to negative changes in the
value of properties in jointly-owned JVs and
financing expenses.
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2023 2022
Amountsin SEKm Note 31Dec 31Dec
EQUITY AND LIABILITIES 1
Equity 27
Share capital 151 151
Other capital contributions 2,155 1,528
Retained profits incl. net profit/loss for the period -264 548
Equity attributable to Parent Company shareholders 2,042 2,227
Non-controlling interests -64 18
Total equity 1,978 2,245
Non-current liabilities
Deferred tax liability 28 24 27
Non-current interest-bearing liabilities 29 2,339 2,515
Non-current liabilities to associated companies 34 25 24
Non-current lease liabilities 7 33 36
Other long-term liabilities 29 115 906
Total long-term liabilities 2,537 3,507
Current liabilities
Current interest-bearing liabilities 29 860 506
Current lease liabilities 7 19 18
Accounts payable 27 33
Liabilities to associated companies 34 1 1
Income tax liabilities ¢ 0
Other current liabilities 29 702 402
Accrued expenses and deferred income 30 216 185
Total current liabilities 1,835 1,155
TOTAL EQUITY AND LIABILITIES 6,350 6,908

Directors' report
and financial reports

Comments on the consolidated statement
of financial position

Equity and equity/assets ratio

As of 31 December 2023, consolidated equity
amounted to SEK 1,978 m (2,245) with an
equity/assets ratio of 31.2% (32.5). Of consol-
idated equity, SEK -64m (18) is attributable
to holdings witho a non-controlling influence.

During 2023, Magnolia Bostad received new
capital contributions in the form of uncondi-
tional shareholder contributions of SEK 627
m, of which SEK 327 m refers to shareholder
loans including accrued interest converted to
unconditional shareholder contributions.

Interest-bearing liabilities

Total interest-bearing loan liabilities, includ-
ing interest-bearing deposits, amounted to
SEK 3,199 m (3,021) as of 31 December 2023.
The main part of Magnolia Bostad's liabilities
consists of bonds with a book value of SEK
1,418m, project-related liabilities of SEK 685
m, building credits of SEK 449 m and promis-
sory notes of SEK 337 m.

Repayment of project-related liabilities takes
place in connection with Magnolia Bostad's
handover or in connection with final payment
being received from the buyer at the project's
completion.

Sustainability
reporting

Remaining interest-bearing liabilities con-
sist of deposits received of SEK 58 m and
secured property loans of SEK 252 m. The av-
erage capital commitment period, excluding
down payments, amounted to 1.6 years as of
31 December 2023, compared to 2.3 years as
of 31 December 2022.

After deductions for cash and cash equiva-
lents of SEK 331 m (772), interest-bearing net
liabilities amounted to SEK 2,868 m (2,249).
Receivables from buyers amounted to SEK
727 m (1172), interest-bearing net liabilities
after deductions for receivables from buyers
amounted to SEK 2,141 m (1,077).
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Consolidated cash flow statement
2023 2022 2023 2022
Amountsin SEKm Note Jan-Dec Jan-Dec Amountsin SEKm Note Jan-Dec Jan-Dec
Operating activities 1 Financing activities
Profit/loss after financial items -871 -929 Shareholder contribution 300 700
Adjustments for non-cash items, etc Borrowings 915 1,004
Less share of profit/loss from associated companies Repayment of borrowings -434 -277
and joint ventures 267 193
Repayment of leasing liabilities -20 -19
Retained dividend from associated companies - 3
Acquisition of non-controlling interests -24 -
Depreciation/amortization and impairment of assets 212 9
Cash flow from financing activities 737 1,408
Fair value changes, investment properties 105 230
. -442 539
Capital gains/losses from the sale of development Sashiionionchepeiied
properties -34 27 Cash and cash equivalents at the beginning of the period 772 233
Profit from sale of other long-term securities - -5 Cash and cash equivalents at the end of the period 331 772
Other profit/loss items that do not affect liquidity 10 9 Interest received amounted to SEK 12 m (11). Interest paid amounted to SEK -281m (-172).
Income tax paid = ]
Cash flow from operating activities before changes in 3 ) o ) )
working capital -311 -353 Comments to the consolidated cash flow the project's profit is received at the time of
Changes in development and project properties -447 -571 Statement, . . the project’s completion.
The Group's cash flow from operating activ-
Changes in operating receivables 449 641 ities amounted to SEK —427 m (-288). The The cash flow from investment activities
Changes in operating liabilities 118 122 year's cash flow was affected by invest- amounted to SEK =753 m (7465) and was
ments in the project portfolio. The cash affected by investments in investment prop-
Cash flow from operating activities -427 -404 flow from operating activities erties of SEK-702 m (-395). The cash flow
Investment activities excluding investments and other changes from financing activities amounted to SEK
cition of i bl fi in development and project properties, 737 m (1,408).
Acquisition of intangible fixed assets amounted to SEK 20 m (167).
Investments in investment properies -702 -395 Cash and cash equivalents as of 31 Decem-
Acquisition of machinery and equipment 4 _ In conjunction with the handover, Magnolia ber 2023 amounted to SEK 331 m compared
Bostad receives forward funding for the pro- with 772 m on 31 December 2022. In addition
Disposal of investment properties 27 - jects, which means that Magnolia Bostad is to cash and cash equivalents, unutilized
Investments in financial assets 7 -105 paid for investments made up until hando- credit facilities of SEK 358 m (726) were
) ) ) ) ver. Often, a part of the project’s profit is available as of 31 December 2023.
Disposal/reduction of financial assets } 35 received at the handover. The remainder of
Cash flow from investment activities -753 -465
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Other capital net profit/ loss for Non-controlling Total
Amountsin SEKm Share capital contributions Reserves the year interests equity
Opening equity 01/01/2022 151 823 - 1,342 89 2,406
Net profit/loss for the period - - - -790 -73 -863
Other comprehensive income - - - 0] 0] [0}
Transactions with owners
Interest on hybrid loan - - - -5 - -5
Redemption of hybrid loans - -640 - - - -640
Shareholder contributions - 1,345 - - - 1,345
Closing equity 31/12/2022 151 1,528 - 548 18 2,245

Retained profits incl.

Other capital net profit/ loss for Non-controlling Total
Amounts in SEKm Share capital contributions Reserves the year interests equity
Opening equity 01/01/2023 151 1,528 - 549 18 2,245
Acquisition of non-controlling interests - - - -5 -20 -25
Net profit/loss for the period - - - -807 -61 -868
Other comprehensive income - - - 0] 0] o
Transactions with owners
Shareholder contributions - 627 - - - 627
Closing equity 31/12/2023 151 2,155 - -264 -64 1,978

For more information, see Note 27 - Share capital and other contributed capital.
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Parent company’s income statement Parent company’s balance sheet
01/01/2023 01/01/2022
Amounts in SEKm Note 31/12/2023 31/12/2022 Amounts in SEKm Note 31/12/2023 31/12/2022
Net sales 56 26 29 ASSETS
Total income 26 29 Non-current assets
Central administration 7,8,9 -49 -51 Participations in Group companies 33 123 102
Operating profit/loss il -23 -22 Receivables from Group companies 34 ] o]
Profit/loss from participations in associated companies 10 (0] (0] Participations in associated companies 19 22
Financial income 12 188 144 Total non-current assets 142 124
Financial expenses 13 =191 =141 Current assets
Profit/loss after financial items -26 -19 Current receivables
Tax on profit/loss for the period 34 -53 -67 Receivables from Group companies 34 3,367 3,010
Group contributions 14 0] o] Receivables from associated companies 34 (0] 0]
NET PROFIT/LOSS FOR THE PERIOD =79 -86 Other receivables 24 7 4
Prepaid expenses and accrued income 25 [0} 0]
P ' . . Total current receivables 3,374 3,014
arent company’s statement of comprehensive income ST S - -~ -
Total current assets 3,611 3,410
TOTAL ASSETS 3,754 3,534

01/01/2023 01/01/2022
Amounts in SEKm Note 31/12/2023 31/12/2022
Net profit/loss for the year -79 -86
Other comprehensive income (0] 0]
COMPREHENSIVE INCOME FOR THE YEAR -79 -86

40



Contents

Table of contents
Directors' report

Consolidated financial
statements

Additional information
and notes

Declaration by the Board
Auditor's report
Multi-year overview

Alternative KPls

MAGNOLIA

Sustainable urban

Our business
development

Parent company’s balance sheet (cont)

Financing

Projects and properties

Directors' report
and financial reports

Sustainability
reporting

Parent company’s cash flow statement

Corporate governance
and other information

01/01/2023 01/01/2022

Amountsin SEKm Note 31/12/2023 31/12/2022 Amountsin SEKm 31/12/2023 31/12/2022
EQUITY AND LIABILITIES Operating activities
Equity Profit/loss after financial items -26 -19
Restricted equity Adjustments for non-cash items, etc.
Share capital 27 151 151 Dissolution of setting-up fees 5
Total restricted equity 151 151 Depreciation and impairment of assets
Non-restricted equity Tax paid (0]
Share premium reserve 180 180 Cash flow from operating activities before changes in

working capital -15 -12
Profit/loss carried forward 1,911 1,350

Cash flow from changes in working capital
Net profit/loss for the year -79 -86

Decrease(+)/increase(-) in current receivables —454 -835
Total non-restricted equity 2,013 1,444

Decrease(+)/increase(-) in current liabilities 9 51
Total equity 2,164 1,596

Cash flow from operating activities -460 -796
Liabilities

Investing activities
Non-current liabilities

Sales/reduction of financial assets (0] 0]
Non-current interest-bearing liabilities 29 1,018 1,411

Change in long-term receivables
Total non-current liabilities 1,018 1,41

Cash flow from investing activities (o] (o]
Current liabilities

Financing activities
Interest-bearing shareholder loans 29 458 373

Shareholder contributions 300 700
Accounts payable (0] 1

Borrowings 0] 668
Liabilities to Group companies 34 85 125

Repayment of borrowings (0] -234
Other current liabilities 0 1

Cash flow from financing activities 300 1,134
Accrued expenses and deferred income 30 29 29

Cash flow for the year -159 338
Total current liabilities 572 528

Cash and cash equivalents at the beginning of the year 396 59
Total liabilities 1,590 1,939

Cash and cash equivalents at the end of the year 237 396
TOTAL EQUITY AND LIABILITIES 3,754 3,534

Interest received amounted to SEK 5 m (7). Interest paid amounted to SEK =165 m (-132).
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Parent company's statement of changes in equity
Share Retained profits

Share premium incl. net profit/ Total
Amounts in SEKm capital reserve loss for the year equity
Opening equity 01/01/2022 151 820 10 982
Net profit/loss for the year - - -86 -86
Other comprehensive income - - 0]
Transactions with owners
Redemption of hybrid loans - -640 - -640
Received shareholder contributions - - 1,345 1,345
Interest on hybrid loan - - -5 -5
Closing equity 31/12/2022 151 180 1,264 1,596

Share Retained profits

Share premium incl. net profit/ Total
Amounts in SEKm capital reserve loss for the year equity
Opening equity 01/01/2023 151 180 1,264 1,596
Net profit/loss for the year - - -79 -79
Merger results - - 21 21
Other comprehensive income - - 0] (o]
Transactions with owners
Received shareholder contributions - - 627 627
Closing equity 31/12/2023 151 180 1,833 2,164

For more information, see Note 27.
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Note 1 Accounting principles

The company in general

Magnolia Bostad AB, org. no. 556797
7078,with its registered office in Stockholm,
is a subsidiary of HAM Nordic AB, org. no.
559279-7376, based in Stockholm, Sweden.
The annual report and consolidated accounts
were approved by the Board of Directors on
12 April 2024 and will be submitted to the
Annual General Meeting for approval

on 25 April 2024.

The Parent Company in the largest group

to which Magnolia Bostad AB is a subsidiary
and where consolidated accounts are
prepared, is HAM Nordic AB org. no. 559279-
7376, based in Stockholm. Magnolia Bostad
AB's head office is located at Sturegatan 6,
Box 5853, 102 40 Stockholm.

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 In-
terpretations 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, Supplemen-
tary Accounting Rules for Corporate Groups.

The Parent Company applies the same ac-
counting 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 princi-
ples are the result of limitations to the
possibilities for applying IFRS in the Parent
Company due to the Annual Accounts Act
and, in some cases, applicable tax regula-
tions.

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 million. Assets and
liabilities are reported at cost, with the
exception of some financial assets and liabil-
ities that in the Consolidated Statement of
Financial Position are measured 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 statement. The reports
are prepared according to the assumption of
survival

The Group's accounting principles have been
applied consistently to the accounts and
consolidation

Classification

Non-current assets and liabilities in the
Parent Company and Group consist only of
amounts that are expected to be recoverable
or paid later than twelve months from

the balance sheet date while current assets
and liabilities in the Parent Company and
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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

Level 1 Listed, unadjusted, prices on active
markets for identical assets or liabili-
ties that the company has access to
at the date of measurement.

Level 2 Other input data than the listed pric-
es that are included in Level 1, which
are directly or indirectly observable
for assets and liabilities.

Level 3 Input data at Level 3 are non-observ-
able input data for assets and
liabilities.

Consolidated financial statements

The consolidated income statement and
balance sheet encompass 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 in-
cluded in the consolidated financial state-
ments refer to the same period and are
prepared in accordance with the accounting
principles that apply to the Group. A subsidi-
ary 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

Sustainability
reporting

in the consolidated financial statements until
the date on which the controlling influence
ceases. Intra-Group transactions and any
associated profit/loss are eliminated.

Business combinations vs. asset acquisitions
The acquisition of companies can be classi-
fied as either a business combination or an
asset acquisition. The assessment is made on
a case-by-case basis per acquisition. Compa-
ny acquisitions, the primary purpose of which
is to acquire the company's property and
where the company’s management organiza-
tion and administration is of subordinate
importance for the acquisition, are classified
as asset acquisitions. Other company acqui-
sitions are classified as business combina-
tions.

The difference between the cost of a busi-
ness combination and the acquired share

of net assets in the acquired operations is
classified as goodwill and reported as an
intangible asset in the balance sheet. Good-
will is measured at cost less accumulated
write-downs.

Goodwill is distributed among cash-gener-
ating 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.
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The percentage of equity attributable to
owners with a non-controlling influence (also
referred to as minority holding) is

reported as an individual item under equity
separate from the share of equity of the Par-
ent 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 during 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
apartments 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 exercises joint controlling influence
through established agreements. Joint
arrangements are classified as either joint
operations or joint ventures. Magnolia
Bostad currently does not have any compa-
nies that are considered joint operations.

Joint ventures are arrangements in which
Magnolia Bostad is entitled to the net assets
and the investment is reported using the
equity method. Assets and liabilities for ac-
quired or divested 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.

Financing

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 participations 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 participations in
associated companies and joint ventures in
accordance with the equity method. In the
event the Group acquires additional partici-
pations in the associated company, but the
company remains an associated company
to the Group, the previous holding is not
remeasured. When participations in associat-
ed 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
consolidated income statement.

The equity method means that the holding
is initially reported 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 the consolidated profit/
loss and the consolidated share of other
comprehensive income is included in other
comprehensive income in the Group.

Elimination of transactions between Group
companies

Intra-Group receivables and liabilities and
transactions between companies in the
Group as well as related unrealized gains are
eliminated in their entirety. Unrealized gains
arising from transactions with associated
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companies and joint ventures are eliminated
to the extent that the Group owns participa-
tions in the company. Unrealized gains arising
as a result of transactions with associated
companies are eliminated from "Participa-
tions in associated companies”. Unrealized
losses are eliminated in the same manner as
unrealized gains such that there is no impair-
ment requirement.

Segments

The identification of segments is based on
the internal reporting to the highest execu-
tive 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 geo-
graphic markets or the equivalent, Magnolia
Bostad is considered to consist of only one
segment..

Revenue recognition

Revenue recognition takes place when a
performance commitment 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 cus-
tomer. When a performance commitment is
met, or as a result of it being met, a company
must recognize the amount of the transac-
tion price allocated to the performance
commitment.

Magnolia Bostad develops new housing,
including rental apartments, tenant-owned
apartments, residential care property, mu-
nicipal properties and hotels. At the sale of a
project, two contracts are signed with the
customer: one for the sale of the project (the
property) and one for the project manage-
ment. Under IFRS 15, these two contracts

Sustainability
reporting
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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 perfor-
mance obligations based on independent
sales pricing for project management.

Revenue recognition of project management
agreements

Project management is 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 satisfac-
tion of the performance obligation. Magnolia
Bostad has chosen actual project costs in
relation to total estimated costs for each
project management agreement. This meth-
od 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 recognition of projects (property) is
when control has been passed to the buyer.
The buyer is usually a stable Swedish institu-
tion or a property company. The control is
deemed to pass when (i) a binding agree-
ment is entered into with a purchaser of the
project (the property), (ii) local planning is

in place, and (iii) a binding turnkey contract
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has been entered into with a contractor. The
turnkey contract is signed by or transferred
to the buyer. The Group makes the assess-
ment that control over the asset is passed at
the point in time when there is a legally bind-
ing 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 consideration. For rental apartment
projects, hotels and residential care proper-
ties, the variable consideration is linked to the
future 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 significant reversal at a later point in
time is highly improbable. At the end of each
reporting period, the estimated transaction
price is updated to correctly reflect the
circumstances at that point in time. The vari-
able 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 zonal
planning risk and any risk in the turnkey con-
tract. Planning risk is based on due diligence
regarding the local zonal planning work and
is reported as revenue when the building
permit gains legal force, which is when the
uncertainty surrounding planning risk ceases.
The risk in the turnkey contract is considered
to cease and is reported as revenue when the
turnkey contract has been concluded. The
Group makes an individual assessment of the

Financing

expected value of any variable consideration
in each individual project.

Following revaluation of the projects’ expect-
ed final profit/ loss, previously calculated
profit in the projects concerned is adjusted
and the projects are recognized as revenue
or reported as a decrease in revenue in the
period during which the transaction price is
changed.

Sale of tenant-owned apartments

Via the tenant-owner association, an agree-
ment 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 influence 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 apartments 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 reported in accordance with
IFRS 16, where Magnolia Bostad is the lessor
regarding operational leasing agreements.
Rental income is announced in advance and
reported in the period to which it is attribut-

able, which is specified in the rental contract.

The rental contract includes additional
charges such as invoiced property tax and
heating expenses.

Projects and properties
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Remuneration to employees and the Board of
Directors

Remuneration to employees in the form of
salaries, paid vacation, paid absence due to
iliness, 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.

Remuneration in case of termination

A provision is recognized in connection with
the dismissal of personnel only if the com-
pany is demonstrably obliged to terminate
an employment before the normal time or
when remuneration is provided as an offer to
encourage voluntary resignation.

r

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.

Sustainability
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Interest income on impaired loan receivables
and accounts receivable are reported at the
original effective interest rate.

Financial expenses consist of interest expens-
es and other costs for borrowing. Interest
expenses are reported using the effective
interest method. Financial expenses are re-
ported in the period to which they relate.

Leasing - lessor

Lease agreements are classified as either
finance or operating 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 agreements 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 liabil-
ities for the vast majority of leasing agree-
ments 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
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right of use then depreciates over the period
of use. Leasing fees are discounted with the
implicit interest rate if it can be determined
otherwise the marginal loan interest rate

is used are discounted by the marginal loan
interest rate. The Group applies the excep-
tions 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 underly-
ing transaction is reported under Other
comprehensive income, or directly against
Equity, whereupon the related tax effect is
also reported under either Other comprehen-
sive income or Equity.

Current tax is tax that must be paid or re-
ceived for the year in question, under applica-
tion 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.
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

Financing

differences are not considered to be attribut-
able to participations in subsidiaries and
associated companies that are not expected
to be reversed within the foreseeable future.
Deferred tax is calculated 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 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
reported 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 invest-
ment property.

Additional expenses are only added to the re-
ported value if it is 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.

Projects and properties
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Investment properties are reported at

fair value on the balance sheet date. Fair
value is the estimated amount that would
be received in a transaction at the time of
reporting between knowledgeable parties
independent of each other and who have an
interest in the transaction being carried out.
The valuations are made at the end of each
quarter 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 proper-
ties is normally reported 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. Expenditure
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.

Sustainability
reporting

Tangible assets

Tangible assets 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. Tangible assets are reported at cost
after deductions for depreciation according
to plan and any impairment

Depreciation and amortization principles for
intangible and tangible assets

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

5years
3-5years

Impairment losses

Carrying amounts for the company's assets
are tested every balance sheet date to assess
whether there is a need for impairment.

If such an indication is present, the asset's
recoverable amount is calculated as the high-
er 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 re-
versal does not exceed the carrying amount
that the asset would have had if no impair-
ment loss had been applied. 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 resi-
dential units, such as rental apartments and
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tenant-owned apartments. The properties
are reported as current assets, even if some
properties are under management and
generate rental income pending their devel-
opment. 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 additional payments that are
payable if certain events occur in the future.
These additional payments are recognized
when the underlying event causing an addi-
tional 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 company 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
current 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. Contin-
gent liabilities also include claims deriving
from the occurrence of events, but which are
not reported as a liability or provision since it

Financing

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 balance sheet when the
company becomes party to the instrument'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 liabili-
ties are derecognized from the balance sheet
when the obligations in the agreement are
discharged or in any other way extinguished.

Financial instruments are initially reported

at cost corresponding to the instrument's
fair value at the time of acquisition including
transaction 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 there-
after 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 acquisi-
tion 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

Projects and properties
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financing of investments in properties as well
as rent deposits and are reported as Other
receivables.

Classifications of liability and equity
instruments are described 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 receivables 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 receivables
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.

Sustainability
reporting

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 received. 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 ac-
crued acquisition value are measured at fair
value through the income statement. Profits
or losses due to a debt instrument that after
initial recognition are valued at fair value
through profit or loss and are not included in
a hedging relationship are recognized in net
financial items when they arise. Interest
income from these financial assets is report-
ed in net financial items using the effective
interest method.

Liability instruments are reclassified only
when the Group's business model for manag-
ing these assets changes.

Equity instruments are instruments that
meet the definition of equity from the issu-
er's perspective, which means instruments
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.
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The financial liabilities category consists of
two sub-groups: financial liabilities measured
at fair value through the income statement
and financial liabilities measured at amor-
tized cost.

Financial liabilities measured at fair value
through the income statement

Financial assets measured at fair value
through the income statement consist of de-
rivative instruments. Derivative instruments
are measured in the consolidated accounts
at fair value with changes in value reported
in the income statement.

Financial liabilities measured at accrued ac-
quisition value

Refers to all other financial liabilities, such

as borrowing, accounts 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 thereaf-
ter 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. Liabilities are reported
when the counter-party 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

Financing

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 offset agreements.

Cash Flow Statement

The indirect method is applied to the
preparation of the cash flow statement. The
reported cash flow only includes transactions
that result in incoming or outgoing pay-
ments.

Parent Company accounting principles

The Parent Company prepared its annual ac-
counts in accordance with the Swedish Annu-
al 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
framework of the Swedish Annual Accounts
Act and with consideration given to the link
between accounting and taxation. The rec-
ommendation states which exceptions and
additions may be made in relation to IFRS.

Participations in Group companies
Participations in Group companies are re-
ported using the cost method. Costs related
to acquisition of subsidiaries are included as
part of the cost for participations in Group
companies. The carrying amount for partic-
ipations in Group companies are tested for
any impairment need when such indications
arise.
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Group contributions, dividends and sharehold-
ers’ contributions

The company reports Group contributions ac-
cording to the alternative rule, which entails
that Group contributions received 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 recipi-
ent and capitalized in shares and participa-
tions by the issuer to the extent a write-down
is not required. Shareholder's contributions
received are reported as an increase in unre-
stricted equity.

Financial instruments

Financial instruments are not reported in
accordance with IFRS 9, Financial Instru-
ments, but rather are reported as the lower
of cost or net realizable value in accordance
with the Annual Accounts Act. Receivables in
the parent company largely consist of receiv-
ables 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 1 January 2022 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 stand-
ards that have not yet come into force are
expected to have any significant impact on
the Group's financial reports.

Corporate governance
and other information
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Note 2 Critical assessments and estimations

The preparation of the financial statements
in accordance with IFRS requires that the
Board of Directors and executive manage-
ment make assessments, estimations and
assumptions 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 assess-
ments. The estimations and assumptions are
reviewed regularly.

Revenue recognition of projects (property)
The project development of rental apart-
ments 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

permit 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 a later point in
time is highly improbable. Assessment and
estimation of variable components to include
in the transaction price is largely based on an
assessment of future expected 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. Assessments and estimates
affect the receivable property sales, which is
stated in Note 21 - Other long-term receiva-
bles and Note 24 - Other receivables.

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 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 apartments and consist of the actua-
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 This forecast
change is included in the period's reported

Projects and properties

Directors' report
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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 agree-
ments are reported successively based on the
degree of completion of the project. The de-
gree of completion is determined mainly on
an ongoing basis as the work is carried out.

Valuation of properties

When valuing investment properties, esti-
mates and assessments can have a signifi-
cant impact on the Group's reported results
and position. Internal valuations of invest-
ment properties require assessments of and
assumptions about, for example, 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 rele-
vant property transactions. Internal valua-
tions of the entire property portfolio are car-
ried 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.

Sustainability
reporting

Corporate governance
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For more information on valuation, assess-
ments and assumptions as well as sensitiv-
ity, 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 assets

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 estima-
tions of future taxable income. Since a large
portion of the Group's income according to
current tax rules is treated as non-taxable in-
come, the company's management has made
the assessment that no deferred tax asset
for loss carry-forwards 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 con-
solidated 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. Devel-
opment and project properties are reported
as inventory since the intent is to sell the
property after completion. The measurement
is then the lowest of cost and net realizable
value. Investment properties, rental income
and appreciation. Investment properties are
measured at fair value and the change in
value is recorded in the income statement.
Executive management makes an individual
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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 employ-
ees and the complexity of internal processes.
Such an assessment also takes into account
the number of businesses and the occurrence
of contracts with varying degrees of com-
plexity. If the above criteria are largely

Financing

present, the acquisition is classified as a busi-
ness combination, and if they are minimally
present, as an asset acquisition.

Executive management makes an assess-
ment on an acquisition-by-acquisition basis
which criteria are met. In 2023 and 2022, the
company's management made the assess-
ment that only asset acquisitions occurred.

Additional payments for asset acquisitions
In certain asset acquisitions, there are addi-
tional payments that are payable if certain
events occur in the future. These additional
payments are recognized when the under-
lying event causing an additional payment
occurs.

Projects and properties
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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 manage-
ment of financial risks has been drawn up
and decided by the Board of Directors. The
finance policy forms a framework of guide-
lines and rules in the form of risk mandates
and limits for the financial operations.

The company's financial risk-taking and po-
sition 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 company's own
targets are in line with the banks' require-
ments. In 2023, 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/assets ratio according to
the latest published financial report at the
time of disbursement must exceed 30%, in-
cluding the relevant payment. For a descrip-
tion of the company's risks and risk manage-
ment, see the section Risk Management in
the Director's Report.

Liquidity risk

Liquidity risk refers to the risk that there
would not be sufficient liquidity to meet
future payment obligations. Internal liquidity
forecasts are prepared on a regular basis

for the coming 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 SEK 250 m, excluding overdraft
facilities. In the short-term, the Group's cash
position may be lower. If liquidity is estimat-
ed to be less than SEK 250 m investment de-
cisions with a liquidity impact of more than
SEK 25 m must be made by the Board. At the
end of the year, cash and cash equivalents
totalled SEK 331 m (772). In addition to cash
and cash equivalents, there were unutilized
credit facilities of SEK 358 m (726).

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 31/12/2023 O-1years 1-2 years 2-3years 3-5years Over5years
Interest-bearing liabilities 1118 1,854 468 6 160
Leasing liabilities 22 9 7 1 17
Liabilities to associated companies M 25 - - -
Accounts payable 27 - - - -
Other liabilities 691 89 26 - -
Total 1,869 1,977 501 17 177
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Of the cash flows from interest-bearing
liabilities within O-1years of SEK 1,118 m (739)
SEK 736 m (512) occurs within six months
and SEK 324 m (227) after six months but
within twelve months.

The majority of the bank financing is linked
to different projects where the repayment of
debt will occur upon Magnolia Bostad hand-
ing over the project, when sales proceeds are
received from the project buyers. Loans with
property mortgages amount to SEK 719 m
falling due from 2024 to 2026 deemed to be
able 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 attractive
borrower.

Our business development Financing
Maturity analysis 31/12/2023 O-1years 1-2 years 2-3years 3-5years Over5years
Interest-bearing liabilities 739 776 1,488 384 151
Leasing liabilities 21 18 5 10 10
Liabilities to associated companies 18 36 - - -
Accounts payable 33 - - - -
Other liabilities 158 894 12 - -
Total 968 1,724 1,505 394 161

Outstanding bonds have certain limitations
in terms of the type of debt that may be
raised. According to the terms for outstand-
ing bonds, the Group's equity/as-sets ratio
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 subordinated, existing
bonds. There are no restrictions on the raising
of project-related debt in the terms for
outstanding bonds.

Credit risk

Credit risk refers to the risk that a counter-
party or issuer cannot discharge its obliga-
tions to the company. The maximum credit
exposure corresponds to the assets' carrying
amount and amounts to SEK 1,433 m (2,484).
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 commitments is considered
to be low.

Of the Group's other non-current receivables
and other receivables totalling SEK 864 m
(1,349), including receivables for property
sales, SEK 474 m (732) refers to receivables
on counterparties with an investment grade
credit rating from an independent rating in-
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stitute. Counterparties for other receivables
do not have a credit rating from an inde-
pendent rating institute. The majority are
concentrated to a few counterparties, such
as Trenum, Wikovia och PFA Bostad. The
claims on these three counterparties amount
to SEK 215 m.

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 peri-
ods are an important factor that influence
the interest rate risk. Long fixed interest peri-
ods mean a higher price risk and short fixed
interest period mean higher cash flow risk.
The Group strives to have a short interest
rate fixation period for project development
and a longer interest rate fixation period for
properties for self-management

The Group's exposure to interest rate risk in
the form of rising market rates is illustrated
by a sensitivity analysis. Interest rate expens-
es during the year amounted to SEK -295 m
(-201) and the average interest rate at the
end of the year amounted to 9.8% (8.2). An
increase in STIBOR 3M by one percentage
point would increase the Group's interest
rate expense for the financial year by around
SEK 29 m (23).

Sustainability
reporting

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 2023, the Group's strategy was to main-
tain an equity/assets ratio of at least 30%.
The equity/assets ratio on 31 December 2023
was 31.2 (32.5). The Group's strategy

is unchanged compared to last year.
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FINANCIAL INSTRUMENTS PER CATEGORY FINANCIAL INSTRUMENTS PER CATEGORY

Financial Financial
assets/liabilities assets/liabilities
measured at fair Financial liabilities measured at fair Financial liabilities
31/12/2023 value through the Accrued valued at accrued 31/12/2022 value through the Accrued valued at accrued
Group income statement acquisition value acquisition value Group income statement acquisition value acquisition value

Assets in the balance sheet

Assets in the balance sheet

Receivables from associated companies 213 - Receivables from associated companies 342 -
Other long-term securities held - - Other long-term securities held - -
Other long-term receivables 509 - Other long-term receivables 910 -
Table of contents Accounts receivable 18 - Accounts receivable 17 -
Directors' report Other receivables 355 - Other receivables 439 -
. . . Prepaid expenses and accrued income 7 - Prepaid expenses and accrued income 3 -
Consolidated financial
Cash and cash equivalents 331 - Cash and cash equivalents 772 -
statements
Total 1,433 - Total 2,484 -
Parent company's financial
statements Liabilities in the balance sheet Liabilities in the balance sheet
Non-current interest-bearing liabilities - - 2,339 Non-current interest-bearing liabilities - - 2,515
Liabilities to associated companies - - 36 Liabilities to associated companies - - 34
Declaration by the Board Other non-current liabilities - - 115 Other non-current liabilities - - 906
. Leasing liabilities - - 52 Leasing liabilities - - 54
Auditor's report 9 9
Current interest-bearing liabilities - - 860 Current interest-bearing liabilities - - 506
Multi-year overview Accounts payable - - 27 Accounts payable - - 33
Alternative KPIs Other current liabilities - - 41 Other current liabilities - - 158
Accrued expenses and deferred income - - 105 Accrued expenses and deferred income - - 99
Total - - 3,575 Total - - 4,304

The carrying amount of all financial assets other receivables, cash and cash equivalents,
and liabilities is not judged to deviate accounts payable and some other liabilities
significantly from the fair value except for have a remaining life of less than six months,
the bonds, where the fair value is estimated which is why the carrying amount is consid-
to amount to SEK 1,111 m (1,215) compared ered to reflect the fair value. The majority of
to the carrying amount of SEK 1,418 m the interest-bearing bank loans have a vari-
(1,411). Fair value for the bonds has been able interest rate, and the carrying amount
assessed according to Level 1, which means thus is considered to reflect fair value

that the value is derived from listed prices on

an active market. Accounts receivable,
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Note 4 Group composition

The operations of Magnolia Bostad Group
are conducted in a number of companies.
Ownership in the operational companies

is spread among several different holding
companies that are owned either directly

or indirectly by Magnolia Bostad AB. For
information on Magnolia Bostad AB's subsid-
iaries, see Note 33 - Participations in Group
companies.

Some of the Group's loan agreements con-
tain conditions that limit the ability to trans-
fer cash or other assets to other companies
within the Group.

In total, there are non-controlling interests
(minority) of SEK -64 m (18) in the Magnolia
Bostad Group.

Magnolia Holding 4 AB

In 2023, Magnolia Holding 4 acquired all the
shares in Magnolia Holding 3 from Magnolia
Utveckling and Videbo Invest, whereby
Magnolia Holding 3 is now a wholly-owned
subsidiary of Magnolia Holding 4.

Videbo Invest AB's holding in Magnolia
Holding 4 AB amounted to SEK -23 m (32)
and share of the profit amounted to SEK -64
m (-47). During 2023, it was decided on no
dividends (O) be paid to minority owners in
Magnolia Holding 4 .

Fredrik Lidjan resigned as CEO in December
2020 and the co-investment period for
Magnolia Holding 4 AB was shortened by one
year, which means that it ended in 2021. Pro-
jects developed in limited companies in the

Financing

minority ownership structures Holding 3 and
Holding 4 continue but no new projects have
been allocated to these companies.

Magnolia Hotellutveckling 2 AB

During March 2021, Magnolia Bostad
acquired Clas Hjorth's ownership interest

of 16% in Magnolia Hotellutveckling 2 AB

for one krona after Clas Horth 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 Hotellutveckling 2 AB
amounts to 92% and Videbo Invest AB's
share amounts to 8%. Videbo Invest AB's
share of Magnolia Hotellutveckling 2 AB
amounted to SEK1m (O) and the share of
the profit for the year amounted to SEK 1 (0)
During 2023, it was decided that no dividends
(0) be paid to minority owners in Magnolia

During 2023, it was decided that no dividend
(0) be paid to minority owners in Magnolia
Hotelltveckling 2 AB. During 2023, minority
shareholders provided a shareholder contri-
bution of SEK O m (2).

Moutarde Holding AB

During 2023, all projects within the Moutarde
Holding AB Group were completed. In con-
nection with this, Magnolia Utveckling has
acquired all the shares in Moutarde Holding
AB, and it is now a wholly-owned subsidiary.

Projects and properties
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Magnolia Magnolia Hotell-
Holding 4 AB utveckling 2 AB

2023 2022 2023 2022
Fixed assets 3,963 1,706 (e} (e}
Cash and cash equivalents 6 4 1 1
Other current assets 1,321 643 12 24
Total assets 5,290 2,353 13 25
Equity -292 401 2 8
Non-current liabilities 1,020 554 - 0
Current liabilities 4,562 1,397 10 17
Total equity and liabilities 5,290 2,353 13 25
Net sales 213 185 0 20
Operating expenses -381 -376 -6 -13
Change in value of investment
property -55 -143 - -
Profit/loss from participations
in associated companies and joint ventures -268 -118 - -
Net financial items -310 -80 0 1
Income tax 6 29 - -
Profit/loss for the year -795 -501 -5 9
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Note 5 Net sales

Consolidated net sales refers in its entirety
to Sweden. Net sales are distributed across

Financing

the business areas as follows:

Projects and properties

Group Parent Company

2023 2022 2023 2022

Revenue from contracts with customers 273 550 26 29
Other income 32 19 - -
Total 305 569 26 29
Group Parent Company

2023 2022 2023 2022

Sales, development and project properties 58 206 - -
Total income reported at a point in time 58 206 - -
Project management revenue 49 49 - -
Rental income 32 19 - -
Invoicing for projects 157 248 - -
Other operating income 9 47 26 29
Total income recognized over time 247 363 26 29
TOTAL INCOME 305 569 26 29

Revenue from none (three) of Magnolia Bost-
ad's customers individually exceeds 10% of
Magnolia Bostad's total revenue.

Cash flow from the sale of projects is ob-
tained partly in connection with the handover
of land via forward funding, as Magnolia
Bostad receives payment for investments
made up to this point. Magnolia Bostad
often receives part of the project's profit in
cash upon handover.

After selling and handing over the project,
Magnolia Bostad has a project management
agreement for the project, which

is valid until the property is completed. The
project management 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 connec-
tion with the handover. Other income, such
as rent, and invoicing for the projects, are
reported and invoiced on an ongoing basis.

Directors' report

Sustainability

Corporate governance
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and financial reports reporting

Note 6 Leasing - lessor
Rental contracts in the company from an
accounting perspective can be viewed as
operational leasing contracts. The contracts
refer to rental of commercial premises and
residential units. Below are the agreed future
minimum lease fees within each interval.

Group Parent Company
Contractual rental income 2023 2022 2023 2022
Within one year 54 13 - -
Within two years 4 1 - -
Within three years - - - -
Within four years - - - -
Within five years - - - -
After five years - - - -
Total future leasing income 58 14 - -
The total rental income included in the Group's income statement was SEK 32 m (19).
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Note 7 Leasing - lessee

Group leasing fees consist mainly of parking
spaces rented by the Group in three projects
to be rented out and rent for the premises

Financing

in which Magnolia Bostad conducts its busi-
ness. Right of use assets are reported in the
balance sheet as rights of use.

Projects and properties

Group
Rights of use 2023 2022
Opening carrying amount 49 55
Acquisitions 17 13
Depreciation -20 -19
Terminated contracts (0] (0]
Closing carrying amount 46 49
Changes to lease liabilities linked to right of use assets are listed below.

Group
Leasing liabilities 2023 2022
Opening carrying amount 54 59
Additions 17 13
Interest expense 4 4
Payments -23 -23
Terminated contracts o] (o]
Closing carrying amount 52 54
Current leasing liabilities 19 18
Non-current leasing liabilities 33 36

The maturity structure for lease liabilities is shown in Note 3 — Financial risks and financial

policy.

Reported in the income statement

Group
2023 2022

Depreciation of right of use assets

Interest cost of leasing liabilities

Costs for short-term leasing

Costs for low-value leases

Costs for variable leasing fees

Income from sub-leasing right of use assets

Total amount reported in the income statement

-20 -19
-4 -5

Directors' report
and financial reports
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Disclosures regarding fees and cost

reimbursement to the auditor
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Parent Company

2023 2022 2023 2022
Ernst & Young
auditing assignment -2.7 -2.4 -2.7 -2.4
audit operations in addition to the audit
assignment -0.4 -0.6 -0.1 -0.1
tax advisory services -0.2 -0.1 -0.2 -0.1
other assignments -0.2 -01 -0.2 -01
Total -3.5 -3.2 -3.2 -2.7

Auditing assignment refers to the audit of
the annual report and the bookkeeping as
well as the Board's and the CEO's manage-
ment.

Other assignments delegated to the compa-
ny's auditors and advice or other assistance

caused by observations during such audits or
implementation of such other assignments
are also included. Other assignments mainly
include investor reporting for green bonds
and consultation regarding sustainability

reporting.
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Note 9 Remuneration to employees

SALARIES, OTHER REMUNERATION AND SOCIAL SECURITY EXPENSES

REMUNERATION TO THE BOARD OF DIRECTORS AND EXECUTIVE MANAGEMENT

Group Basic salary/ Variable Pension
2023 2022 2022, SEK 000 Board fees remuneration premiums
Board and Board and Erika Olsén, Chairman of the Board - - -
Executive Other Executive Other Johan Bengtsson, member _ _ _
Management employees Management employees
Th Rattik, b - -
Salaries and other remuneration -15 -75 -13 -92 erese Ratti member
. Leif Andersson, deputy member - - -
(of which bonuses etc.) (-6) (-2) -4 -=8)
Anders Lif, deputy member - -
Social security expenses -5 =27 -4 -30 : puty
Pensi inelodi al | , Erik Rune, member™® - - -
ension expenses including special employer's
Table of contents contribution -3 15 -3 16 Fredrik Tibell, member? - - -
Directors' report Total -22 -117 -20 -138 Fredrik Holmstrém, former Chairman of the Board® - - -
Consolidated financial Some of the company's personnel costs Johan Tengelin, CEO —2941 -3.069 -872
statements are capitalized in the projects. This is why Other senior executives, 4 people -6,051 -2,498 -1,517
the amount in the note is greater than the Summa _8.992 _5.567 ~2.389
Parent company's financial amount reported in the income statement. , ] d : d
Was part of the Board until 3 July 2023
statements Parent Company P 4
2023 2022
Board and Board and
Executive Other Executive Other
Decl tion by the B d Management employees Management employees
eclaration by the Boar
Salaries and other remuneration -6 0] -4 (0]
Auditor's report (of which bonuses etc.) -3) ©) -2 ©
Multi-year overview Social security expenses -2 0 -1 0
. Pension expenses including special employer's
Alternative KPls contribution -1 6] =1 0]
Total -9 (o) -7

MAGNOLIA
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REMUNERATION TO THE BOARD OF DIRECTORS AND EXECUTIVE MANAGEMENT

Projects and properties

Basic salary/ Variable Pension
2022, SEK 000 Board fees remuneration premiums
Fredrik Holmstrém, Chairman of the Board - - -
Johan Bengtsson, member - - _
Erika Olsén,member - - _
Therese Rattik, member - -
Erik Rune, member — _ _
Fredrik Tibell, member - - _
Leif Andersson, member - - -
Johan Tengelin, CEO -2,934 -1,538 -840
Other senior executives, 4 people™ -6,041 -2,498 1,669
Total -8,975 -4,035 -2,509

" The group of senior executives increased in 2022 from 3 people at the beginning of the year to 4 people at

the end of the year.
For more information, see also Note 34 - Closely related parties.

AVERAGE NUMBER OF EMPLOYEES

Group Parent Company
2023 2022 2023 2022
Average number of employees 98 115 1 1
(of which male) (55) 62) [©) @)

Directors' report
and financial reports

Sustainability
reporting

Corporate governance
and other information

GENDER DISTRIBUTION OF THE BOARD OF DIRECTORS AND EXECUTIVE MANAGEMENT

Group Parent Company
2023 2022 2023 2022
The Board 3 6 3 6
(of which male) m () m ()
CEO and Executive Management 4 5 4 5
(of which men) 3 (3 3) 3)

Remuneration to the Board

At the 2023 AGM, it was decided that no
remuneration shall be paid to the board
members for the period up to and including
the end of the 2024 AGM.

Executive management

The management team consisted of 4 people
(5) on 31 December 2023, the CEO, deputy
CEO and CFO, COO and head of business
development.

Salary and other benefits for the CEO
and senior executives are determined by
Magnolia Bostad A

Remuneration and benefits

The CEO and other members of Executive
Management are paid fixed and variable
salaries.

Pensions

Members of Executive Management have

a defined-contribution 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, employees are
entitled to decide during what period the
previously defined-contribution payments
and resulting yield are drawn as pension.

Termination

The CEO's employment agreement has a
mutual notice of termination 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-competi-
tion term shall not exceed an amount corre-
sponding 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 mutual six-month notice of termination.
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Note 10 Profit/loss from participations in Note 12 Financial income
associatedcompanies and joint ventures
Group Parent Company Group Parent Company
2023 2022 2023 2022 2023 2022 2023 2022
Profit/loss from participations in associated Interest income, other 9 3 5 (0]
companies and joint ventures -268 -193 [0} (e} i i X
Interest income, associated companies 10 10 (e} [0}
Total -268 -193
ota Profit from disposal of long-term securities holdings - 5 - -
Interest income, Group companies - - 182 143
Of the profit/loss from participations in with Slatts Core Plus Holding AB, SEK -44 Dividend from Group companies _ _ _ _
associated companies SEK -47 m (-38) came m (-24) from Magsam Holding AB which the N
from Upplands Bro Brogérds Etapp 2 AB company jointly owns with Samhdllsbygg- Other © © © 0
which the company owns with Heimstaden nadsbolaget For more information see note Total 19 19 188 144
Bostad Invest AB, SEK -51 m (-16) came from 20 - Participation in associated companies
Yard Holding AB and SEK -27 m (-28) from and joint ventures.
Yard Holding 2 AB which the company owns . o
Note 13 Financial expenses
. Group Parent Company
Note 11 Costs for the business broken down by cost 2023 2022 2023 2022
Interest expense, externa =271 =17 =164 -1
type I 2 8 8
Group Parent Company Interest expense, shareholder loans, -8 -8 -8 -8
2023 2022 2023 2022 Interest income, Group companies ] 0] -7 -8
Operating costs -27 -12 - - Dissolution of setting-up fees -10 -9 -7 -7
Production costs -364 -728 - - Other financial expenses -5 -6 -5 (]
Other external costs -47 -68 -40 -40 Total -295 -201 -191 -141
Personnel costs -140 -166 -9 -1
Depreciation/amortization and impairment =22 -25 0] Interest expenses relate mainly to financial
oth ; 45 45 liabilities valued at accrued acquisition value
ther operating costs - - - and are reported according to the effective
Capitalized project costs 17 149 - interest method.
Total -528 -893 -49 =51
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Note 14 Tax on profit/loss for the year
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Group Parent Company Group
2023 2022 2023 2022 2023 2022
Current tax 0] 0] 0] 0] Profit/loss for the year attributable to the Parent Company's
harehold -807 -790
Deferred tax for temporary differences 6 29 (o] o] sharenoiders
Weighted b f outstandi h 37822283 37822283
Capitalized loss deductions -3 38 - - elghtec average number ot outstanding shares
Total 3 o7 o o Weighted average number of outstanding shares after dilution 37822283 37822283
Number of outstanding shares on the balance sheet date 37822283 37822283
Earnings per share before dilution, SEK -21,34 -20,89
RECONCILIATION OF REPORTED TAX
Group Parent Company Earnings per share after dilution, SEK -21,34 -20,89
2023 2022 2023 2022
Profit/loss before tax _871 _929 _79 _86 In connection with the delisting in September
) ) 2021, all outstanding warrants have been
Nominal tax according to current tax rate (20.6%) 179 191 16 18 redeemed
Tax effect of non-deductible interest expenses -56 -39 o] =1
Tax effect of other non-deductible expenses -28 -19 -1 0]
Ll
Tax effect of non-taxable sales of investment NOte 16 GOOdW| "
property (] 0] - -
Tax effect of other non-taxable income -45 -42 1 0
Group
Tax effect of non-capitalized loss carry-forwards -48 -19 -16 -18 31/12/2023 31/12/2022
Current tax attributable to previous years o] ] o] Opening acquisition value 6 6
Other -6 1 Impairment -6 -
Reported effective tax (0.3%) 3 67 o o Closing carrying amount - 6
The tax expense is less than 20.6% since year and set off against future taxable prof-
some reported income (primarily the sale of its. No deferred tax asset for loss carryfor-
companies) is not taxable and that deferred wards has been capitalized since these
tax is not reported as loss carry-forwards. deficits will probably not be utilized in the
Loss carry-forwards consist of tax losses foreseeable future. For more information on
from previous years. The losses, which are loss carry-forwards, see note 28 — Deferred
not time-limited, are rolled over to the next tax.
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Ll Ll Ll
Note 17 Other intangible assets Note 19 Investment properties
Group Group
31/12/2023 31/12/2022 31/12/2023 31/12/2022
Opening acquisition value 1 1 Opening fair value 2,489 2,276
Acquisitions 0] (0] Reclassification 0] -324
Closing accumulated acquisition value 1 Investments and acquisitions 702 769
Opening depreciation/amortization according to plan -1 -1 Unrealized changes in value -106 -233
Depreciation/amortization for the year according to plan 0] -0 Sales to JVs - -
Closing depreciation/amortization according to plan -1 -1 Sales - -
Closing residual value according to plan (o] 1 Closing fair value 3,085 2,489
L] L . . . P .
Note 18 chh"‘\ery qnd eqU|pment Magnolia Bostad has two completed invest- An individual assessment is made of the
ment properties and four projects in produc- rental levels and rental trends. For rented
Group tion. premises, an estimated market rent is used
31/12/2023 31/12/2022 in the cash flow calculations after the end of
Opening acquisition value 35 34 . . the rental agreement. Assessments are mgde
o Investment properties are reported in ac- of market rents, future normalized operating
Acquisition o 1 cordance with IFRS at fair value. Normally, a costs, investments, vacancies and more.
Closing accumulated acquisition value 35 35 cash flow model is used where the operating
Opening depreciation/amortization according to plan _31 27 surplus less remaining investments is calcu- Operating and maintenance costs are based
b ation/ tization for th ding to ol ) 4 lated at present value over a five or ten-year on historical outcomes as well as on budget
epreciation/amortization for the year according to pian - - calculation period to determine fair value. figures and statistics for similar properties.
Closing depreciation/amortization according to plan -33 =31 The calculation interest rate constitutes a Investment properties under construction
Closing residual value according to plan 2 4 nominal interest rate requirement for total are valued on the basis of completed projects

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 5.83% and 6.69%
(5.88% and 6.88%) and the median
amounts to 6.2% (6.11%). The direct yield
requirement in valuations carried out is with-
in the range of 3.75-5.75% (3.35-5.25%)

and the median amounts to 4.20% (3.85%).

with deductions for remaining investments.
Depending on the phase of the project, there
is a risk premium.

In the valuations, an inflation assumption

of 2.0% has been used. Projects that do not
have a zoning plan in force or where a binding
acquisition agreement is missing, are valued
at acquisition value, unless there is a sales
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agreement that indicates a different value.
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the internal valuation, were also valued by an
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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.

Effecton

SENSITIVITY ANALYSIS PROPERTY VALUATION equity/assets

ratio,

Effect on value percentage

(SEKm) points

Operating income, +/- 10% +292/-290 +2.1/-2.3

Direct yield, +/-0.50% points -273/+361 -2.2/+2.6

SENSITIVITY ANALYSIS PROPERTY VALUATION

Effect on profit/

loss for the year  Equity/assets

Change in value before tax, % (SEKm) ratio, %

+10 245 33.4

o] - 31.2

-10 -245 28.7
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Note 20 Shares in associated companies and joint

ventures
Group Parent Company

31/12/2023 31/12/2022 31/12/2023 31/12/2022
Opening acquisition value 515 607 - -
Acquisition - - - _
Contributions 85 15 - -
Share of the year's profit/loss in
associated companies and joint
ventures -268 -193 - -
Dividend 6] -3 - -
Sales 6 -1 - -
Closing carrying amount 338 515 - -

Shares in associated companies are reported
in the Group in accordance with the equity
method and in the parent company in ac-
cordance with the cost method.

The Groups share of profit/loss from individ-
ual, non-material associated companies
amounted to SEK O m (O).
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Registered Share of capital Carrying is a risk premium. In the valuations, a long- For more information on valuation and prop-
Group company's name Co.reg.no. office as apercentage® amount term inflation assumption of 2.0% has been erty values, see also pages 24 to 26.
Bollmora Vardfastigheter AB 559063-2955 Stockholm 46.0% 0 used. The discount rate is mainly affected
Bryggkaffe Fastighetsutveckling AB 559159-7496 Stockholm 46.0% 18 by chong?s in the direct yield req.LJlrement.
Changes in market rents, operating costs or
Upplands Bro Brogérds Etapp 2 AB 559175-4915 Stockholm 46.0% 47 vacancies affect net operating income.
Yard Holding AB 559175-4923 Stockholm 46.0% 38
Yard Holding 2 AB 559267-5101 Stockholm 46.0% 23 Effect onthe
Effecton company's
Yard Holding 3 AB 559319-6818 Stockholm 46.0% 7 Effect on value of the equity/
Bro Malarstrand Bostad AB 5593022402 Stockholm 46.0% 155 thevalueof ~ company's  assetsratio,
Table of contents property in JVs share of JV percentage
Osterdkerporten AB 559175-4907 Stockholm 46.0% 32 Sensitivity analysis property valuation (SEKm) (SEKm) points
Directors' report Magsam Holding AB 559270-5429 Stockholm 46.0% 52 Operating income, +/-10% +428/-431 +170/-171 +1.8/-19
Consolidated financial JV Edeh Bostad AB 559254-2251 Stockholm 46.0% 6] Directyield, +/-0.50% points -387/+508 -154/+202 -1.7/+2.1
statements Magnolia Linnefabriken 2 AB 559304-4216 Stockholm 46.0% 0]
Parent company's financial Magnolia Projekt 623 AB 559285-8640 Stockholm 46.0% 14
statements Magnolia Linnefabriken 4 AB 559307-2688 Stockholm 46.0% -3
Magnolia Projekt 625 AB 559285-8665 Stockholm 46.0% -17
Total 338
Declaration by the Board
Internal valuations are made for all invest- (5.82%). The direct yield in valuations carried
Auditor's report ment properties in JVs every quarter. These out is within the range of 3.98% - 4.50%
Multi . are also confirmed with external assess- (3.31-3.85%) and the median amounts to
ulti-year overview ments at least once a year. 416% (3.57).
Alternative KPIs
Investment properties are reported in ac- An individual assessment is made of the
cordance with IFRS as fair value. Normally, a rental levels and trends. For rented premises,
cash flow model is used where the operating an estimated market rent is used in the
surplus less remaining investments is calcu- cash flow calculations after the end of the
lated at present value over a five- or ten-year rental agreement. Assessments are made
calculation period to determine fair value. of market rents, future normalized operating
The calculation interest rate constitutes a costs, investments, vacancies and more.
nominal interest rate requirement for total Operating and maintenance costs are based
capital before tax. The interest requirement on historical outcomes as well as on budget
is based on assessments of the market's figures and statistics for similar properties.
return requirements for similar objects. The Investment properties in construction
calculation interest rate for the investment are valued on the basis of completed projects
properties is between 6.06% to 6.59% (5.58%  with deductions for remaining investments.
to 6.13%) and the median amounts to 6.25% Depending on the phase of the project, there
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Upplands Bro Brogdrds Etapp 2 AB 2023 2022 Yard Holding AB 2023 2022
Fixed assets 787 823 Fixed assets 1,051 1120
Cash and cash equivalents 108 103 Cash and cash equivalents 31 97
Other current assets 123 107 Other current assets 18 20
Non-current financial liabilities -492 -780 Non-current financial liabilities -911 -933
Current financial liabilities -381 -13 Current financial liabilities -5 -58
Other liabilities -49 -52 Other liabilities -109 -69
Net assets 94 188 Net assets 76 178
Table of contents Company’s share of net assets 47 94 Company’s share of net assets 38 89
Directors' report
Net sales 16 5 Net sales 55 38
Consolidated financial Production and operating costs -10 -4 Production and operating costs -18 -16
statements Interest expense -34 -40 Interest expense -51 -42
Parent company’s financial Change in value of investment properties =72 -43 Change in value of investment properties -81 -10
statements Income tax 8 8 Income tax -4 0]
Profit/loss for the year -94 -75 Profit/loss for the year -102 -33
Company's share of profit/loss for the year -47 -38 Company's share of profit/loss for the year -51 -16

Declaration by the Board
In 2019, 50% of the shares in Upplands Bro

Brogdrds Etapp 2 AB were sold to Heimsta-
den Bostad Invest AB. Upplands Bro
Brogdrds Etapp 2 AB acquired a property for
the development of 835 estimated residential
units in Bro by Magnolia Bostad, where 645
units started production during the year.

The property is being developed for long-
term management. The profit during the
year consists mainly of a change in value of
production-started housing.

In 2019, 50% of the shares in Yard Holding

AB were sold to Slatto Core Plus Holding AB. long-term management. The profit during

Yard Holding AB subsequently acquired the the year mostly consisted of a change in the

projects LU:1, Gjuteriet stage 2, and Sportfly- value of production-started housing. The

garenfrom Magnolia Bostad. Strandblick project in Ostersund was
completed in 2021 and other projects were
completed in 2022.

The properties are being developed for
Auditor's report

Multi-year overview

Alternative KPIs
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Yard Holding 2 AB 2023 2022 Yard Holding 3 AB 2023 2022
Fixed assets 593 395 Fixed assets 238 205
Cash and cash equivalents 26 17 Cash and cash equivalents 4 3
Other current assets 8 (0] Other current assets 9 8
Non-current financial liabilities -550 -268 Non-current financial liabilities -76 -164
Current financial liabilities -2 -22 Current financial liabilities =143 -10
Other liabilities -29 -24 Other liabilities -16 -10
Net assets 46 99 Net assets 16 33
Company s share of net assets 23 49 Company s share of net assets 7 16
Net sales ) - Net sales 7 -
Production and operating costs -1 0] Production and operating costs -4 0]
Interest expense -34 -15 Interest expense 14 -8
Change in value of investment properties =22 -51 Change in value of investment properties -9 19
Income tax 4 m Income tax 2 -4
Profit/loss for the year -53 -56 Profit/loss for the year -18
Company's share of profit/loss for the year -27 -28 Company's share of profit/loss for the year -9
The JV is owned with Slatté Core The profit during the year consisted mainly of The JV is owned with Slatté Core Plus
Plus Holding AB and is developing the Barka- a change in the value of production-started Holding AB and is developing the Valfisken 1
bystaden project. The property is being devel-  housing. project. The property is being developed for
oped for long-term management. long-term management. The profit during

the year consisted mainly of a change in the

value of production-started housing.
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Magsam Holding AB 2023 2022
Fixed assets 1071 857
Cash and cash equivalents 71 6
Other current assets 42 80
Non-current financial liabilities -510 -684
Current financial liabilities -503 =27
Other liabilities -66 -42
Net assets 105 193
Company s share of net assets 52 96
Net sales 6 ]
Production and operating costs -4 -2
Interest expense -40 -19
Change in value of investment properties -53 -29
Income tax 6 2
Profit/loss for the year -88 -48
Company's share of profit/loss for the year -44 -24

In 2020, 50% of the shares in Magsam Hold-
ing AB were sold to Samhallsbyggnadsbola-
get i Norden AB through Samhall 106 AB. In
2020, Magsam Holding AB acquired Drot-
tninghdg, Ndckrosen and Hantverkaren from

Magnolia Bostad and Jarven from SBB. The
properties are being developed for long-term
management. The profit during the year
mostly consisted of a change in the value of
production-started housing.

Directors' report
and financial reports
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Note 21 Other long-term receivables

Group
31/12/2023 31/12/2022
Opening fair value 429 802
Acquisition 40 65
Sales 21 6
Other 19 38
Closing carrying amount 509 910
Mostly refers to long-term receivables from buyers.
Group
Receivables, property sales 2023 2022
Opening balance 802 1090
Incoming from new property sales 0] 5
Change in estimation of variable remuneration 19 -46
Outgoing to Other receivables -392 -248
Closing balance 429 802

Reported as current other receivables, there
are additional receivables from property
sales amounting to SEK 370 m (515). For
information on current receivables from buy-
ers, see Note 24 - Other receivables. Coun-
terparties are mainly Swedish institutions or
other reputable partners. Receivables from

buyers usually fall due for payment in con-
nection with the property being completed
and project submission taking place, which
usually takes place 2.5-3 years after leaving
the property.
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Note 22 Development and project properties Note 23 Accounts receivable
P Group
rove 31/12/2023  31/12/2022
31/12/2023 31/12/2022
- Accounts receivable, gross 19 23
Opening amount 1,348 810
. Provision for bad debt -1 -6
Construction in progress 298 399
D Closing carrying amount 18 17
Reclassification 15 171
o o Provision for bad debt
Depreciation/amortization -206 -94
Provision at start of the year -6 -6
Acquisitions 74 640
Realized losses 6
Sales -203 -578
Provisions for expected losses -1
Total 1,426 1,348
Table of contents Provisions at end of the year -1 -6
Directors' report Group
Development and project properties have gress has decreased primarily due to a lower
. . . A . . . 31/12/2023 31/12/2022
Consolidated financial been affected by continued write-downs as production volume as projects are completed
statements a result of deteriorating market conditions and sales have not occurred because of the Age-distributed accounts receivable
for certain projects. New construction in pro- market situation. Accounts receivable not past due n

Parent company's financial
Past due < 30 days

statements
Past due 31-90 days 0] 1
Past due > 90 days 7 10
Total non-written-down accounts receivable 19 22
Declaration by the Board Past due and written-down accounts receivable -1 -6
Auditor's report Total accounts receivable 18 17
Multi-year overview The company has reported losses of SEK 1 m (O) for write-downs of accounts receivable.

Alternative KPIs
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The majority of the claims are against
Swedish institutions and other reputable
partners.

Note 25 Prepaid expenses and accrued income

Group Parent Company
31/12/2023 31/12/2022 31/12/2023 31/12/2022
Prepaid expenses 13 9
Accrued income 2 2 6] 0]
Accrued interest income 5 1 6] 0]
Other items 1 1 6] ]
Total 21 13 (o] (o]

Equity in the parent company

Share capital

The share capital item includes the registered
share capital. As on 31 December 2023, there
were 37,822,283 shares (37,822,283) and the
quotient value is SEK 4 per share.

SHARE CAPITAL DEVELOPMENT

o [z development =lE T FIelEEEs @ e e and financial reports reporting and other information
Note 24 Other receivables Note 26 Cash and cash equivalents
Group Parent Company Group Parent Company

31/12/2023 31/12/2022 31/12/2023 31/12/2022 31/12/2023 31/12/2022 31/12/2023 31/12/2022
Receivable, property sales 298 370 - - Cash and cash equivalents 331 772 237 396
Paid deposits 34 45 - - Total 331 772 237 396
Deposits 0] 6] - -
Other items 23 25 7
Total 355 439 7 4 Note 27 Share capital and other contributed capital
SEK O m (O) of other receivables are past due date.

. Group Share capital in the parent company Share premium reserve

Receivable, property sales 31/12/2023 31/12/2022 Magnolia Bostad AB amounts to SEK 151 m The share premium reserve is part of
Opening balance 370 515 (157) and refers to 37,822,283 ordinary shares. unrestricted equity. The item arises when a
Incoming from new property sales o 218 The new share issue is oversubscribed.
| o ther | . bl 392 8 shares have a quotient value of SEK 4 per
neoming from other fong-term receivables share. Each ordinary share corresponds to Profit/loss carried forward
Change in estimate of variable remuneration 15 0 one vote. All shares registered on the balance  Retained profits correspond to accumulated
Payments received _479 —611 sheet date are fully paid. profits and losses generated in the company
Total 298 370 with supplements/deductions for provisions

to statutory reserves, dividends and other
contributions from shareholders

Number of Quotientvalue Share capital,

Ordinary shares shares pershare, SEK SEK
Opening balance 1/1/2022 37,822,283 4 151,289,132
Closing balance 31/12/2022 37,822,283 4 151,289,132
Opening balance 1/1/2023 37,822,283 151,289,132
Closing balance 31/12/2023 37,822,283 151,289,132
67
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Proposed appropriation of profits
The following is available to the Annual Gen-
eral Meeting, SEK:

Share premium reserve 180,323,859
Profit/loss carried forward 1,911,485,590
Profit/loss for the year -79,206,821
Total 2,012,602,628
The Board proposes:

To be carried forward 2,012,602,628
Total 2,012,602,628

Equity in the Group
Share capital
The share capital item includes the registered

Note 28 Deferred tax

Financing Projects and properties

share capital. As on 31 December 2023, there
were 37,822,283 shares (37,822,283) and the
quotient value is SEK 4 per share.

Other capital contributions

The item includes capital contributed by the
owners, such as share premium reserves
during new share issues, received shareholder
contributions and hybrid loans.

Retained profits including net profit/loss for
the year

Retained profits corresponds to accumulated
profits and losses generated in the company
with additions/deductions for allocation to
the reserve fund and dividends.

Group
31/12/2023 31/12/2022

Deferred tax liability

For temporary difference between carrying amounts and taxable values

of buildings
Capitalized loss deductions

Total

Reported deferred tax liability has been cal-
culated at 20.6% (20.6). Total loss carry-for-
wards without an equivalent capitalization of
a deferred tax receivable amount to SEK

59 65
-35 -38
24 27

1,426 m (1,178), which corresponds to a de-
ferred tax asset of SEK 294 m (242) at a tax
rate of 20.6% (20.6%).

Directors' report
and financial reports

Sustainability Corporate governance
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Note 29 Interest-bearing liabilities, other non-current
liabilities and other current liabilities

Group Parent Company

31/12/2023 31/12/2022 31/12/2023 31/12/2022

Non-current interest-bearing liabilities
Bank loans

Bonds

Deposits

Promissory notes

Current interest-bearing liabilities
Promissory notes

Bonds

Shareholder loans

Deposits

Bank loans

Total

Liabilities that fall due for payment
within one year after the balance sheet
date

Liabilities that fall due for payment
between one and five years after the
balance sheet date

Liabilities that fall due for payment
later than five years after the balance
sheet date

Total

No bonds are secured. For bank loans, the
Group has provided collateral amounting
to SEK 1,667 m (1,857). The bond loans are
covered by covenants which mean that the
Group's equity/assets ratio must not fall

1,105 770 -
1,018 1,41 1,018 1,411
217 334 -
121 74 - -
400 - 400 -
- 313 - 313

58 60 58 60
281 59 -
3,199 3,021 1,474 1,783
860 506 458 373
2186 2,365 1,018 1,411
153 150 - -
3,199 3,021 1,474 1,783

below 25%. In addition to this, there is an
equity/assets covenant of 30% linked to
a construction loan, but where there is an
option to subsidize loans.
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Note 30 Accrued expenses and deferred income
G Group Parent Company
rove 31/12/2023  31/12/2022  31/12/2023  31/12/2022
Other non-current liabilities 31/12/2023 31/12/2022
Accrued personnel costs 43 45 5 1
Acquisition liabilities 26 807 .
Accrued interest expenses 40 37 19 22
Purchase price returned to buyers 62 98 .
Deferred income - -
Deposits 26 0]
Property tax 6] 0 - -
Total 115 906 )
Accrued project-related costs and
Liabilities that fall due for payment between one and five years after the provisions 14 85 - -
balance sheet date 115 906 .
Other items 17 16 4 7
Liabilities that fall due for payment later than five years after the
balance sheet date - - Total 216 185 29 29
Total 115 906
Note 31 Pledged assets
Group Group Parent Company
Other current liabilities 2023 2022 31/12/2023 31/12/2022 31/12/2023 31/12/2022
Acquisition liabilities 573 146 Property mortgages 1,020 761 - -
Purchase price returned to buyers 77 93 Pledged shares in subsidiaries 37 455 - -
Deposits 40 46 Pledged shares in associated
i 2 189 - -
Promissory notes ) 115 companies > 8
Other liabilities 9 3 Pledged internal reversals 610 470 - -
Total 702 402 Total 1,719 1,875 - -

Note 32 Contingent liabilities and other commitments

Group Parent Company

31/12/2023 31/12/2022 31/12/2023 31/12/2022
Guarantees to the benefit of
associated companies 519 330 519 330
Guarantees to the benefit of Group
companies - - 1,573 830
Guarantees to the benefit of liabilities
in tenant-owner associations 229 210 206 -
Guarantees to the benefit of liabilities
according to turnkey contracts 74 230 222 230
Total 822 770 2,520 1,390
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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 ten-
ant-owner's residence for a certain period of
time after approved final inspection.

In certain asset acquisitions, there are addi-

Magnolia Bostad becomes involved in litiga-
tion 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 posi-
tion to any significant extent, either individu-
ally or together.

Note 34 Closely-related parties

Group

The Group is subject to controlling influence
from HAM Nordic AB, co. reg. no. 559279-
7376, with its registered office in Stockholm.

Transactions with related parties have oc-
curred between the parent company and its

subsidiaries and associated companies and
between the subsidiaries in the form of loans
of cash and cash equivalents and invoicing of
internal administrative services between the
companies.

tional payments that are payable if certain . . . . Group
events occur in the future. These additional Transactions with associated companies 31/12/2023 31/12/2022
payments are recognized when the under- Sales to associated companies
Table of contents - . .
lying event causing an additional payment JV Néséngen 1 36
; ' occurs.
Directors’ report Magnolia Projekt 595 AB -
Consolidated financial Bollmora Vérdfastigheter AB 0
statements Sollentuna Stinsen JV AB 2 1
. .
Parent company's financial NOte 33 Shqres in GrOUP Compqmes Yard Holding 3 AB 0 1
statements Upplands Bro Brogdrds Etapp 2 AB 5 34
Parent Company
31/12/2023  31/12/2022  Yard Holding AB ° 2
Opening acquisition value 102 89 Magsam Holding AB 3
Declaration by the Board Mergers 14 - Bro Mélarstrand Bostad AB 1 (¢}
Auditor’s report Impairment -6 - Fixfabriken 4 25
. . Shareholders' contribution 41 14 Total 16 98
Multi-year overview
. Closing carrying amount 123 102 Acquisitions from associated companies 249
Alternative KPIs
Share of Total 249
Registered capitalasa Carrying
Company name Co.reg.no. office percentage " amount
Magnolia Utveckling AB 556776-1464 Stockholm 100.0% 68
Magnolia Holding 5 AB 559314-7225 Stockholm 100.0% 54
Magnolia Hotellutveckling 2 AB 559125-7604 Stockholm 92.0% (0]
123

" Share of capital agrees with ownership.
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During the year, Magnolia Bostad received
capital contributions in the form of uncondi-
tional shareholder contributions issued by
HAM Nordic AB of SEK 627 m.

Transactions have taken place with F. Holm-
strom Fastigheter AB and other companies
over which Fredrik Holmstrom, previously
Chairman of the Board of Magnolia Bostad
AB, has a controlling influence. During the
year, Magnolia Bostad Group incurred costs
of SEK 2 m (2) for services acquired from
companies related to the main owner Fredrik
Holmstrém. Magnolia Bostad rented office
space from F. Holmstrém Fastigheter AB
for SEK 1 m (1). During the year, Magnolia

Our business development Financing

Group
Receivables from associate companies 31/12/2023 31/12/2022
Yard Holding 2 AB 18 17
Bollmora Vardfastigheter AB o] (o]
Magsam Holding AB
Bryggkaffe Fastighetsutveckling AB 23 22
Upplands Bro Brogdrds Etapp 2 AB 10 15
Yard Holding AB 55 57
Magnolia Projekt 595 AB - 117
Magnolia Linnefabriken 1-4 AB 43 54
Yard Holding 3 AB 4 2
Bro Mdlarstrand Bostad AB 56 55
JV Edeh Bostad AB 0 0
Total 213 341

Group
Liabilities to associate companies 31/12/2023 31/12/2022
Yard Holding AB 36 34
Total 36 34

Bostad AB has made a group contribution to
Magnolia Holding 5 AB of SEK 53 m.

Before Fredrik Lidjan took office as CEO of
Magnolia Bostad, Videbo invest AB, signed a
profit sharing agreement with the Magnolia
Bostad Group for which SEK 2 m (O) was
paid during the year.

Fredrik Lidjan also holds 320 shares, through
Videbo Invest AB, in the group company
Magnolia Holding 4 AB, organization number
559114-8415 and 40 shares in the group
company Magnolia Hotellutveckling 2 AB,
organization number 559125-7604, for more
information see note 4 - Group composition.

The Magnolia Bostad Group purchased no

Directors' report
and financial reports

services during the year (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 management, see Note 9 Remuner-
ation to employees.

Parent company
In addition to the closely related parties
specified for the Group, the parent company

Sustainability
reporting

has closely related parties that have a con-
trolling influence over their subsidiaries. See
Note 33 -Shares in Group companies. The
parent company sold services to Group
companies for SEK 26 m (28) and purchased
services for SEK 36 m (33).

During the year, Magnolia Bostad received
capital contributions in the form of uncondi-
tional shareholder contributions issued by
HAM Nordic AB of SEK 627 m.

Note 35 Events after the balance sheet date

On 14 March, Magnolia Bostad AB received
approval from the bondholders regarding
changes to the terms of its outstanding bond
of SEK 400 m maturing in April 2024. The
changed terms are available on the compa-
ny's website.
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Board of Directors’ statement of assurance

The Board of Directors and the CEO ensure performance. The annual accounts have Report for the Group and the Parent uncertainties facing the Parent Company
that the consolidated financial statements been prepared in accordance with generally Company is a true and fair presentation of and the companies included in the Group.
have been prepared in accordance with the accepted auditing standards and are a true the development in the Group's and Parent

IFRS international accounting standards as and fair presentation of the Parent Compa- Company's operations, position and perfor-

presentation of the Group's position and ny's position and performance. The Directors’ mance,and describes significant risks and

Table of contents

Directors' report Stockholm, 12 April 2024

Consolidated financial
statements

Parent company's financial
statements Therese Rattik Erika Olsén Johan Bengtsson

Additional information Member Chairman of the Board Member

and notes

Auditor's report

Multi-year overview Johan Tengelin

Alternative KPIs CEO

We issued our Auditor's Report on 12 April 2023

Ernst & Young AB

Fredric Havrén
Authorized Public Accountant
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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 year 2023. The annual
accounts and consolidated accounts of the
company are included on pages 27-72 in this
document.

In our opinion, the annual accounts have been
prepared in accordance with the Annual Ac-
counts Act and present fairly, in all material
respects, the financial position of the parent
company as of 31-12-2023 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 31-12-31 and their finan-
cial performance 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 statutory administration report is
consistent with the other parts of the annual
accounts and consolidated accounts.

We therefore recommend that the general
meeting of shareholders adopts the income
statement and balance sheet for the parent
company and the group.

Our opinions in this report on the annual
accounts and consolidated accounts are
consistent with the content of the additional
report that has been submitted to the parent
company's audit committee in accordance
with the Audit Regulation (537/2014) Article
1.

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
standards 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 audit-
ed company or, where applicable, its parent
company or its controlled companies within
the EU.

We believe that the audit evidence we have
obtained is sufficient 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

Sustainability
reporting

in forming our opinion thereon, the annual
accounts and consolidated accounts as a
whole, but we do Note provide a separate
opinion on these matters. For each mat-
ter below, our description of how our audit
addressed the matter is provided in that
context.

We have fulfilled the responsibilities de-
scribed in the Auditor'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 material misstatement of the financial
statements. The results of our audit proce-
dures, 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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VALUATION OF DEVELOPMENT AND PROJECT PROPERTIES

Description

How our audit addressed this key audit matter

Consolidated carrying value of development
and project properties amounted to SEK 1426
msek in the statement of financial position at
December 31, 2023.

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

a number 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).

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 estimated 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

How our audit addressed this key audit matter

The fair value of the Groups investment
properties amounted to SEK 3 085 msek on
december 31, 2023. The changes in value dur-
ing the year, reported in the Group's income
statement, amounted to SEK -104 msek.

The valuations are prepared in accordance
with the discounted cash flow model, whereby
the future cash flows are forecast. The prop-
erties are valued internally, with additional
external valuation for control purposes.

The required yields for the properties are as-
sessed 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 proper-
ty portfolio is stated in the annual report in
Note 1 "Accounting principles” in Note 1 on
page 43, in Note 2 on page 49 and in Note 19
on page 60.

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 valua-
tion 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 valuators.

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 reasona-
bleness of assumptions made such as yield
requirements, rental in-come 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 report.
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Auditor's responsibility

Our objectives are to obtain reasonable as-
surance about whether the annual accounts
and consolidated accounts as a whole are
free from material misstatement, wheth-

er due to fraud or error, and to issue an
auditor's report that includes our opinions.
Reasonable assurance is a high level of assur-
ance, but is Note a guarantee that an audit
conducted in accordance with ISAs and gen-
erally accepted auditing standards 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 eco-
nomic 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 main-
tain professional scepticism throughout the
audit. We also:

e Identify 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 Note detecting a ma-
terial 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.

e Obtain an understanding of the compa-
ny's internal control relevant to our audit
in order to design audit procedures that
are appropriate in the circumstances, but

Financing

Note for the purpose of expressing an
opinion on the effectiveness of the com-
pany's internal control.

Evaluate the appropriateness of account-
ing policies used and the reasonableness
of accounting estimates and related dis-
closures 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 consolidated accounts. We
also draw a conclusion, based on the audit
evidence obtained, as to whether any ma-
terial uncertainty 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 atten-
tion in our auditor's report to the related
disclosures in the annual accounts and
consolidated accounts or, if such dis-
closures 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, struc-
ture and content of the annual accounts
and consolidated accounts, including

the disclosures, and whether the annu-

al accounts and consolidated accounts
represent the underlying transactions
and events in a manner that achieves fair
presentation.

Projects and properties
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e Obtain sufficient and appropriate audit
evidence regarding the financial informa-
tion of the entities or business activities
within the group to express an opinion on
the consolidated accounts. We are respon-
sible for the direction, supervision and per-
formance of the group audit. We remain
solely responsible for our opinions.

We must inform the Board of Directors of,
among other matters, the planned scope and
timing of the audit. We must also inform of
significant audit findings during our audit, in-
cluding any significant deficiencies in internal
control that we identified.

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, actions
taken to eliminate threats or related safe-
guards applied.

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 consolidat-
ed 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.

Corporate governance
and other information
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Opinions

In addition to our audit of the annual ac-
counts and consolidated accounts, we have
also audited the administration of the Board
of Directors and the Managing Director of
Magnolia Bostad AB (publ) for the year 2023
and the proposed appropriations of the com-
pany's profit or loss.

We recommend to the general meeting of
shareholders that the profit be appropriat-
ed in accordance with the proposal in the
statutory administration report and that
the members of the Board of Directors and
the Managing Director be discharged 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 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 responsibilities
in accordance with these requirements.

We believe that the audit evidence we have
obtained is sufficient 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 proposal of a dividend,
this includes an assessment of whether the
dividend is justifiable considering the require-
ments 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 organization and the administra-
tion 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 account-
ing, management of assets and the compa-
ny's financial affairs otherwise are controlled
in a reassuring manner. The Managing
Director shall manage the ongoing adminis-
tration according to the Board of Directors’

Projects and properties

Directors' report
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guidelines and instructions and among other
matters take measures that are necessary to
fulfill the company's accounting in accord-
ance with law and handle the management
of assets in a reassuring manner.

Auditor's responsibility
Our objective concerning the audit of the ad-
ministration, and thereby our opinion about
discharge from liability, is to obtain audit ev-
idence to assess with a reasonable degree of
assurance whether any member of the Board
of Directors or the Managing Director in any
material respect:

e has undertaken any action or been guilty
of any omission which can give rise to
liability to the company, or

e in any other way has acted in contraven-
tion of the Companies Act, the Annual Ac-
counts Act or the Articles of Association.

Our objective concerning the audit of the
proposed appropriations of the company's
profit or loss, and thereby our opinion about
this, is to assess with reasonable degree of
assurance whether the proposal is in accord-
ance with the Companies Act.

Sustainability
reporting
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Reasonable assurance is a high level of
assurance, but is Note a guarantee that an
audit conducted in accordance with generally
accepted auditing standards in Sweden will
always detect actions or omissions that can
give rise to liability to the company, or that
the proposed appropriations of the com-
pany's profit or loss are Note in accordance
with the Companies Act.

As part of an audit in accordance with gener-
ally accepted auditing standards in Sweden,
we exercise professional judgment and main-
tain professional scepticism 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

Directors' report

Financing Projects and properties and financial reports

test decisions undertaken, support for deci-
sions, 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 proposal is in
accordance with the Companies Act.

Ernst & Young, Box 7850 103 99 Stockholm,
was appointed auditor of Magnolia Bostad
Ab (publ) by the general meeting of the
shareholders on the 27 April 2023 and has
been the company's auditor since the 7 may
2074. Magnolia Bostad AB (publ) became a
public interest company in 2017.

Stockholm the day indicated by our electronic
signature

Ernst & Young AB

Fredric Havrén
Authorized Public Accountant
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Multi-year overview
Income statement 31/12/2023  31/12/2022  31/12/2021 31/12/2020  31/12/2019  Reportonfinancial position
Amounts in SEKm -31/12/2023 -31/12/2022 -31/12/2021 -31/12/2020 -31/12/2019 Amounts in SEKm 31/12/2023 31/12/2022 31/12/2021  31/12/2020 31/12/2019
Net sales 305 569 1,268 2,358 896 ASSETS
Production and operating Goodwill - 6 6 6 6
costs —452 =795 -117 -1.764 -866 Other intangible fixed assets 0] 1 1 o]
Gross profit -147 -226 151 594 30 Total intangible fixed assets o 7 7 6 6
Central administration =76 -98 -107 -98 -89 Investment properties 3,085 2,489 2,276 1,483 654
Profit/loss from shares in Right of use assets 47 49 55 72 51
Table of contents associated companies -268 -193 88 74 77
. . Machinery and equipment 2 4 7 12 12
Di t . t Change in value of investment
Irectors repor properties -104 -230 128 336 348 Total tangible fixed assets 3,134 2,541 2,338 1,567 717
Consolidated financial Operating profit/loss -595 -747 260 906 366 Shares in associated
companies and joint ventures 338 515 607 350 188
statements Financial income 19 19 5 2 17
Receivables from associated
Parent company'’s financial Financial expenses -295 -201 -190 -183 -189 companies 78 192 159 45 201
statements Profit/loss before tax -871 -929 75 725 194 Other long-term securities
held - - 31 41 31
e . . Income taxes 3 67 -25 -37 -37
Additional information Other long-term receivables 509 910 1179 1,059 563
and notes PROFIT/LOSS FOR THE YEAR -868 -863 50 688 157
Total financial fixed assets 925 1,618 1,976 1,495 983
. Profit/loss attributable to
Declaration by the Board Total fixed assets 4,059 4,166 4,320 3,068 1,706
Parent Company's
Auditor's report shareholders -807 -790 60 658 129 Current assets
Holding without a controlling Development and project
interest —61 -73 -10 30 28 propertles 1,426 1,348 810 999 1,382
Alternative KPls Tenant-owned apartments 4 4 4 1 9
Accounts receivable 18 17 16 45 41
Receivables from associated
companies 135 149 217 136 64
Other receivables 355 439 608 742 414
Prepaid expenses and accrued
income 21 13 1 19 M
Cash and cash equivalents 331 772 233 277 441
Total current assets 2,290 2,742 1,899 2,229 2,361
TOTAL ASSETS 6,350 6,908 6,219 5,297 4,067
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Report on financial position Cash flow analysis 31/12/2023  31/12/2022  31/12/2021 31/12/2020  31/12/2019
Amountsin SEKm 31/12/2023  31/12/2022  31/12/2021 31/12/2020  31/12/2019 Amounts in SEKm -31/12/2023 -31/12/2022 -31/12/2021 -31/12/2020 -31/12/2019
EQUITY/LIABILITIES Operating activities
Equity attributable to parent Profit/loss after financial
company's shareholders 2,042 2,228 2,317 1,624 1,042 poster -871 -929 75 725 194
Holdings without a controlling Adjustments for non-cash flow
influence -64 18 89 109 99 items, etc. 560 576 -363 -1,043 -443
Total equit 1,978 2,245 2,406 1,733 1,141 Income tax paid 0 (¢} [0} 0 (¢}
Table of contents Deferred tax liability 24 27 94 68 38 Cash flow from operating
N tint t-beari activities before changes in
i ' on-currentinterest-bearing working capital -31 -353 -288 -318 -249
Directors’report liabilities 2,339 2,515 2,025 1,377 1,667 geap
. £i . A Cash flow from changes in
Consolidated financial Non—gurrentllabll|t|§s to working capital
statements associated companies 25 24 22 10 -
. . Decrease (+)/increase (-) of
. 3 Non-current leasing liabilities 88 36 43 57 39 development and project
Parent company's financial . 447 571 432 627 317
Other non-current liabilities 115 906 587 532 42 properties - - - - -
statements .
Total non-current liabilities 2,537 3,507 2,771 2,044 1,786 Decrease(+)/increase (-) of
Additional information operating receivables 449 641 292 1,141 506
Current interest-bearing )
and notes liabilities 860 506 130 YA g2t Decrease ()/increase (+) of
operating liabilities -118 -122 141 209 42
i Current leasing liabilities 19 18 16 18 13
Declaration by the Board e} -l e eserE
N Accounts payable 27 33 27 65 68 activities -427 -404 -288 405 -18
Auditor's report
Liabilities to associated Investment activities
companies 1 1 24 13 1 L . . .
Acquisition of intangible fixed
Alternative KPls Tax liabilities 6] 0] 6] 0 ] assets - - =1 (0] (0]
Other current liabilities 702 402 674 626 105 Acquisition of investment
properties -702 -395 -394 -114 -282
Accrued expenses and
deferred income 216 185 171 154 129 Sale of investment properties - - 142 - -
Total current liabilities 1,835 1,155 1,042 1,520 1,140 Acquisition of machinery and
TOTAL EQUITY AN equipment - B - -6 =
LIABILITIES 6,350 6,908 6,219 5,297 4,067 Investments in financial assets =77 -105 -53 -48 -1
Sales/reduction of financial
assets - 35 4 o] 29
Cash flow from investment
activities -753 -465 -303 -168 -267
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Cash flow analysis 31/12/2023  31/12/2022  31/12/2021 31/12/2020  31/12/2019
Amountsin SEKm -31/12/2023 -31/12/2022 -31/12/2021 -31/12/2020 -31/12/2019
Financing activities
Shareholder contribution 300 700 - - -
Amortization of leasing
liability -20 -19 -18 - -
Issue of warrants - - - o 0
Hybrid loan received - - 640
Table of contents Contribution from holding
. . without a controlling influence - - 17 - -
Directors' report
Borrowings 915 1,004 1170 1,513 677
Consolidated financial Buy-back of warrants _ ~ 4 _ ~
statements
Repayment of borrowings -434 =277 -1,229 -1,810 -264
Parent company's financial Dividend paid to Parent
statements Company's owners - - - -76 -
s . . Dividend paid to holdings
Additional information without controlling influence - - -29 -28 -86
and notes
Acquisition of interests
Declaration by the Board without controlling Influence 24 - 0 - -3
L, Cash flow from financing
Auditor’s report activities 737 1,408 547 -401 324
Cash flow for the year -442 539 -44 -164 39
. Cash and cash equivalents at
Alternative KPIs start of the year 772 233 277 441 403
Cash and cash equivalents at
the end of the year 331 772 233 277 441

MAGNOLIA 80



Contents

Our business

Alternative KPlIs

Guidelines for alternative performance indicators have been issued by the European
Securities and Markets Authority (ESMA). Guidelines for alternative performance
indicators aim to facilitate comprehension of these indicators and thus improve their
usability. The alternative performance indicators offer additional valuable information
to assess the company's operations.

Table of contents
Directors' report

Consolidated financial
statements

Parent company's financial
statements

Additional information
and notes

Declaration by the Board
Auditor's report

Multi-year overview

MAGNOLIA

Non-IFRS financial indicators |

Sustainable urban
development

Definition

Financing

Reason used

Projects and properties

Non-IFRS financial indicators |

Directors' report
and financial reports

Definition

Sustainability
reporting

Reason used

Return on equity, %

Equity per share

Net financial items

Cash flow from operating
activities, per share

Realized growth in value

Profit/loss after financial

Interest-bearing net liabilities

Interest coverage ratio,
multiple

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's 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.

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 it is 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 ratiois
presented as it can be used to give
a picture of the company's ability
to cover interest rate costs.

Operating profit/loss

Equity/assets ratio, %

Profit margin, %

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 participationsin
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.

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 generated
in operating activities and their
financing.

For reconciliation of alternative KPIs, refer to Magnolia Bostad AB's website,

www.magnoliabostad.se.
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Our business

Sustainable urban
development

About the sustainability report

Magnolia Bostad's sustainability report is issued by
the Board. We have chosen to divide the sustainability
report into two sections. One is where we describe
our work with sustainable urban development and the
other a factual part with tables and detailed infor-
mation. The first part consists of pages 9-12 and the
second part of pages 82-94. The company's business
model can be found on pages 7-8 and the GRI index
can be found on pages 92-94. All information in the
report refers to the period 1 January-31 Decem-

ber 2023, unless otherwise stated. This is Magnolia
Bostad's seventh sustainability report and it has been
produced according to GRI Standard guidelines, GRI 1
Foundation.

Sustainability management

The Board determines the company's sustainability
direction. The company's COO is responsible for the
company's sustainability work, to whom the compa-
ny's Head of Sustainability reports. Sustainability
work is carried out through the company's Sustaina-
bility and Innovation Forum with representatives from
different parts of the company. Sustainability issues
have a standing item at every executive management
meeting where they are dealt with and decided upon
and subsequently reported at the company's board
meetings.

Strategy and policy documents are revised by the
Board or CEO once a year. The company has an Ethics
Council, a crisis committee, a protection committee
and a committee for its green bonds.

Financing

Projects and properties

The Ethics Council consists of the CEO & CFO and
the COO/General Counsel and is set up as part of
the company's whistleblower function. The compa-
ny's safety committee monitors the company's work
environment issues. The COO/General Counsel is the
chairman and the HR manager, safety representative
and employee representative are included.

The company's green bond committee includes the
CEO & CFO, COO/General Counsel and the head

of sustainability. They decide on questions about
sustainable financing and ensure that only eligible
projects are financed through the company's green
bonds. Each year, this is reported in a report that is
reviewed by the company's auditor. The report forms
part of this annual report, see pages 96-98 and is
also published on Magnolia Bostad's website, www.
magnoliabostad.se.

Governing documents:

® Sustainability Policy

e Codes of conduct for employees, partners and
sponsorship

e Guidelines against harassment

Guidelines against abusive discrimination

® Checklist for harassment and abusive discrimina-
tion

e Policy for diversity on the Board

Policy for handling conflicts of interest

e Contracts and agreements

Directors' report
and financial reports

Sustainability
reporting

Magnolia Bostad's impact through the value chain
We have an impact on the world around us and on
people when we develop housing and new commu-
nities. Our impact varies depending on where in the
value chain the project in question is. We have the
greatest opportunity to influence various sustainabil-
ity factors at the beginning of the project’s develop-
ment process, when basic decisions for the design of
the project are made.

We develop all our projects to be environmentally
certified at least according to the Swedish Green
Building Council's silver certification, the Nordic Swan
eco-label, or other equivalent certification. Environ-
mental certifications focus on reducing the environ-
mental impact from the construction process as well
as from operation and maintenance of the building.
This can include reduced energy consumption, reduced
water consumption, reduced greenhouse gas emis-
sions and other environmental impacts. Building in ac-
cordance with environmental certifications also helps
to ensure that the building meets the increasingly
stringent environmental regulations and legislation
that apply to the construction and property sector.
On page 84, we show Magnolia Bostad's value chain
and its stakeholders. On page 85, we show our impact
on essential sustainability areas.

Sustainability risks and their management,
see pages 32-34.

Business model, see pages 7-8.

Financing model, see pages 14-16.
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Val hai d stakehold
Magnolia Bostad mainly develops rental properties, tenant-owner apartments and community service
properties. We develop accommodation both for sale and for self-management. Below is our value chain
and its stakeholders for our largest segment which is rental property development.
Magnolia Bostad's value chain
Sustainability management
Sales/forward Contract with o G t
funding tenants ceupancy varantee

Essential areas

The UN's global goals Business concept/  Acquisition of land Zoning plan Choice of building Project develop- Turnkey contract

feasability study and building rights process contractor ment signed S

Sustainability notes
Climate footprint

Contract with Operation and

GRI index Self-management tenants Occupancy guarantee

Auditors' report

Stakeholders at different stages in the value chain
Green bond report
Owners, employees and JV partners
Consultants such as architects and technical and corporate legal advisers
Institutional buyers

Financiers

Financiers for self-management

Turnkey contractors with subcontractors, consultants and suppliers

Tenants

Managers

Municipalities and society
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Area

Adaptation to climate change
Climate change mitigation

Energy

Land use/
Biodiversity and

ecosystems

Circular construction

Pollution

Water consumption

Our own workforce/Company culture

Workers in the value-

chain

People's health and security/

Social inclusion/

Responsible provision of information

Corruption and bribery

Possible impact

Financing

Directors' report
and financial reports

Sustainability
reporting

Corporate governance

FrElpE e prepEra and other information

We adapt to the climate through where and how we develop housing and communities. We adhere to the requirements of
municipalities and do our own climate calculations.

Climate emissions from material manufacturing, construction and energy use during the property's operation are significant,
see page 10.

We can impact energy use and climate emissions by developing our projects for environmental certification, having
requirements for energy use of buildings, introducing IMD for heat and by using renewable energy sources such as
geothermal energy or solar power.

When planning construction projects, it is important to identify and preserve existing biodiversity and ecosystems.
Where and how we build affects communities and people.

We have a design program that states that we must protect existing nature and that planning for new biodiversity is
done by planting trees and plants with consideration for ecological diversity. We plan our holdings so that stormwater
can be disposed of locally.

By reusing building material, we can reduce demolition waste and reduce emissions and energy use associated with
manufacturing and transporting new materials. Recycling has great development potential, and we participate in research
projects for the reuse of energy-intensive building materials such as brick and concrete.

Land where we develop new housing may need to be cleaned up before construction starts to comply with the Swedish
Environmental Protection Agency's guidelines.

By choosing approved material according to building materials databases, we can avoid toxins being built into our houses.
The choice of building material has an effect in that some materials require more water, for example cement.

In the homes' operation, we can influence water consumption by introducing the IMD of water.

Magnolia Bostad aims to offer its employees a fair, equal and pleasant workplace with a balance between work and leisure.
A prerequisite for this is a good corporate culture.

Protecting workers in the construction value chain is crucial to ensuring fair working conditions and promoting human rights.
We can influence the procurement of contractors by setting requirements and by making our code of conduct for suppliers
part of the turnkey contract.

Our residential units are developed for environmental certification, which provides the conditions for a healthy indoor climate.

Safe housing is about creating a physical and social environment where residents feel safe and protected, for example by
creating open and accessible communal areas that invite communality. We use BoTryggt2030's guidelines.

Correct and reliable information to all our stakeholders enables well-informed decisions. See Stakeholders on page 84.

Property projects often involve large financial transactions which can be targets for corruption. Through training and
our codes of conduct, we can make employees, suppliers and partners aware of the risks of corruption and bribery.
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Magnolia Bostad'’s operations mainly affect ten of the
UN's global sustainability goals. We have taken into
account the targets most relevant to the company.

Goal 3 Good health and well-being

A home must be a safe place from dangerous sub-
stances. The indoor environment must have good
ventilation, access to daylight, not be too hot, cold or
humid.

Target 3.9: By 2030, substantially reduce the number of

deaths and illnesses from hazardous chemicals and air,

water and soil pollution.”

® The Swedish Green Building Council's silver certifi-
cation has detailed guidelines for how the living en-
vironment should be designed. Guidelines exist for,
among other things, solar power, moisture, noise,
thermal climate summer, winter and climate risks.

Goal 5 Gender equality

For social sustainability, Goal 5 is important to how
we work in our operations and how we work with our
engagement with the community.

Targets 5.7and 5.5: End discrimination against women

and girls and Ensure women's full participation in

leadership and decision-making

® We support a number of local football clubs in plac-
es where we operate in their work for equality and
integration.

® \We work for gender equality in the company. Distri-
bution women and men, see page 90.

® Our code of conduct is signed by all employees and
included in external agreements with collaboration
partners and partners who receive sponsorship.

® \We have zero tolerance towards harassment and

discrimination and have an Ethics Council and a
Protection Committee. We also have a whistle-
blower function for employees and external stake-
holders.

Goal 7 Affordable and clean energy
Within our environmental responsibility, Goal 7 is
central to how we work with sustainable energy.

Targets 7.2 and 7.3: Increase global percentage of re-
newable energy and Double the improvement in energy
efficiency

® We collaborate with selected turnkey contractors
for smart, sustainable energy solutions based on
renewable energy.

e \We aim to certify all projects according to the
Swedish Green Building Council's silver certifica-
tion, the Nordic Swan eco-label or an equivalent
and usually also set specific requirements for
energy use.

Goal 8 Decent work and economic growth

Goal 8 underpins how we work and view sustainability
in relation to growth in business ethics and financial
responsibility.

Targets 8.7 and 8.8: Sustainable Economic Growth

and Protect labour rights and promote safe working

environments for everyone

® Sustainable profitable growth is a prerequisite for
the company's continued future. Sustainability is
a standing point at the Executive Management's
meetings.

® Magnolia Bostad works for a safe and secure work
environment through the Ethics Council, Crisis
Committee and Protection Committee.

GENDER
EQUALITY

GOOD HEALTH
AND WELL-BEING

4

REDUCED
INEQUALITIES

A
o | =

We set working environment requirements in turn-
key agreements and aim at carrying out an audit of
a turnkey contractor every year.

The company's code of conduct includes taking a
stand against the violation of human rights.

DECENT WORK AND 1
ECONOMIC GROWTH

Goal 10 Reduced inequalities
In terms of social responsibility, goal 10 is important
to how we work within our business.

Target 10.3: Ensure equal opportunities and end dis-
crimination

The company works against unequal outcomes in
terms of remuneration, such as through pay map-
ping carried out each year, where any unjustified
differences are corrected.

We conduct annual employee surveys and works
actively with the results through internal discussion
and evaluation.
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development

Goal 11 Sustainable cities and communities

How we work with environmental and climate re-
sponsibility, but also part of our green framework for
sustainable financing and financial sustainability.

Targets 11.7, 11.3 and 11.6: Safe and affordable housing,
Inclusive and sustainable urbanization and Reduce the
environmental impacts of cities.

e By developing several different forms of housing,
Magnolia Bostad develops communities and resi-
dential areas that attract a wide range of people.

® Magnolia Bostad develops neighbourhoods with
a focus on enabling residents to make sustainable
choices in terms of reduced environmental impact.

Goal 12 Responsible consumption and production
The Goal concerns waste, recycling and circularity.
Materials and resources are needed in the
development of new homes and residential

areas. Recycling and circularity are still relatively
undeveloped, but in the short-term they mean big
environmental gains.

Target 12.5: By 2030, significantly reduce the amount of
waste through measures to prevent, reduce, reuse and
recycle waste.

-For example, we participate in a research project
that deals with the reuse of heavy, load-bearing
structural parts from climate-intensive building
materials such as concrete.

Financing

Projects and properties

Goal 13 Climate action

An important goal for how we work with environmen-
tal and climate responsibility, but also part of

our green framework for sustainable financing and
financial sustainability.

Targets 13.1and 13.3: Strengthen resilience and adap-

tive capacity to climate-related disasters and Build

knowledge and capacity to meet climate change

® \When developing new neighbourhoods, Magnolia
Bostad, in collaboration with the relevant munici-
pality, considers the risk of climate change, such as
rising sea levels and extreme weather.

® \We hold a dialogue with authorities and partners
about how we can develop resilient neighbourhoods
and reduced climate impact together.

Goal 15 Ecosystems and biological diversity

As part of our environmental responsibility, biodiversi-
ty is an important area and we strive to reduce our
negative impact.

Targets 15.5: Protect biodiversity and natural habitats,

including through engagement

Magnolia Bostad strives to reduce its negative

impact by working in close dialogue with specialists,

municipalities and interest groups on how to

protect nearby habitats.

® \We have a design program with guidelines for bio-
diversity and stormwater management.

Directors' report
and financial reports

Sustainability
reporting

1 RESPONSIBLE 1 CLIMATE
CONSUMPTION ACTION
AND PRODUCTION

PEACE, JUSTICE
AND STRONG
INSTITUTIONS

04

Bow J1

Goal 16 Peace, justice and strong institutions

A key area of business ethics that is essential to our
operation is anti-corruption, which we strive to
combat in line with Goal 16 of Agenda 2030.

Targets 16.5: Substantially reduce corruption and

bribery

® Magnolia Bostad works preventively against cor-
ruption and bribery in dialogue with partners and
employees through the company's code of conduct
and whistleblowing function.

® |n the company's projects, safety and security are
mandatory aspects to consider when developing
housing. The company works in accordance with the
BoTryggt2030 guidelines to ensure this.
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Created value

We create value through the development of housing
and communities. The reported distributed value

to the employees (in the table below) differs from
reported personnel costs in Note 9, Remuneration to
employees. In the table below, part of the costs are
capitalized and reported as operating expenses and

Sustainability

Financing

Directors' report

FrElpE e prepEra and financial reports

social security contributions and other personnel-re-
lated taxes are taken out and reported as payments
to the public sector. On the other hand, Note 9, Remu-
neration to employees includes the total payments
relating to personnel. Figures in the tables are averag-
es for the year unless otherwise stated.

Sustainability

Sustainability
reporting

Corporate governance
and other information

aspect Target

Sustainable
profitable growth

and financial

objectives,
see page 6.

For Magnolia
Bostad's business

Ovutcome aspect Target Outcome
Direct financial value created and delivered, GRI 201-1 Anti-corruption No cases of Incidents of corruption GRI 406- Reported
SEKm 2023 2022 corruption 1/205-3 cases
Created value Discrimination (0]
Property sales 58 207 Violations o
Project management revenue 49 49 Corruption 0
Rental income 31 19 Violation of the code of conduct (0]
Financial income 19 14 iﬂf;:ﬁlcf;?:;e All new employees 2023
Other income 148 295 and supplier must sign the Percentage of new employees who have signed 100%
avelueiions code of conduct the company'’s code of conduct
Distributed value at the time of
employment
Operating expenses —422 -782
Percentage of employees trained in human 100%

Employee wages and benefits -43 -61 rights GRI 412-2
Payments to providers of capital -295 -206

' o An audit by the Number of suppliers audited regarding (]
(of which dividends to owners) ) (-5) contractor is agreement fulfilment and Code of Conduct, GRI

) intended to be 4141

Payments to the public sector —44 -46 carried out every
Community investments (0] (0] year
Unrealized changes in value -369 -359
Remaining in Magnolia Bostad -868 -868
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Environment Social responsibility
Sustainability Target Outcome Sustainability Target Outcome
aspect aspect
Reduced All projects must 2023 2022 Health and safety All employees must 2023 2022
environmental be certified in for Magnolia be covered by a health . B
impact accordance with U7 ECIG 1 of 11 com- © Of. & erplEiee| Bostad employees and safety committee Rep‘resentatlon Sl \!vorklng 100% 100%
a minimum of the number of pleted projects environment commit-tees, GRI 403-1
Swedish Green sustainability projects were certified
Building Gouncil's certifications, were certified or planned to No workplace Number of work-place
Sustainability management Siwerlcgrtiﬁiqt}on "°"ki[‘95 and or planned to be certified in‘ accidents ” accidents, GRI 403-9
4 g the Nordic Swan c'::‘:::)krlc?lgr\sg - be Cerdt'f'ed m'th Sﬁg‘gj{ig?sehw'th Absence due to illness? 1,5% 2,2%
. accordance wi
Value chain and stakeholders Eﬁf’e'cﬁiev'aﬁ;nt new buildings, the Swedish Green Building Of which short-term 58% 34%
a GRI CRE-8 Green Buildin Council's silver illness
i standard 9
Essential areas Council's silver certification, £ which | s B
cariiasien, ihe Nerelie Swem (ﬁ which long-term 42% 66%
The UN's global goals the Nordic Swan ~ Ecolabel or illness
Ecolabel or equivalent Occupational injuries
equivalent -
eaths
Climate footprint
P Reduced Climate impact of 2023 2022 Staff turnover Staff turnover 401-1 Women Men Total
GRI index ;enr:\;lgzzmental quee(;:j'rce)gs must be Greenhouse See page 91 See page 91 New employees 33% 67% 3st
. . gas emissions ) . .
Auditors' report in CO2e for Leaving 62% 38% 18 st
G bond scope1,2and 3 Training and skills Average Total average hours of training, GRI 404-1
reen bond report according to the development number of hours of oo Women Men Total
Greenhouse Gas training per woman
ggc;’tocol GRI and man Executive management 12 6 8
Managers 44 15 21
Employees 10 10 10
Total 14 1 12
2022 Women Men Total
Executive management 24 7 12
Managers 16 22 21
Employees 14 12 12
Total 18 14 15

" A serious workplace accident occurred at the end of 2023 on a sold project where Magnolia Bostad has
a project management agreement with the buyer that runs until occupancy. Magnolia Bostad supports

the industry in the goal to achieve zero accidents by setting requirements for the procurement of
turnkey contracts.

2 Long sickness absence is defined as sickness absence of more than four weeks. During 2023, 3 people
had long sick leave.
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Training and skills
development

All employees
should have annual
performance re-
views and career
planning

Performance reviews and career planning GRI

GRI 404-3

2023

Percentage of employees with regular

performance reviews and career planning

100%

Diversity and
gender equality

Gender breakdown
between women
and men

Diversity of governance bodies and employees, GRI 405-1,
based on average number of employees during 2023

Executive
Board of Manage- Employ-

2023 Directors ment ees Total
Gender distribution

Women 67% 25% 44% 43%
Men 33% 75% 56% 57%
Age group

<30 0% 0% 5% 5%
30-50 100% 25% 82% 80%
>50 0% 75% 16% 18%

Executive
Board of Manage- Employ-

2022 Directors ment ees Total
Gender distribution

Women 30% 40% 46% 39%
Men 70% 60% 54% 61%
Age group

<30 0 % 0% 9% 3%
30-50 37% 60% 73% 57%
>50 63% 40% 18% 40%

Diversity and
gender equality

Gender breakdown
between women

Total number of employees by gender, region and
employment type, GRI 102-8, number of employees as of 31

The number of employees is shown as converted to full-year employment.

and men December 2023
2023
Region Women Men Total
Eastern Region 10 17 27
Central Region 1 4 5
Western Region 1 5
Southern Region 4 5
Northern Region (0] 5
Central functions 21 16 37
Total 36 52 89
2022
Region Women Men Total
Eastern Region 1 19 30
Central Region 3
Western Region 1
Southern Region 5
Northern Region 6
Central functions 28 17 45
Total 47 57 104
Q0
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Climate footprint

Magnolia Bostad is reporting its Climate footprint

Climate footprint

for the third time in the 2023 annual report, in ac- tCO,e 2023 2022 The Green House Gas Protocol is the most widely
cordance with the Greenhouse Gas Protocol's three Scope 1 accepted international accounting standard for
scopes. The measurement is followed up annually. ) understanding, quantifying and managing green-
Company vehicles 32,82 16,45 h .. .. o
ouse gas emissions. The emissions are divided
The collection of data improves as we develop our sus- Total 32,82 16,45 into different scopes.
P tainability work and can report actual figures on an . ..
Sustainability management . oY P ) 9 . 2023 Scope 1: The direct emissions from sources con-
increasingly large part of the basis. The calculations Location-  Market- trolled by the compan
Value chain and stakeholders are done by the software company Normative. Scope 2 based based Y pany
Essential areas Offices: Magnolia Bostad only has company cars in scope
’ Electricity 055 195 190 1. The |ncregsed §I|mote footprint for 2023 is due
The UN's global goals to more miles being reported than for 2022.
Heating 919 919 30.23
Sustainability notes . . : Scope 2: Consists of indirect emissions made b,
Climate footprint, KPIs Cooling 6.55 6.55 3.27 P 2N =24
2023 2022 the producer from purchased electricity, heating
Property holdings: and coo/ing.
GRIindex Property portfolio, 4.5 .7 Electricity 7.26 7.47 107.16 L
kgCO2e/m2 For 2023, we have a more accurate division
i ' Heat 19.03 19.03 38.82
Auditors’ report Transaction data from 2,560.99  2,283.40 between scope 2 and scope 3 for our 2lie] 212157
Green bond report construction, tCO2e Cooling 0 0 0 portfolio. This means that scope 2's figures are
Company cars, MWh (Scope 1) 133.07 66.32 Total 42.58 43.49 181.38 markedly lower for our property portfolio in 2023
than in 2022.
Offices, MWh 337.79 1,216.85 Scope 3
Property holdings, kWh/m? 17.62 82,34 Work commuting 806 N/A Scope 3: includes emissions from activities that
are not covered by Scope 1 or Scope 2.
Share of renewable electricity, 63 95 Business travel 0 3.20
offices (%) The reason for the increase in Fuel and ener-
S;’teilvft?::nergy'relcted 62.28 18.06 gy-related activities is due to Normative for 2023
using a new database with more reliable figures
gizifirtfftr:)rt]mmport and 10.52 0.68 for conversion to the climate footprint and to in-
creased fuel consumption in scope 1. The largest
Waste 0.37 0.52 . . .
footprint in scope 3 came from transaction data
Purchased goods and services 2,908.60  2,701.81 from construction within the item Purchased
Downstream leased assets 154.3 73.50 goods and services.
Total 319416  2,797.77 For definitions of the location-based and
market-based method, see page 108.
Total scope 1, 2 and 3 (tCO,e) 3,270.47  2,995.60 e

MAGNOLIA
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. Sustainable urban . . . . Directors' report Sustainability Corporate governance
Contents Our business Financing Projects and properties N N . . .
development and financial reports reporting and other information
Statement on the accounting
Magnolia Bostad reports in accordance with
GRI Standards for the period 1 January — 31
December 2023.
Use of GRI
GRI 1: Foundation 2021.
Page Page
. e GRI Standard Details reference Comments GRI Standard Details reference Comments
Sustainability management
. GENERAL INFORMATION GENERAL INFORMATION
Value chain and stakeholders . 2
GRI 2: General 2-1 Information about the 6,29 2-14 The h|ghes§ governing 83
Essential areas Disclosures organization body’§ rolz.a'm relation to the
2-2 Units covered by the 83 susto,nqbﬂﬁy report
The UN's global goals Sustainability report 2-15 Conflict of interest 33,83
2-3 Accounting period, frequency 83 Publication April 2023. 2-16 Communication of critical 83
Sustainability notes and contact person Contact person: Fredrik issues
Westin, deputy CEO and 217 Collective knowledge of the 104
Climate footprint CFO. highest governing body
2-4 Changes in previously reported No changes have been 2-18 Evaluation of the work of the 101
information made to previously highest governing body
. . reported information. 219 Compensation Policy 45,57
Auditors' report 2-5 External validation 95 The sustainability report 220 Process for determining 57
has not been externally allowances
Green bond report reviewed, but has received h
- - 2-21 Annual total compensation None
the auditor's opinion. rate
2-6 Activities, value chain and 7-8,10-11 R
other business relations 84-85 222 Stote'ment on strategy for 519
sustainable development
27 Employees 88-90 2-23 Policy commitment 83
2-8 Non—emﬂoyed employees None 2-24 Anchoring of policy 83,102-103
2-9 Composition and structure of  100-106 commitment
governarjce - 2-25 Process to address adverse 102
2-10 Nominating and election of the 101 impact
h|gh'est governing .body 2-26 Mechanisms for advisingand 102
2-1 Cha|rmon of the highest 101,104 reporting matters
governing body ! 227  Compliance with laws and 31,101-102
2-12 The highest governing body’s ~ 83,100-106 regulations
role in the work with review . R
} 2-28 Membership in organizations 1
and management of impact 529 Stakehold ¢ 7.8 84
2-13 Delegation of decision-making 83, 100-106 - m:tfoc‘f erengagemen B
to manage impact R .
2-30 Collective bargaining None
agreements
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. Sustainable urban . . . . Directors' report Sustainability
Our business Financing Projects and properties X R .
development and financial reports reporting
GRI Standard Details Page reference SDG" Comments
SIGNIFICANT FOCUS AREAS
Economy
Sustainable profitable growth 11,13
GRI 3: Material Topics 2021 3-3 Management of material 6,7-8,83,30
topics

GRI 201: Economic Performance 2011 Direct economic value generated and distributed 88
Anti-Corruption 8,16
GRI 3: Material Topics 2021 3-3 Management of material topics 12, 33, 83, 85, 87,88
GRI 205: Anti-corruption 205-3 Corruption incidents and measures 33,88
Sustainable purchasing and supplier evaluations 8,16
GRI 3: Material Topics 2021 3-3 Management of material topics 88
GRI 412: Human Rights Assessment 412-2 Employee training on human rights 88

414-1 Number of suppliers audited regarding agreement 88

fulfilment and Code of Conduct

Climate
Reduced climate impact 1,712,713
GRI 3: Material Topics 2021 3-3 Management of material topics 8,10-12, 85-87, 89, 96
GRI 305: Greenhouse gas emissions GRI305-1 Direct (Scope 1) greenhouse gas emissions 91

GRI305-2 Indirect (Scope 2) greenhouse gas emissions 91

GRI305-3 Otherindirect (Scope 3) greenhouse gas emissions 91

GRI305-4 Greenhouse gas emissions intensity measures 91
Environment
Reduced environmental impact 7,12,15
GRI 3: Material Topics 2021 3-3 Management of material topics 1,12, 87, 89,
GRI Construction and Real Estate Sector CRE-8 Type and number of sustainability certifications, rank- 89

Supplement

ings and markings for new construction

" SDG: Sustainable Development Goals. The global sustainable development goals, see pages 86-87 .
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GRI Standard Details Page reference SDG" Comments
SIGNIFICANT FOCUS AREAS
Social
Health and safety for Magnolia Bostad employees 5,10
GRI 3: Material Topics 2021 3-3 Management of material topics 8,89
GRI 403: Occupational Health and Safety  403-1 Representation in work environment committees 89

403-9 Work-related injuries and illnesses 89
Training and skills development 8,10
GRI 3: Material Topics 2021 3-3 Management of material topics 90
GRI 404: Training and Education 2016 404-1 Average hours of training per year per employee 89

404-3 Percentage of employees with regular performance 89

reviews and career planning

Diversity and gender equality 5,10
GRI 3: Material Topics 2021 3-3 Management of material topics 83,90
GRI 405: Diversity and Equal Opportunity  405-1 Diversity of governance bodies and employees 90
Security 3,10,11,16
GRI 3: Material Topics 2021 3-3 Management of material topics 8,11,12, 30, 86

» SDG: Sustainable Development Goals. The UN's global goals for sustainable development, see pages 86-87.
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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 2023
on pages 9-12 and 82-94 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 RevR 12 The auditor's
opinion regarding the statutory sustainability
statement. This means that our examination of the
corporate governance 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
prepared.

Stockholm, the day indicated by our electronic
signature.

Ernst & Young AB

Fredric Havrén
Authorized Public Accountant

THIS IS ATRANSLATION FROM THE SWEDISH ORIGINAL
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By issuing Green Bonds, Magnolia Bostad has the op-
portunity to promote and support the long-term
development of sustainable solutions through fi-
nancing sustainable housing and buildings. Magnolia
Bostad will publish a Green Bond report annually as
long as the company has outstanding green bonds.
This will be the company’s third Green Bond report.
Magnolia Bostad's auditor, EY, has made a limited
assurance as to the allocation of proceeds from the
Green Bonds.

Sustainability

The real estate sector accounts for a large share of
Sweden's total carbon dioxide emissions. Therefore, it
is paramount for Magnolia Bostad to actively mini-
mise the negative climate impact that our operations
cause and contribute to minimising emissions and
negative impact from this sector overall.

Magnolia Bostad's ambition is for all buildings to be
certified according to Swedish Green Building
Council's silver certification (or higher), Nordic Swan
Ecolabel or an equivalent. We also collaborate with
other companies in various initiatives for the climate
such as LFM30, HS30 and OBKN. In August 2022
Magnolia Bostad joined the Science Based Targets
Initiative (SBTi) which means that the company's cli-
mate target is sciencebased and contribute to slowing
down climate change in line with the Paris Agreement.
Magnolia Bostad has released a sustainability report
since 2017 and conducts a new stakeholder dialogue
every third years which is approved by the board and
management.

Magnolia Bostad requires contracted general con-
tractors to have a quality management system that
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follows SS-EN ISO 9001 latest edition or another
equivalent quality management system and to have
an environmental management system that follows
SS-EN ISO 14001 latest edition or another equivalent
environmental management system. The contractor is
obliged to prescribe corresponding requirements in re-
lation to hired subcontractors. Together with the code
of conduct, the sustainability policy is part of all our
larger supplier agreements. Magnolia Bostad active-
ly lowers the negative environmental impact of the
company's suppliers by expressing demands regard-
ing waste management, ransportation as well as the
re-use and re-cycling of materials. Magnolia Bostad's
sustainability work covers various areas, among other
things Magnolia Bostad performs a life cycle analysis
(LCA) on selected projects.

Green Bonds

In the autumn of 2020, Magnolia Bostad issued its
first green bond followed by a second one in spring
2021 and a third one in spring 2022. These has been
prepared in accordance with the Green Bond Prin-
ciples' guidelines from 2018. The framework for the
green bonds has been reviewed by Cicero Shades of
Green, which has given the framework a statement
with the rating Medium Green.

Use of proceeds

Proceeds will, in part or in full, finance eligible assets
and projects as per the 3.1 section of the Green Bond
Framework. In particular, UN Sustainable Develop-
ment Goal 11: Sustainable cities and communities and
13: Climate action will be targeted with these pro-
jects. Magnolia Bostad has established a Green Bond
Committee to oversee that only assets and projects
eligible as per section 3.1 of the Green Bond Frame-

work are funded by proceeds from any Green Bond.
The Green Bond Committee consists of the deputy
CEO/CFO, the COO/Head of Legal and the Head of
Sustainability. Each member of the committee has
the right to veto against any asset or project. The
group shall meet no more seldom than twice yearly,
and notes of which projects and assets they deem as
eligible per this framework will be saved.

EY has made a limited assurance as to the allocation
of proceeds.

Environmental certification

Magnolia Bostad develops resource effective buildings
using materials that minimise the building's negative
environmental impact. The company strives to make
sure to prepare all buildings for certification accord-
ing to the Swedish Green Building Council's silver
certification (or higher), the Nordic Swan Ecolabel

or an equivalent. The company minimizes the risk of
buildings not qualifying for certification by means of
continuous dialogues suppliers. Magnolia Bostad also
employs the services of consultants specializing in
environmental certification at two different phases,
the projection phase and the production phase. By
performing audits at an early stage, Magnolia Bostad
minimizes the risk of any building not reaching the de-
mands for certification. Magnolia Bostad's intention
is to carry out a comprehensive total environmental
audit annually on a contractor for a chosen project.

Assets and projects eligible for funding

The four asset and project types eligible for funding
by means of the Green Bond proceeds fall under the
category of Green Buildings.
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(i), proceeds may be used to fund the projects in
Magnolia Bostad's portfolio of planned projects ("ex-
ploateringsportfslj"), which are planned to at least
reach the environmental standard of either Swedish
Green Building Council's silver certification (or higher)
or Nordic Swan Ecolabel.

(ii), proceeds may be used to fund the part cost of
any joint venture covered by Magnolia Bostad, in the
cases where ownership is at least half of the venture
to ensure that Magnolia Bostad's high environmental
standardis enforced.

(iii), proceeds may be used to fund accounts receiva-
ble in projects of Magnolia Bostad's which obtain at
least an environmental certification of Swedish Green
Building Council's silver certification (or higher) or
Nordic Swan Ecolabel before the new owner is moving
in.

(iv), proceeds may be used to fund Magnolia Bostad’s
portfolio of planned projects constructed mainly in
wood and to be certified as Swedish Green Building
Council's silver certification (or higher), or to fund
accounts receivable in project constructed in wood be-
fore the new owner takes possession of the building.
The verification of the certification is done after two
years and is made by the new owner of the project.

Should a project or asset at any given time no longer
be deemed as eligible as per the above stated criteria,
it will be replaced.

See Magnolia Bostads website: Framework for Green
Bonds, Cicero Green Bonds Second Opinion and Terms
and Conditions.

Events after the end of the period

During March 2024, Magnolia Bostad received ap-
proval from the bondholders regarding changes to the
terms of its outstanding bond ISIN SEOO14956454.

A Written Procedure was initiated in order to receive
the bondholders' consent to implement an extension
of the tenor of the Bonds, an increasing call premium
trajectory, as well as certain other amendments. A
required majority voted in favor of the company's pro-
posal in the Written Procedure. The Amended Terms
and Conditions are available on Magnolia Bostad's
website.

Financin Proiects and properties Directors' report Sustainability Corporate governance
9 ) prop and financial reports reporting and other information
Allocation of funds
31 December 2023
Name ISIN Currency Coupon Exp. Amount
MagnoliaO4 SEOQ014956454 SEK 7,500 2024-04-02 SEK 400 m
Magnolia05 SE0015659636 SEK 6,900 2025-03-18 SEK725m
Magnolia06 SE0017565203 SEK 7,750 2026-05-19 SEK300m
Total outstanding bonds SEK 1,425 m
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Allocation of the outstanding green bonds, projects overview
Type of Competed/Under
Property Area Asset category property Planned certification development

(i) Projects in Magnolia Bostad'’s portfolio of planned projects, which are planned to at least reach the environmental standard of either the Swedish Green Building Council’s silver certification (or higher) or the Nordic
Swan Ecolabel.

Alliero Sundsvall i R Swedish Green Building Council's silver certification Under development

Taljoviken skola, Osterdker Osteraker i R Swedish Green Building Council's silver certification Under development
Sustainability management Grimsta 5:2 Sédra infra Upplands Véasby i R, CP,H Swedish Green Building Council's silver certification Under development
Value chain and stakeholders Orminge 52:1Hantverkshuset Nacka i R Swedish Green Building Council's silver certification Under development
Essential areas Vérby Udde Etapp 1 Huddinge i R, CP Swedish Green Building Council's silver certification Under development

Slandan Etapp 3 Sédertdlje i R Swedish Green Building Council's silver certification Under development
The UN's global goals R B

Oresjé Angar Centrum Bords i R Swedish Green Building Council's silver certification Under development
Sustainability notes . N . R . e P

Kista édng Stockholm i R Swedish Green Building Council's silver certification Under development
Climate footprint Bunkeflostrand Malmé i R Swedish Green Building Council's silver certification Under development
GRI index Angloket Knivsta i R Swedish Green Building Council's silver certification Under development

Auditors' report

(iii) Proceeds may be used to fund accounts receivable in projects of Magnolia Bostad's which obtain at least an environmental certification of the Swedish Green Building Council's silver certification (or higher) or the
Nordic Swan Ecolabel before the new owner moves in.

Oresjé Angar Berget Bords iii R Swedish Green Building Council's silver certification Under development
Ursvik 2 Parstugan Sundbyberg iii R Swedish Green Building Council's silver certification Under development
Tullholmsviken kv 3 Karlstad iii R Swedish Green Building Council's silver certification Under development
Séderbymalm Haninge iii R Swedish Green Building Council's silver certification Under development

R=Residential units, CP=Community service property, H=Hotel
Total volume of the outstanding green bonds and allocated funds is SEK 1,425 m.

The Swedish Green Building Council’s silver certification is a Swedish environmental certification of buildings
where the environmental work and the building's environmental performance are reviewed by a third party.
The system is owned and developed by the Sweden Green Building Council, which also carries out the

certifications. A total of sixteen different indicators are reviewed by independent third parties.

Magnolia Bostad's auditor, EY, has made a limited assurance as to the allocation of proceeds in Magnolia
Bostad's Green bond report 2023.
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To Magnolia Bostad AB (publ), corporate identity
number: 556797-7078

Introduction

We have been engaged by the Board of Directors of
Magnolia Bostad AB (publ) to undertake a limited
assurance engagement of selected information in
Magnolia Bostad Green Bond Report as of Decem-
ber 31st 2023 ("Green bond report"), to corroborate
that the proceeds from the issue of green bonds of
SEK 1,425 million have been used in accordance with
Magnolia Bostad AB's Green Bonds Framework Sep-
tember 2020. The Green bond report consists of the
pages 96-98 in the Annual Report document.

The set criteria in the framework are to finance assets
or projects in the category of Green Buildings. For
example, the projects must at least reach, or alterna-
tively plan to at least reach, the environmental stand-
ard silver (or higher) from the Swedish Green Building
Council or the Nordic Ecolabel (Svanen), or also under
certain conditions be built mainly in wood.

Our assurance does not extend to any other informa-
tion in the Reporting. We have not reviewed and do
not provide any assurance over any individual project
information reported, including where applicable esti-
mates of impact.

Responsibilities of the Board of Directors and the
Executive Management

The Board of Directors and the Executive Manage-
ment are responsible for the use and management of
proceeds, the preparation of the Green bond report
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in accordance with the applicable criteria as well as
evaluating and selecting eligible assets. This respon-
sibility also includes the internal control relevant to
the preparation of a Green bond report that is free
from material misstatements, whether due to fraud
or error.

Responsibilities of the Auditor

Our responsibility is to express a conclusion on the
Reporting based on the limited assurance procedures
we have performed. Thus, our responsibility is to com-
ment on the information stated in the Executive Man-
agement's statement in the Green bond report and
the use of the issued amount according to the catego-
ries of the framework based on our limited review.

We conducted our limited assurance engagement

in accordance with ISAE 3000 (Revised) Assurance
engagements other than audits or reviews of histori-
cal financial information. A limited assurance engage-
ment consists of making inquiries, primarily to persons
responsible for the preparation of the Report, apply-
ing analytical review procedures and other limited
assurance procedures. The nature of the procedures
performed in a limited assurance engagement vary
and are less in scope than for a reasonable assurance
engagement conducted in accordance with Inter-
national Standards on Auditing and other generally
accepted auditing standards in Sweden.

The firm applies International Standard on Quality
Management 1, which requires that the firm design,
implement and operate a system of quality man-
agement including policies or procedures regarding
compliance with ethical requirements, professional

standards and applicable legal and regulatory re-
quirements. We are independent of Magnolia Bostad
AB (publ) in accordance with professional ethics for
accountants in Sweden and have otherwise fulfilled
our ethical responsibilities in accordance with these
requirements.

Our procedures are based on the criteria defined by
the Board of Directors and the Executive Manage-
ment as described above. We consider these crite-
ria suitable for the preparation of the Green Bond
Report.

We believe that the evidence we have obtained is
sufficient and appropriate to provide a basis for our
conclusion below.

Conclusion

Based on the limited assurance procedures we have
performed, nothing has come to our attention that
causes us to believe that the information regarding
use of proceeds per December 31st 2023 in the Green
bond report is not prepared, in all material respects, in
accordance with the criteria defined by the Board of
Directors and Executive Management.

Stockholm, on the date of our electronic signature.

Ernst & Young AB

Fredric Havrén Marianne Férander
Authorized Public Expert Member of
Accountant FAR
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Magnolia Bostad AB (publ), co.reg.no. 556797-7078,
is a public Swedish limited liability company with its
registered office in Stockholm, owned by Ham Nordic
AB. Magnolia Bostad's bonds are listed on Nasdaq
Stockholm.

The Corporate Governance Report for 2023 has been
prepared as part of the company's application of the
Swedish Companies Act and the Annual Accounts Act.
The company has previously and until September 2021,
applied the Swedish Code of Corporate Governance
due to the company being listed on the stock ex-
change.Several parts of the Code do not apply to
companies with a few owners, but in the parts of the
Code that apply, the Company continues to follow
them.

The Corporate Governance Report has been approved
by the company's Board and has been reviewed by the
company's auditors. To ensure that Magnolia Bostad is
managed efficiently, the division of responsibilities

between the company's decision-making bodies is clear.

Articles of Association

The Articles of Association, together with applicable
laws and existing shareholder agreements, regulate
operations and governance. The company shall
directly or indirectly through subsidiaries acquire, own,
manage, develop and sell properties, conduct project
activities regarding properties and own and manage
securities and other related activities. The financial
year includes calendar years. The Articles of Associa-
tion can be found on the company's website under the
section Corporate Governance.

Election of the Board of Directors and amendments
to the Articles of Association

Magnolia Bostad's Articles of Association do not
contain any special provisions on the appointment and
dismissal of Board members or on amendments to
the Articles of Association.

Shares and shareholding

The share capital amounted to SEK 151,289,132 at the
end of December 2022, divided into 37,822,283 shares
100% owned by HAM Nordic AB.

Shareholders' voting rights

The Annual General Meeting is the highest decision-
making body and the forum in which shareholders
formally exercise their influence.

Annual General Meeting

The Annual General Meeting was held on 27 April
2023. HAM Nordic AB was represented by Erika Olsén.
Fredrik Holmstrém was elected Chairman of The An-
nual General Meeting.

An Extraordinary General Meeting was held on 3 July
2023 where the meeting decided to appoint a new
Board following a change in ownership. HAM Nor-

dic AB was represented by Erika Olsén and Johan
Bengtsson. Erika Olsén was elected Chairman of the
Annual General Meeting.

Earlier in 2023, an Extraordinary Meeting was also
held on 27 March, where the meeting decided to adopt
new Articles of Association for the company. The
Articles of Association that were adopted made it
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possible for the company's Board to appoint a max-
imum of six board deputies. The meeting decided to
elect Martin Svensson and Anders Lif as deputies on
the company's board.

The Board

The Board is appointed by the Annual General
Meeting and as of 31 December 2023 consisted of
three members, Erika Olsén, Therese Rattik, Johan
Bengtsson, and three deputies. See page 104 for the
Board.

The Board's task is to be responsible for the compa-
ny's organization and administration, to continuously
assess the Company's financial position and to ensure
that there are effective systems for monitoring and
controlling the Company's operations and compliance
with laws and other rules.

The Board's tasks are carried out through organized
interaction with the company's management team.
Through submitted reports, the Board follows the
assessment obligations that follow from law. In ad-
dition, the Board's work is governed by guidelines from
the Annual General Meeting, by the Board's rules of
procedure and selected parts of the Code. In 2023, 19
minuted Board meetings were held, of which six per
capsulam. The company's Board has no committees,
which means that the tasks are fulfilled by the entire
Board. The Board continuously evaluates the Board's
work with the aim of developing the Board's working
methods and efficiency.
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Chairman of the Board

The Chairman of the Board shall, in close collabora-
tion with the CEO, monitor the company's results and
act as Chairman of Board meetings. The Chairman is
responsible for ensuring that other members of the
Board receive sufficient information to carry out their
work effectively.

CEO and management

The CEOQ is responsible for operational management,
for running the day-to-day administration and for
leading the business in accordance with the Board's
guidelines, instructions and decisions. On 31 December
2023 the company's management team consisted of
Johan Tengelin, Fredrik Westin, Hanna Jessing and
Henrik Meeths. See page 105 for the management.

Investment Committee

Magnolia Bostad has 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. A
job description adopted by the Board applies for the
investment committee, with a delegation procedure
and decision matrix.

Auditors

The company's external auditors are appointed by
the Annual General Meeting. The auditors’ task is to
review the company's and CEO's management of
the company on behalf of the shareholders and to
ensure that the Annual Report has been prepared in
accordance with the applicable laws and regulations.
The 2023 Annual General Meeting resolved to elect
Ernst & Young AB as auditor for the period until

Financing

Projects and properties

the end of the 2024 Annual General Meeting. In
addition to auditing, Ernst & Young also primarily
provided advice on tax during the year. In 2023, total
remuneration to the auditors was SEK 3.5 m (3.2). See
also Note 8 - Disclosure on the auditor's fees and
reimbursement of costs.

Internal controls

According to the Swedish Companies Act, the
Board is responsible for internal controls. The
purpose of internal control is, with a reasonable
degree of certainty, to achieve effective and
efficient operations, reliable financial reporting
and information about the operations, as well as
compliance with applicable laws, rules, policies and
guidelines.

The Corporate Governance Report on the company's
internal controls refers to the company's financial
reporting. The Company has established control
structures and regularly monitors that these are
implemented, updated and complied with. Regional
managers and department heads are responsible
for ensuring that internal controls are established
within their areas of responsibility and that these
controls achieve the intended effect. The company
follows the Committee of Sponsoring Organizations
of the Treadway Commission's (COSO) framework to
evaluate a company's internal control over financial
reporting, "Internal Control -Integrated Framework".
The framework consists of the following five
components: control environment, risk assessment,
control activities, information, and communication
and follow-up.
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The internal control process has been designed to
ensure reliable overall financial reporting and external
financial reporting in accordance with IFRS, applica-
ble laws and regulations and other requirements that
may be imposed on companies with bonds listed

on Nasdaqg Stockholm. Risk assessment regarding
financial reporting takes place annually and involves
the Board, senior executives and other employees.

To ensure that the company’'s Code of Conduct is
complied with, the company has a whistleblower
function. Through this whistleblower function,
appropriate channels are offered for reporting
serious irregularities committed by persons in key
positions or in leading positions at the Company.
Registration can be done in a way that is safe for the
person reporting, while administration and monitor-
ing of the whistleblower function is handled by an
external party. The Company has also established an
Ethics Council, whose task is to ensure that reported
whistleblower cases are handled correctly. If neces-
sary, the Ethics Council also handles any matters con-
cerning violations of the company's Code of Conduct,
etc, and which are not 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
documents include the Articles of Association, the
Board of Directors' rules of procedure, the CEO's in-
structions, the Code of Conduct, the company's busi-
ness plan, policies, the Investment Committee work

102



Contents

Board of Directors

Executive Management
Auditors' report on the
corporate governance report
Other information
Definitions

Financial Calendar
Contacts

MAGNOLIA

Sustainable urban

Our business
development

description, process descriptions and manuals. The
company's work on internal control aims to identify
high-risk areas and minimize these risks. All internal
steering documents are regularly updated when, for
example, legislation, accounting standards or listing
requirements are changed.

Risk assessment

The risk of material misstatement in financial reports
is assessed annually by the company's Board of Di-
rectors, Executive Management and the Company's
external auditors. There is an established risk
management process at Magnolia Bostad. The CEO,
in collaboration with other departments within the
company, is responsible for structured risk mapping
across all business activities. the company's risks are
divided into three main types: (1) external risks, (2) op-
erational risks and (3) organizational risks, see pages
32-34.

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 quality control
measures include accounting for projects and funding

Financing

Projects and properties

matters and sales as well as the IT environment. Con-
trols are carried out using methods such as variance
analyses and on the occasion of quarterly meetings
between business areas and Executive Management.
The head of strategy within the Finance department,
identifies risks and ensures the company maintains

a secure |IT environment. For the business, the busi-
ness system forms the basis of the control structure
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
procedures for the project process, such as regular
follow-up meetings, the Investment Committee and
the Quality Council.

Information, communication

The guidelines for communication are that correct
information must be provided in the correct manner
and at the right time and comply with the law and
Nasdaq Stockholm's regulations for issuers (interest-
bearing instruments). The company's governing
documents in the form of a Code of Conduct, policies,
process descriptions and manuals are reviewed
annually and made available via the company's intra-
net. All new employees receive information about

the governing documents and the company has
information opportunities where values and Codes of
Conduct are discussed.
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Follow-up

Follow-up takes place at many different levels within
the company. The company's business plan and
budget are decided by the Board every year. The
Board receives at least once a quarter financial re-
ports with comments including project follow-up and
follow-up of guarantees and provisions. The compa-
ny's external auditor reports his observations from
reviews and assessments of internal control to the
Board. The company has routines that ensure that
measures are taken to deal with any shortcomings, as
well as that proposals for measures that have re-
ceived attention are followed up.
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Born 1976 Born 1975
Born 1976
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Johan Tengelin
CEO

Employed and member of Execu-
tive Management since December
2020.

Born 1970

Former partner at Brunswick Real
Estate, and CEO Sveafastigheter.
Prior to that, CEO of the Nordic
operations at GE Capital Real
Estate and partner at Carnegie
Investment Bank.

MBA from School of Economics at
the University of Gothenburg.
Authorized Financial Analyst
(CEFA) from Stockholm School of
Economics.

Fredrik Westin
Deputy CEO & CFO

Employed and member of Execu-
tive Management since 2016.

Born 1973

Previously Head of Finance at
Kungsleden. Also has a background
as FP&A Manager and Accounting
Manager at GE Capital Real
Estate Nordic.

MBA from Gothenburg School of
Economics.

Hanna Jessing
COO

Employed and member of Execu-
tive Management since 2018.

Born 1971

Former legal counsel at Vasakro-
nan AB. Before that, attorney
at Lindskog Malmstrém Advokat-
byré& and district court lawyer.

Master of Laws (LL.M) from
Stockholm University.
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Auditors

Ernst & Young AB

Chief auditor:

Fredric Havrén

Authorized public accountant

Henrik Meeths
Investment manager

Employed since 2015. Member of
Executive Management since 2022.

Born 1980

Former Associate Director at
Cushman & Wakefield. Prior to
that, Analyst at London & Regional
Properties.

Master's degree in finance from
Stockholm University and the
University of California, Santa
Barbara.
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To the general meeting of the shareholders of Magnolia Bostad AB (publ), corporate identity number 556797-7078

Engagement and responsibility Opinion

It is the Board of Directors who is responsible for the A corporate governance statement has been

corporate governance statement for the year 2023 prepared. Disclosures in accordance with chapter

on pages 100-105 and that it has been prepared in 6 section 6 in the second paragraph points 2-6 the

accordance with the Annual Accounts Act. Annual Accounts Act and chapter 7 section 31 the
second paragraph the same law are consistent with

The scope of the audit the annual accounts and the consolidated accounts

Our examination has been conducted in accordance and are in accordance with the Annual Accounts Act.

with FAR's auditing standard RevR 16 The auditor's Ernst & Young AB

examination of the corporate governance statement.

This means that our examination of the corporate Stockholm, the day indicated by our electronic signa-

governance statement is different and substantially ture.

less in scope than an audit conducted in accordance

with International Standards on Auditing and Fredric Havrén

generally accepted auditing standards in Sweden. Authorized public accountant

We believe that the examination has provided us with
sufficient basis for our opinions.

THIS IS ATRANSLATION FROM THE SWEDISH ORIGINAL
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Alternative KPIs not defined in IFRS see page 81.

Agenda 2030
The UN's 17 Global Sustainable Development Goals for 2030
(UN Sustainable Development Goals), also called the SDGs.

Number of residential units
Estimated number of dwellings at a time when binding sales
agreements are signed and revenue recognition takes place.

Yield-based valuation method

Based on an estimate of future cash flows for each proper-
ty. The valuation consists of an assessment of the present
value of the property's future net operating income during
the calculation period and the present value of the proper-
ty'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 capi-
talization of an estimated market net operating income the
year after the end of the calculation period.

Perpetual capitalization takes place with a yield require-
ment that has been derived from the current transaction
market for comparable properties, both direct and indirect
transactions have been taken into account (properties sold
in companies). Cash flow for operating, maintenance and
administration costs is based on market-based and normal-
ized payments for operation, maintenance and property
ad-ministration, whereby corrections are made for devia-
tions. Investments are calculated on the basis of the invest-
ment need that is deemed to exist. Classification takes place
at level 3 in accordance with IFRS 13.

Estimated number of building rights

Number of estimated future residential units in acquired
properties. Due to uncertainties such as zoning plan pro-
cesses, government decisions or non-established dates for
vacancy of project properties, assessments of the number of
residential units may change over time.

Financing

Projects and properties

Estimated production start, project portfolio

Estimated production start is the management's best as-
sessment of when the zoning plan has come into legal force
and the turnkey contract and binding sales agreements have
been signed. Due to uncertainty factors such as the zoning
plan processes, government decisions 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.

BoTryggt2030

BoTryggt2030 is a national concept based on an overall
knowledge model and concrete guidelines. The purpose is to
present crime prevention and security-creating guidelines
for planning, programming, design, construction, and further
development of both new and existing environments.

CO,e

2
Carbon dioxide equivalents. A measure that describes green-
house gas emissions such as carbon dioxide, methane and
water vapour that contribute to global warming.

Direct allocation

In the case of direct allocation, the municipality decides
that land shall be allocated to the client without a prior land
allocation competition. Direct allocations can be used when
there are special motives, for example when a building pro-
posal adds special qualities to the benefit of urban develop-
ment.

EU taxonomy

A classification system to clarify which economic activities
can be considered sustainable and which aim to make it easy
to identify and compare sustainable investments. The aim is
to promote long-term planning and facilitate the relocation
of capital to sustainable activities. First of all, it is about

Directors' report
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climate sustainability and what is classified as sustaina-
ble based on the Paris Agreement's goal of keeping global
warming below 1.5° C.

UN Global Compact
Ten principles for sustainable business concerning the envi-
ronment, labour law, anti-corruption and human rights.

The UN's global sustainability goals
The UN's 17 Global Sustainable Development Goals for 2030
also called the SDGs or Agenda 2030.

Forward funding
Forward funding means that the project is owned and fi-
nanced by the project's buyers during the production period.

Sales rate
Sold residential units in production divided by units in pro-
jects in production.

Green House Gas Protocol

The most widely accepted international accounting standard
for understanding, quantifying and managing greenhouse
gas emissions. The protocol divides the business's climate
impact into three different scopes for direct and indirect
impact.

GRI

Global Reporting Initiative — Global standard for sustaina-
bility reporting developed through an independent organiza-
tion. It refers to the fulfilment of all targets through the GRI
index.

HS30

(Sustainable Stockholm 2030) brings together actors from
the housing development sector in Mdlardalen, who work
together to sharply reduce the ecological footprint of the in-
dustry and to take social sustainability even more seriously.
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IMD
Individual measurement and billing, for example of heat,
water or electricity.

Climate neutrality

That emissions that occur through, for example, the con-
struction and property sectors' activities, should not con-
tribute to the greenhouse effect. The result shall be net zero
emissions of greenhouse gases.

LFM30

(Local Roadmap Malmo 2030) is an organization that works
with collaboration in the construction and civil engineering
sector to develop a climate-neutral construction and civil
engineering sector in Malmao.

Life Cycle Analysis

Life Cycle Analysis (LCA) is a method for calculating the
impact during a product's entire life cycle - from natural re-
sources being extracted to the product no longer being used
and having to be taken care of.

Land allocation

An agreement between a municipality and a client that gives
the client the exclusive right to negotiate with the munici-
pality for a limited time, and under given conditions, on the
transfer or lease of a certain land area for development.

Land allocation competition

Prior to planning new construction in a city, the municipality
can distribute land allocations to various players in the con-
struction market. Prior to such a distribution, the munici-
pality usually announces a land allocation competition. This
means that the municipality invites various stakeholders to
compete for the land and where the best projects win. After
the end of the competition, a land allocation agreement is
drawn up with the winning client and then a zoning plan for
the construction is drawn up. The winning construction com-
pany is then given the exclusive right to develop a certain
construction project for the municipality within a certain
period of time.

Financing
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Market-based method

The GHG protocol uses a location-based and market-based
approach. With the market-based method, companies can
calculate emissions from an electricity mix that they have
deliberately chosen to purchase through direct contracts.

Silver environmental building certification

A Swedish environmental certification system for newly
produced buildings. Includes indicators linked to energy,
indoor environment and material selection. Developed by the
Sweden Green Building Council (SGBC).

Environmental certification

Framework to work according to for assessing how environ-
mentally sustainable a building is. For example, there are the
Environmental Building (Bronze, Silver, Gold), BREEAM and
LEED certifications.

The location price method

In the location price method, the valuer bases the value on
the prices in similar markets and transactions and how the
market views the object in question. For costs that arise, a
simplified development calculation is also made.

The Paris Agreement

The Paris Agreement is a global climate agreement that
came into force in 2016. The core of the agreement is to limit
global warming by reducing greenhouse gas emissions. The
global temperature increase must be kept well below 2° C
with the ambition that it will stay at a maximum of 1.5° C.

Location-based method

The GHG protocol uses a location-based and market-based
approach. With the location-based method, the average
emission intensity of electricity grids within a certain geo-
graphical area where energy consumption takes place is
used.

Directors' report
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Production start, projects for sale

Production commences when the zoning plan has come into
legal force and the turnkey contract and binding sales agree-
ments have been signed.

Production start, projects for self-management

Production start, properties for self-management produc-
tion 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 ac-
tivities 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.

Bare sand

Exposed sand. There is a diversity of species that live in
sandy environments, for example insects that dig tunnels in
the sand where they lay eggs.

Swan Eco-labelling

The Nordic Swan Eco-labelling certification is an environ-
mental certification that includes indicators linked to energy,
indoor environment, choice of materials and routines in the
construction process and management.

Sold residential units in production
Number of residential units in sold projects where binding

sales agreements were signed, and then revenue recognized.

Occupancy rate, %
Rented out area in relation to lettable area.
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Information about projects in production - yield
requirements, rental value and inflation

The assessments and assumptions should not be seen

as a forecast. The assessments and assumptions involve
uncertainties regarding the project's implementation, design
and size, schedules, project costs, yield requirements as well
as future rental value and inflation.

The information on projects in progress 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.

Financing

Projects and properties

Information about earning capacity

Rental development and property value for completed
properties, properties in progress and non-production-
started properties include assessments and assumptions.

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-
production-started projects in the Annual Report is based
on assessments 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 and rental value. The assessments and
assumptions involve uncertainties regarding the project's
implementation, design and size, schedules, project costs
and future rental value. The information on projects in
progress and non-production-started projects is reviewed
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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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Interim report January-March 2024
26 April 2024

Interim report January-June 2024
5 July 2024

Interim report January-September 2024

23 October 2024

Year-end report January-December 2024

19 februari 2025
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Contacts

Johan Tengelin
CEO
johan.tengelin@magnoliabostad.se

Fredrik Westin
Deputy CEO & CFO

fredrik.westin@magnoliabostad.se

Magnolia Bostad's switchboard
08-470 50 80

www.magnoliabostad.se
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