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Strong property market increases earnings

Akademiska Hus reports a strong performance for the third quarter, due to a substantial change in value
in the property portfolio. Net operating income for the period was essentially unchanged compared with
the previous year. A number of new digital arenas and working methods have been tested in order to con-
tinue to advance campus development.

Key events

Akademiska Hus has decided to invest around SEK 110 million to
renovate Frescati backe at Stockholm University. The Department
of Child and Youth Studies will have a more integrated solution with
classrooms in connection with the administrative facilities and
flexible office solutions.

Chalmers celebrates the grand opening of the Built Environment
building after extensive renovation. The result is a building for
research and education within Chalmers Built Environment, which
includes the departments of Architecture and Civil and Environ-
mental Engineering.

The Segerstedt Building in Uppsala celebrated its grand opening.
Uppsala University’s new management and administration building
gathers 600 employees, who previously worked at nine different

Financial key figures

JANUARY-SEPTEMBER

Rental revenue was SEK 4,190 million (4,098).

Net operating income was SEK 2,993 million (2,935), an increase of
SEK 58 million, which is largely attributable to completion of new
buildings and an additional consideration.

Changes in property values with an impact on profit totalled
SEK 3,584 million (2,488), corresponding with a 4.9 per cent (3.7)
increase in the value of the properties.

Changes in the value of financial instruments amounted to
SEK -144 million (-418).

Profit before tax for the period amounted to SEK 6,228 million
(4,703) and profit for the period was SEK 4,783 million (3,663).

Investment in redevelopment and new construction during the
period totalled SEK 2,154 million (2,103).

The yield (excluding properties under construction) was 5.4 per
cent (5.9) on a rolling 12-month basis. The decline can be explained
by an increase in property value while net operating income
remained unchanged.

AKADEMISKA HUS AB (PUBL) REG. NO: 556459-9156

addresses. The building is also open to students where they are
offered study areas and student services.

In September Akademiska Hus was one of nine partners chosen to
participate in a major EU project for climate-smart solutions. This
five-year project, known as IRIS, involves open data and testing
climate-smart solutions for energy and sustainable transports.

Akademiska Hus is now joining Uppsala Innovation Centre (UIC)
as a partner, which will make it possible to provide more innovative
growth companies with support and encourage their development
in Uppsala County. UIC is one of Sweden’s foremost business incu-
bators.

THIRD QUARTER

Rental revenue was SEK 1,408 million (1,358).
Net operating income amounted to SEK 1,031 million (1,030).

Changes in property values amounted to SEK 1,667 million (430).
The change in value can primarily be attributed to lower yield
requirements.

Net interest income improved by SEK 30 million to SEK -56 mil-
lion, which can mainly be attributed to the low interest rates.

Pre-tax profit was SEK 2,681 million (1,199). The increase is
attributable to changes in value.

AKADEMISKA HUS



THIS IS AKADEMISKA HUS

This is Akademiska Hus
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Akademiska Hus’ remit 1s to own, develop and manage properties for colleges and universities. Our
operations will be run on a commercial basis and generate a yield that is in line with the market.

Akademiska Hus is wholly owned by the Swedish state and can be
found throughout Sweden, primarily in the major university towns,
but also in several smaller college towns.

‘We build and manage sustainable knowledge environments in
close cooperation with universities and colleges. We help to
strengthen the competitiveness of Swedish centres of education,
where student accommodation plays a major role in campus devel-
opment. There are many property owners in the segment of prem-
ises for higher education and research, but with its expertise, Akade-
miska Hus is the largest with a local share of about 60 per cent.

CREDITWORTHY TENANTS AND LONG-TERM CONTRACTS

The majority of Akademiska Hus’ revenue, approximately 90 per cent,
comes from colleges and universities. Since they are essentially gov-
ernment agencies, this customer group has the highest credit rating.
To meet customer needs, we often invest in specially adapted prem-
ises, which results in long lease terms. The average lease term during
the year was 10 years (11). The vacancy rate is low, partly as a result

of high demand for facilities for higher education and research, and
also because new projects do not start until contracts are signed.

LONG-TERM FINANCING

Cash flow from current operations is reinvested in new construction
as well as in redevelopment and extensions of existing holdings.
When combined with an active debt management policy, Akademiska
Hus is able to fund its extensive project portfolio. Akademiska Hus
has had an AA rating from Standard & Poor’s since 1996. As of Janu-
ary 2017 Akademiska Hus now also holds the highest short-term
rating from Moody’s. These ratings reflect our strong market and

financial position as the leader in knowledge environments for

AA

CREDIT RATING

Standard & Poor’s long term rating,
Stable outlook. February 17

Swedish colleges and universities.

P-1

CREDIT RATING
Moody’s short term rating, January 17
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change in value).
Income from property ..
management, SEK m 1,461 1,397 4,357 4,227 5,796 5,666 5,646 « The dividend should be between 40
o and 60 per cent of the profit for the
Net operating income, SEK m 1,031 1,030 2,993 2,935 3,725 3,667 3,740 year after tax, after reversal of
Profit before tax, SEK m 2,681 1,199 6,228 4,703 8,239 6,715 6,141 changes in value and with related
fi .
Values as at 30 Sept. 2017 deferred tax. -
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Return on operating capital, % * * * * 58 6.2 6.9
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Interest coverage ratio, % * * 767 721 730 694 743 + Energy purchased each year, kWh/
mz, will decrease at such a rate that
Loan-to-value ratio, % 36.5 38.6 36.5 38.6 36.5 37.0 36.6 there will be a 50 per cent reduction
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* Key figures are calculated only for the twelve-month period
1) excluding properties under construction  2) including properties under construction

« Accident-free workplaces.
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Innovation projects for the campus of the future

PRESIDENT KERSTIN LINDBERG GORANSSON COMMENTS:

In order to grow it is important to test new
arenas and working methods. We were one
of several businesses that arranged a crea-
tive laboratory in September to promote the
campus of the future during the 2017 Gather
Festival, a place where businesses, artists,
innovators and many others could come
together. In September Akademiska Hus
also participated as a partner to East Swe-
den Hack, one of Sweden’s largest hacka-
thons, which combines open data with the
Internet of Things, where we contributed
with 1 billion readings from our energy
database. During two intense days, 20 teams
and 80 participants competed for the best
solution for the “City of the Future”. Yet
another example of our focus on development
is our newly signed partnership agreement
with Uppsala Innovation Centre (UIC), a
business incubator that is ranked as one of
the best innovation centres in the world. We
are also a partner in IRIS, a five-year EU
project to test climate-smart transport and
energy-related solutions. Gothenburg and
six other cities in Europe have been

awarded EUR 18 million for the project.

LARGE AND SMALL GRAND OPENINGS

Just in time for the start of the term, 600
employees at Uppsala University moved from
nine different addresses to their new man-
agement and administration building, the
Segerstedt building, which has been under
construction since 2014. The Built Environ-

ment building at Chalmers also celebrated

its grand opening during the fall after an
extensive renovation project. The focus has
been on creating a sustainable building from
every perspective that contributes to more
creative learning environments within the
field of the built environment. The sustaina-
ble campus of the future is based on many
climate-smart solutions that together form
a good whole. One good example is the pool
for electric cargo bikes that opened on the
Umea Campus a few weeks ago - an initiative
to provide staff and students with a conven-
ient option to choose climate-smart trans-

ports, where we are involved as a partner.

EFFORTS FORMORE STUDENT HOUSING
The severe housing shortage was high-
lighted once again at the start of the fall
term - especially for all the students moving
to a new city to begin their studies. Despite
the surge in housing construction in recent
years, it will be some time before the need is
met. In 2014 we received our extended mis-
sion: to be able to build student housing as a
complement to research and education
environments. Ever since that time, we have
worked systematically to identify opportu-
nities to build new student housing on or
adjacent to our campuses. Our forecast up
to 2021 includes the potential to build hous-
ing for 11,000 students. In our opinion, we
have the capacity to have 6,500 of these
units built, while the remainder can be built
in locations where we have already trans-

ferred, or will transfer, land through sales,

trades or leases. For the period 2021 to 2026
we see the potential for an additional 10,000
student housing units to be built for stu-
dents close to the campus. In addition to the
immediate benefits of expanding the num-
ber of student housing units, we also see
that they contribute to developing even

more vibrant campuses.

LONG-TERM BOND FINANCING

The fall has entailed high activity in our
financing business with good demand from
bond investors. Bonds worth a total of about
SEK 4,000 million were issued, including
SEK 3,000 million to foreign investors with
an average maturity of 14 years. It is gratify-
ing to see the trust from these lenders that

enables these long maturities.

PROFIT FOR THE PERIOD

Net operating income for the period was
essentially unchanged compared with the
previous year and totalled SEK 2,993 mil-
lion. The positive changes in property val-
ues amounted to SEK 3,584 million for the
period and the changes in value are largely
responsible for the increase in profit of SEK
1,120 million to SEK 4,783 million.

Kerstin
Lindberg Goransson

President
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Business intelligence and market analysis:

Market conditions for factlities for higher education and research are robust. Population growth and a
strong economy with low interest rates are driving demand on the property market.

TRENDS

The global economy improved during the third quarter, and many
indicators suggest continued robust demand. The long recovery
period is now beginning to produce effects such as high capacity
utilisation, which in turn generates investments, as well as a signifi-
cantly improved labour market. The trend on international stock
exchanges has been favourable, though the turmoil relating to North
Korea has had some impact. Good growth combined with the supply
of liquidity from central banks are strong driving forces. Continued
low inflation and low inflation expectations motivate the central
banks to continue with the massive monetary policy incentive meas-
ures. In the US, growth expectations have been adjusted downwards
since the previously announced powerful fiscal stimulus measures
now appear to be more uncertain.

Economic data and indicators in Europe show continued strength,
and for Sweden, the economy is growing at a pace of just over 3 per
cent. In 2018, additional financial incentives will be provided as a
result of the fiscal policy initiatives recently announced in the budget
proposal. In Europe the political uncertainty has declined somewhat
since the German election in September. With both the French and
German elections settled, conditions are now better for working on

amore integrated EU with France and Germany at the helm.

FIXED INCOME MARKET
The fixed income market has focused on the actions of the central
banks during the quarter. The US Federal Reserve (the Fed) faces
the dilemma of very low unemployment, which in itself would justify
a tightening of monetary policy, at the same time that inflation is not
increasing at the pace that was expected. The current inflation gap is
believed to be due to temporary factors and two interest rate hikes
of 0.25 percentage points each have been implemented during the
year. In October the Fed also began, as was previously announced, to
reduce the balance sheet, albeit on a small scale in relation to the
large bond portfolio that was built up through the bond purchase
programs.

The recent weakening of the USD against the EUR, and thus also
the SEK, has placed the European Central Bank (ECB), as well as
the Riksbank in a difficult position, since a stronger currency poses
further difficulties in reaching the inflation target. A stronger SEK
would make it difficult for the Riksbank to initiate tightening of
monetary policy before the ECB.

PROPERTY MARKET

The transaction volume as of 30 September was about SEK 100 bil-
lion, a decrease of 20 per cent compared with the same period the
previous year. Nevertheless, market conditions for properties have
improved during the third quarter. Completed transactions demon-
strate a declining yield requirement, especially in urban areas and
the larger growth areas. A favourable economy and increased mod-
ernisation have caused office rents to rise and clearly contributed to
improving the attractiveness of the market. Higher office rents have
also prompted several operators to invest in new construction. Ten-
ants demand modern, space-efficient and environmentally friendly
premises that meet high technical standards. Consequently it is not
uncommon for older office buildings to be converted into housing,
especially in Stockholm. A clear increase in the proportion of inter-
national investors could be seen during the third quarter. The trend
shows that Swedish properties are attractive even from an interna-

tional perspective.

COMMUNITY PROPERTIES

Interest in community properties is growing since the market is not
as cyclically or market-dependent as, for example, commercial
premises. Demand for community properties is largely driven by
demographic factors. Sweden’s growing and ageing population is
creating a need for additional investments in the public sector and
education. This trend is especially reflected in lower yield require-
ments for community properties and most clearly in the locations
undergoing the strongest population growth. The rental market
varies greatly depending on location, implemented investments and
tenant adaptations. Overall, no trend can be seen in rental develop-
ments. Companies and institutions specialising in community prop-
erties continue to be active, investing in expanding and modernising

their stocks.
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PROPERTY MARKET
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Our operations
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Akademiska Hus creates value through long-term, resource-efficient property management. During the
year several important projects were completed and ground was broken for everything from student
housing to the innovation arena, A working lab. Investments were made for a single goal - to reinforce

Sweden as a nation of knowledge.

Akademiska Hus conducts business throughout Sweden. To
strengthen our future development capacity and to increase cus-
tomer value, a new organisational structure was introduced on 1 Jan-
uary 2017. Departing from the previous regional division and using
our core processes instead allows us to apply our collective expertise
while being more resource efficient and creating value. A collective
management organisation is complemented by a project organisa-
tion and three geographic units that are responsible for campus and
business development. Efficiency, uniform processes and a strong
focus on innovation and development provide a good foundation for
further work creating competitive knowledge environments.

PROPERTY MANAGEMENT

Akademiska Hus manages properties that mainly con-

sist of research and education facilities for colleges and

universities. Through long-term, resource efficient
management in which we continually maintain, repair and custom-
ise the properties we increase the value of our property portfolio.

Sustainable property management

The property management division is dedicated to sustainability,
where two important elements are operational optimisation and
energy efficiency. Akademiska Hus has set high goals - for example,
we will cut energy consumption in half by 2025 (relation to the base-
line in 2000), while at the same time we have the long-term objec-
tive of CO, free operation. Reducing energy consumption, but also

increasing the ability to use energy at the right time are key elements

in reducing both environmental impact and operating costs. To
achieve this, we operate proactively to implement improvements in
cooperation with both tenants and suppliers. A number of innovation

projects are also underway along with our customers in these areas.

High-quality property management

Providing high-quality property management is fundamental for
our customers to be able to optimally conduct their business. High
digital expertise enables us to develop our processes. For example,
our facilities engineers have streamlined their procedures by install-
ing remote control systems in the properties.

71 OF 7] CAMPUSAND BUSINESS DEVELOPMENT

11 I 11 Campus development is a key issue for us at
[———————————4 Akademiska Hus. In collaboration with Swe-
den’s centres of education we take full responsibility and contribute

with our expertise and know-how in the development of tomorrow’s
attractive and sustainable knowledge environments.

Integrated approach increasingly important

Demand and international competition are driving the trend
towards full-scale campuses with services, housing, public transpor-
tation and an integrated business community. A vibrant campus
adds value for students, colleges and universities as well as the sur-
rounding community. Ultimately, the students and graduate choose
where they wish to pursue their studies or research. This choice
affects demand and consequently the potential for centres of educa-
tion and Akademiska Hus to implement important investments.

Built Environment building
celebrates grand opening at
Chalmers in Gothenburg

Previously, engineering students have gone in one direction
vision is that collaboration and integration will characterise
the future of learning and research within Chalmers Built

and Civil and Environmental Engineering.

The goal of the renovation project has been to contribute to

and architecture students in another. Now it will be different
in the renovated Built Environment butlding at Chalmers. The

Environment, which includes the departments of Architecture

more creative and stimulating learning environments. The new
premises will encourage meetings between undergraduate and
graduate students from the different departments in the new
centrally located café and unique library and study environment.

Akademiska Hus invested a total of approximately SEK 360 mil-
lion in the renovation project, for which it was engaged by Chal-
mersfastigheter and Chalmers University of Technology.

DIAGRAM: WHITE ARKITEKTER



OUR OPERATIONS

Strategic campus development in cooperation

Akademiska Hus’ extensive experience and collaboration with cus-
tomers are key factors for campus development. To ensure that the
campus offers a sustainable environment, Akademiska Hus has
developed a sustainability model that addresses a series of issues
related to vibrant and attractive campuses. Innovative campus
development solutions that lead to economically, ecologically and
socially sustainable environments are encouraged. The model is
designed with a special focus on the needs of centres of education
and their activities. Areas included are architectural aspects, energy,
diversity, accessibility and security. Student housing is also a key

component that is always included in long-term campus planning,.

PROJECTS

The ability to coordinate and conduct collaboration processes is the
key to success for project operations at Akademiska Hus. The project
portfolio with approved and planned projects is valued at approxi-
mately SEK 17 billion and projects range from minor renovations to
new advanced research facilities. The projects division focuses on
improving cost efficiency, expertise and experience transfer in order
to leverage the aggregate abilities of the organisation.
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Sustainably construction as a competitive advantage

All of our projects are developed to permit long-term management,
which provides us with excellent opportunities to invest in sustaina-
ble and innovative solutions. By setting clear project requirements
for the entire construction process, we can deliver a product of the
right quality according to a common vision. The reduction in energy
consumption that the property management organisation can
achieve depends in part on how the property is built. In new con-
struction projects, and regularly throughout the lifetime of each
building, we ensure that it has well-adapted and energy-efficient sys-
tems and maintenance solutions. Designing energy-efficient build-
ings and exploring opportunities to use excess energy between adja-
cent buildings, are important pieces of the puzzle that help to reduce
the need for providing energy.

AKADEMISKA HUS’ INVESTMENTS IN PROJECTS 2008-2017, SEK M
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® Investments in projects

The diagram shows annual investments in projects from 2008 to the
third quarter of 2017 and on average, Akademiska Hus has had an
investment rate of about SEK 2.5 billion per year. The company has
invested approximately SEK 40 billion in new construction as well as in
redevelopment and extensions since 1993.
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CONSOLIDATED INCOME STATEMENTS I

Consolidated income statement
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CONSOLIDATED INCOME STATEMENT, Rolling
SUMMARY, SEK M 12-months
2017 2016 2017 2016 Oct. 2016~ 2016
July-Sept. July-Sept. Jan.-Sept. Jan.-Sept. Sept. 2017 Full year
Rental revenue 1,408 1,358 4,190 4,098 5,574 5,482
Other property management income 53 39 167 129 222 184
Total property management income 1,461 1,397 4,357 4,227 5,796 5,666
Operating costs -167 -150 -581 -553 -792 -764
Maintenance costs -134 -113 -382 -368 -700 -686
Property administration -67 -56 -216 -200 -310 -294
Other property management expenses -62 -48 -185 -171 -269 -255
Total costs from property management -430 -367 -1,364 -1,292 -2,071 -1,999
NET OPERATING INCOME 1,031 1,030 2,993 2,935 3,725 3,667
Central administration costs -16 -25 -46 -63 -68 -85
Net interest income/expense -56 -86 -159 -239 -228 -308
PROFIT BEFORE CHANGES IN VALUE AND TAXES! 959 919 2,788 2,633 3,429 3,274
Change in value, properties 1,667 430 3,584 2,488 4,778 3,682
Change in value, financial instruments 55 -150 -144 -418 33 -241
PROFIT BEFORE TAX 2,681 1,199 6,228 4,703 8,239 6,715
Tax -642 =273 -1,445 -1,040 -1971 -1,566
PROFIT FOR THE PERIOD 2,039 926 4,783 3,663 6,269 5,149
Of which attributable to the shareholder in the Parent Company 2,039 926 4,783 3,663 6,269 5,149
CONSOLIDATED STATEMENT OF COMPREHENSIVE Rolling
INCOME, SUMMARY, SEK M 12-months
2017 2016 2017 2016 Oct. 2016~ 2016
July-Sept. July-Sept. Jan.-Sept. Jan.-Sept. Sept. 2017 Full year
profit for the period 2,039 926 4,783 3,663 6,269 5,149
Reclassifiable items
Profit/loss from cash flow hedges — 15 -7 41 52
Tax attributable to cash flow hedges 5 -3 6 -9 3 -12
Cash flow hedges, dissolved against profit and loss -1 - — 1 — 1
Non-reclassifiable items
Revaluation of defined benefit pensions — - — — -24 -24
Tax attributable to pensions — - — — 5 5
TOTAL, OTHER COMPREHENSIVE INCOME FOR THE PERIOD 4 12 -1 33 -12 22
COMPREHENSIVE INCOME FOR THE PERIOD 2,043 938 4,782 3,696 6,257 5,171
Of which attributable to the shareholder in the Parent Company 2,043 938 4,782 3,696 6,257 5171

1) There is a new heading under the income statement. Changes in value are reported separately. See also note 1.
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COMMENT: OPERATING PROFIT

Comment: Operating profit

THIRD QUARTER

Rental revenue during the third quarter of the year was SEK 1,408
million (1,358), an increase of SEK 50 million. The increase is mainly
attributable to completion of new buildings, the largest of which is
the Segerstedt Building in Uppsala, which was commissioned in the
second quarter of 2017.

Operating costs increased by SEK 17 million to SEK 167 million
(150), primarily attributable to media and increased labour costs for
maintenance staff. Maintenance costs increased by SEK 21 million to
a total of SEK 134 million, mainly due to a major energy-related main-
tenance project at Stockholm University in 2017 (SEK 19 million).

Overall, administration costs (property management and central
administration) are unchanged compared with the previous year at
SEK 82 million. Other property management expenses increased by
SEK 14 million to SEK 62 million. The increase is mainly attributable
to increased costs for site leasehold charges in Stockholm with a lim-
ited impact on earnings since the majority of these costs are passed
on to the customer. Net operating income is essentially unchanged
at SEK 1,031 million (1,030).

Net interest income improved by SEK 30 million to SEK -56 mil-
lion. The change is mainly attributable to the low interest rate situa-
tion.

The changes in property values for the quarter amounted to SEK
1,667 million (430), largely because of lower yield requirements and
cost of capital, changes in cash flow due to projects in progress
approaching completion, and renegotiated leases.

Profit before tax for the third quarter was SEK 2,681 million (1,199).
The increase is mainly attributable to changes in property values.

PROFIT FOR THE PERIOD

The profit for the quarter, SEK 4,783 million, is clearly better than
the corresponding period in 2016 (3,663.) This improvement can
primarily be explained by the increase in the market value of the
property portfolio of SEK 3,584 million during the first three quar-
ters of the year, which is significantly more than the corresponding
period in 2016 (2,488). Moreover, net operating income improved
and amounted to SEK 2,993 million (2,935).

RENTAL REVENUE

During the first three quarters of the year rental revenue increased by
SEK 92 million and totalled SEK 4,190 million (4,098). SEK 66 million
can be attributed to completion of new buildings especially in Stockholm
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(Royal College of Music, A-house, Nobel Building), Uppsala (Segerstedt
Building, Humanities Theatre, Ostra lingan) and Lund (New Biotron).
SEK 21 million is attributable to renegotiations of contracts.

Other property management income amounted to SEK 167 mil-
lion (129), an increase of SEK 38 million. SEK 25 million relates to an
additional consideration attributable to a sale dating back to 2010.
SEK 11 million is attributable to an increase in services for tenants.

LEASING LEVEL
The leasing level is unchanged compared with the last quarter.
Vacant space totalled 128,000 m2, which is 3.9 per cent (3.9) of our
total rentable area of 3.3 million m2. The rentable area increased by
7,500 m? since the first quarter and can mainly be explained by the
completion of the Education Building and the ABE School at KTH.
The rental value of vacant premises is clearly lower than the
average for the holdings. Vacant premises account for 0.9 per cent
(0.9) of our total revenue. As previously, the largest individual
blocks of vacant space can be found on the Ultuna Campus and
amount to about 78,000 m2, where Klinikcentrum (the Clinical
Centre), approximately 30,000 m?2, is essentially vacant after the
Centre for Veterinary Medicine and Animal Science moved to new
premises.

OPERATING AND MAINTENANCE COSTS

Expenses for operation and maintenance amounted to SEK
963 million (921). The increased cost is mainly attributable to
maintenance.

Total maintenance costs amounted to SEK 382 million (368).
The underlying maintenance costs relating to remedial and preven-
tive maintenance have increased marginally. The increase (SEK
19 million) can mainly be attributed to a major energy project at
Stockholm University. The renovation of the A-house at KTH, the
EES school and the main building at KTH are among the larger
maintenance projects to date this year.

Operating costs increased by SEK 28 million to SEK 581 million
(553), including an increase of SEK 15 million for media costs due to the
increase in sales of media to customers. Operating costs include media
provision of SEK 385 million (370), equivalent to SEK 157/m2 (161).
Other increased operating costs are mainly attributable to labour costs.

RENTAL REVENUE, SEK M
6,000

4,500
3,000
1,500

0

Roll 12 Year
month

NET OPERATING INCOME AND NET OPERATING INCOME RATIO,
SEK M AND %

SEK m %
4,000 — — 80

3,000

2,000 —

1,000 —
0

Roll 12 Year
month

® Net operating income, SEK m = Net operating income ratio, %
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COMMENT: OPERATING PROFIT

ADMINISTRATION AND PROPERTY MANAGEMENT EXPENSES
Administration costs include property management and central
administration, which together are essentially unchanged. Property
administration increased and amounted to SEK 216 million (200).
The increase can primarily be explained by a change in an account-
ing policy in 2017 related to capitalisation of project costs.

Central administration costs decreased to SEK 46 million (63),
due to lower costs for the new organisation that became effective on
1 January 2017, as well as lower consultant costs.

Other property management expenses increased by SEK 14 mil-
lion and totalled SEK 185 million (171), mainly attributable to the
increased cost for site leasehold charges in Stockholm, with a lim-
ited impact on earnings since the majority of these costs are passed

on to the customer.

NET INTEREST INCOME/EXPENSE
Current financing costs consist of interest on loans and net interest
income related to the interest rate swap portfolio. This cost of these
items declined to SEK 159 million (239) for the period, correspond-
ing to an interest rate of 0.98 per cent (1.35). The declining cost can
be explained by the extremely low interest rates, which have gradu-
ally had an impact on refinancing and new financing. The cost of
interest rate swaps has fallen because parts of the interest rate swap
portfolio with negative market value were realised during the last
quarter of last year.

Interest-bearing net loan liability increased by SEK 998 million
to SEK 28,460 million. The interest coverage ratio continues to be
high at 730 per cent (795) on a rolling 12-month basis.

CHANGES IN VALUE, PROPERTIES

The fair value of the Group’s property holdings was set using an
internal property valuation that is compared annually against exter-
nal value statements. As of 30 September 2017, changes in property
values with an impact on profit totalled SEK 3,584 million (2,488),
including realised changes in value for properties sold during the
period of SEK 0 million (35), an increase of 4.9 per cent (3.7) of the
value of the properties.

The increase of 76.9 per cent (57.2) largely relates to the lower
yield requirement on several of the sub-markets. The average yield
requirement was 5.3 per cent (5.6). The remaining change in value is
attributable to projects in progress, renegotiated leases and other
factors affecting value.

The largest increase in value was noted in the Greater Stockholm
region and the Mid-Sweden market area, which account for 2.9 per-

centage points of the change in value and is generally attributable to
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large reductions of yield requirements compared with smaller

sub-markets, as well as a larger proportion of project properties.

CHANGE IN VALUE, FINANCIAL INSTRUMENTS

Changes in value in the derivatives portfolio amounted to SEK

-144 million (-418). Instruments, in the form of interest rate swaps,
are mainly entered into with the aim of extending the fixed interest
period in the liability portfolio, where 60 per cent of financing cur-
rently relies on variable interest rates. Half of the Company’s inter-
est risk exposure derives from interest rate swaps and consequently
even minor changes in the interest rate situation will affect earnings
through changes in fair value. Falling market interest rates entail a
negative impact on profit and the opposite is true when interest
rates rise. Thus, in a fixed income market with large fluctuations in

interest rates, the changes in value will be significant.

TOTAL FINANCING COST INCLUDING
CHANGES IN VALUE

1Jan. - 1Jan. - 1Jan. -
30 Sept. 30 Sept. 31 Dec.
2017 2016 2016

Loan financing cost, including
charges, % 0.75 0.87 0.83
Interest swaps, net interest, % 0.23 0.48 0.47
Financing cost, % 0.98 1.35 1.30

Changes in value, financial

derivatives, % 1.34 1.98 0.85
Total financing cost, % 2.32 3.33 2.15

COMPARATIVE CALCULATION, TOTAL FINANCING COST
Over the past ten years Akademiska Hus has had an average fixed
interest period of 5.5 years in the total liability portfolio. Consequently,
the recognised financing costs over time demonstrate good stability.
The analysis is significantly complicated by the substantial use of
interest derivatives, which generate change in value with interest
rate fluctuations in the market. Changes in value in interest rate
derivatives are both realised and unrealised. A certain proportion of
interest rate derivatives is realised on an ongoing basis (monthly or
quarterly), even if the underlying fixed interest period is long-term.
To clarify the underlying financing cost, a supplementary calculation
(period-allocated financing cost) is carried out in which the cash flows
of realised interest rate derivatives are also attributed to the under-
lying fixed interest period of each instrument. The diagram below on
the left shows a comparative calculation of the above in which inter-

est rates are expressed as rolling 12-month interest rate (annualised).

COMPARATIVE CALCULATION TOTAL FINANCING COST,
ROLLING 12-MONTH BASIS, %

ANALY
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0.72
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17 Year

= Total financing cost including
changes in value

Period-allocated financing cost

INTEREST COVERAGE RATIO, %

800

600

400

200

13 14 15 16 Roll 12 Year

month

AKADEMISKA HUS | Stampgatan 14, Box 483, SE-401 27 Gothenburg, Sweden | Telephone: +46 31 63 24 00 | www.akademiskahus.se



CONSOLIDATED BALANCE SHEETS INTERIM REPORT | 1 JANUARY - 30 SEPTEMBER 2017

Consolidated balance sheet

CONSOLIDATED STATEMENT OF FINANCIAL POSITION, SUMMARY, SEK M
30 Sept. 2017 30 Sept. 2016 31 Dec. 2016

ASSETS

Non-current assets
Properties 78,611 71,085 73,013
Equipment, fixtures and fittings 9 12 11
Derivatives 1,019 2,493 2,172
Other non-current receivables 151 232 224

Total non-current assets 79,790 73,822 75,420

Current assets

Current receivables

Derivatives 618 57 215
Other current receivables 2,481 1,850 1,426
Total current recetvables 3,099 1,907 1,641

Cash and cash equivalents

Cash and cash equivalents 5,895 4,228 5,370
Total cash and cash equivalents 5,895 4,228 5,370
Total current assets 8,994 6,135 7,011
TOTAL ASSETS 88,784 79,957 82,430

EQUITY AND LIABILITIES

Equity 37,541 32,677 34,152
LIABILITIES
Non-current liabilities
Loans 22,519 22,634 22,805
Derivatives 902 991 632
Deferred tax 11,051 9,551 9,982
Other non-current liabilities 553 498 554
Total non-current liabilities 35,025 33,674 33,973
Current liabilities
Loans 12,540 9,665 9,951
Derivatives 250 157 58
Other current liabilities 3,427 3,784 4,296
Total current liabilities 16,217 13,606 14,305
Total liabilities 51,242 47,280 48,278
TOTAL EQUITY AND LIABILITIES 88,784 79,957 82,430
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COMMENT: BALANCE SHEET

Comment:

PROPERTIES

As of 30 September 2017 the fair value of Akademiska Hus’ property
holdings totalled SEK 78,611 million, an increase of SEK 5,599 mil-
lion and 7.7 per cent compared with 31 December 2016. Fair value
includes the completed portion of projects in progress. At the end of
the year, projects in progress totalled SEK 6,667 million. The change
in value with an impact on profit was SEK 3,584 million (2,488),
including changes in value realised for properties sold during the
period of SEK 0 million (35). The remaining change relates to net
investments.

The fair value was calculated by means of an internal property
valuation covering all the Company’s properties. The value is
affected by property-specific conditions such as net operating
income, rent levels, vacancy levels, lease term and type of premises.
The general increase in prices on the property market and demand

for community properties is reflected in the valuation by the reduc-

PROPERTIES, 30 SEPT. 2017
(incl. new construction in progress and capitalised interest expense)

Change in property holdings, in SEK m

OPENING FAIR VALUE

+ Investment in new construction and redevelopment
+ Acquisitions

- Sales

+/- Change in fair value

Of which change in value due to a change in the cost of capital and yield requirement

Of which other change in value
CLOSING FAIR VALUE
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tions in yield requirement and cost of capital. The average yield
requirement was 5.3 per cent, a decline of 0.2 percentage points
since January 1.

Akademiska Hus engages an external rating agency to verify the
yield requirement and fixed costs on a quarterly basis to ensure that
market rates are applied in the internal valuation. A selection of
property portfolio is also valued externally each year. External valu-
ations are used as a benchmark for the internal valuation, thereby
strengthening its reliability.

All property valuation includes assessments that are associated
with a certain degree of uncertainty. A normal uncertainty range in
conjunction with a property valuation is +/- five to ten per cent,
which would be equivalent to approximately SEK +/- 3,900-7,800

million in the Akademiska Hus portfolio.

30 Sept. 2017 30 Sept. 2016 31 Dec. 2016
73,013 66,575 66,575

2,154 2,103 2,836

-139 -46 -46

3,584 2,453 3,647

2,755 1,403 2,435

829 1,050 1212

78,611 71,085 73,013

YIELD REQUIREMENTS AND COST OF CAPITAL, %

10

¢ o —

6

4 13 14 15 16 Q3-17 Year

== Average cost of capital Average yield requirement

CHANGE IN VALUE BY SEGMENT
including investments in new construction and redevelopment

Contribution to
change in value,

Segment Change in value, % percentage points
South 35 0.8
Mid-Sweden 5.7 2.9
North 4.6 1.2
Total 4.9
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COMMENT: BALANCE SHEET

FINANCING

The period after the summer was characterised by extremely high
activity in the corporate bond market, where demand from investors
who mainly want long-term maturities has been a consistent fea-
ture. Akademiska Hus has prioritised this demand and bonds worth
a total of about SEK 4,000 million were issued, including SEK

3,000 million to foreign investors with an average maturity of

14 years.

The issues included a bond of CHF 250 million (SEK 2,115 mil-
lion) with a maturity of 12 years as the largest. In addition, foreign
investors invested in bonds denominated in SEK with maturities of
20 and 30 years respectively. As a result of the bond issues and lease
payments, liquidity was very good.

Fixed interest period and maturity

The extensive long-term bond issues have helped to extend the aver-
age maturity in the portfolio by 0.8 years. The addition of long-term
bonds at fixed interest denominated in SEK has helped to maintain

INTERIM REPORT | 1 JANUARY - 30 SEPTEMBER 2017

In a normal situation, financial markets price in long-term fixed
interest periods and maturities at higher risk premiums. The objec-
tive of risk management is therefore to balance the additional costs
of long-term fixed interest periods and maturities, and thus limit
uncertainty, against savings of more short-term fixed interest peri-
ods and maturities, where greater uncertainty is accepted.

The liability portfolio is allocated as follows:

« Basic portfolio - ECP, commercial papers, loans, bonds and
interest rate derivatives.

¢ Long-term portfolio — bonds with fixed interest and maturity
terms in excess of 15 years.

¢ Index-linked bond portfolio - bonds linked to the real interest
rate.

FIXED INTEREST PERIOD AND MATURITY, YEARS

a comparatively long fixed interest period. Debt management will _ Fixed  Fixed _ _
continue to focus on allocating the portfolio’s interest rate risk to glgeg:;t lgtle rDeesg l\g%tgga Mg }anetzj
the most effective periods, usually by using interest rate derivatives. SEK'm 2017 2016 2017 2016
Due to the continued absence of inflationary impulses in the econ- Basic portfolio 25,400 50 47 35 2.3
omy, the expansionary monetary policy remains in place, which Non-current
Y P y rypotey mplac ) portfolio 4,000 2256 237 2256 237
means that the continued long fixed interest periods will continue .
) ] Index-linked
for the time being,. bond portfolio 900 5.0 5.7 5.0 5.7
Total portfolio 7.3 7.2 6.1 52
NET LOAN LIABILITY
30 Sept. 30 Sept. 31 Dec.
SEK M 2017 2016 2016
Loans -35,059 -32,299 -32,757
Derivatives - liabilities -919 -1,149 -690
Collateral for derivatives -782 -1,515 -1,762
Cash and cash equivalents 5,895 4,228 5,369
Other current receivables 769 713 492
Derivatives receivables 1,636 2,550 2,386
Total net loan liability -28,460 -27,472 -26,962
FINANCING SOURCES, SEK BN DEBT MATURITY STRUCTURE, SEK BN
35 30
30 - 25
25 ‘» 20
e : B 15
10
5
Jan Jan Jan Jan Jan Jan Jan Jan Jan Jan July 37 41 45Year

07 08 09 10 11 12 13 14 15 16 17

@ Other @ MTN/EMTN SEK
ECP cP

EMTN CHF @ EMTN excl. CHF
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COMMENT: BALANCE SHEET

PROJECTS

The project portfolio with approved and planned projects totalled
SEK 18,400 million, of which SEK 6,700 million has already been
invested in projects in progress. In addition, the project portfolio
contains a number of concept projects worth SEK 10,800 million.
Concept projects refer to projects deemed probable within a five-
year period, but that are uncertain in their scope. The project port-
folio refers to future investments over several years, with an empha-
sis on the Stockholm region, where there are several large new
construction and renovation projects.

Several large new concept projects have been added during the
year, thereby increasing the concept project portfolio by SEK 3,200
million. The majority are located in Gothenburg and the largest is
Sahlgrenska Life, an initiative in the Gothenburg region to
strengthen the Life Sciences aimed at promoting interaction
between research, clinical practice and business.

Of the large projects (over SEK 100 million), Biomedicum and
Albano are the two largest with planned completion in 2018 and
2021, respectively. In 2017, projects such as the KI student housing
project for graduate students and the Johanneberg Science Park

innovation project have now been approved.

DECIDED PROJECTS
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PROJECT PORTFOLIO

SEK'm 30 Sept. 2017 31 Dec. 2016

Decided projects 14,400 13,400
Planned projects 4,000 3,300
DECIDED AND PLANNED PROJECTS 18,400 16,700
of which already invested in
current projects -6,700 -4,800
REMAINDER OF DECIDED AND 11,700 11,900
PLANNED PROJECTS
Concept projects 10,800 7,600
TOTAL REMAINING PROJECTS 22,500 19,500
Total excl. previous investments 29,300 24,300

The different investments are categorised as:
« Decided projects.

« Planned projects - have an inquiry or planning framework, where some form of
agreement exists between the Company and the tenant.

« Concept projects - projects likely to be carried out within five years.

Investment
limits, Accrued, Percentage Additional Expected
Location Property SEKm SEKm accrued, % floor space, m? completion Customer
Stockholm Albano 3,302 332 10 41,600 Oct.-21 Stockholm University
Stockholm Blomedicum 2,822 1,818 64 49,000 Apr.-18 Karolinska Institutet
Stockholm Blomedicum - Comparative 886 750 85 11,000 Dec.-17 Karolinska Institutet
Medicine
Uppsala Segerstedt Building 725 636 88 17,400 Dec.-17 Uppsala University
Gothenburg  Humanisten 668 193 29 12,100 Dec.-19 University of Gothenburg
Stockholm KI graduate student housing 434 7 2 15,500 Aug.-19 Karolinska Institutet
Linkdping Valla Student Building 411 76 18 13,500 July -19 Linkdping University
Stockholm Student housing 400 151 38 8,900 March-19 Akademiska Hus
Teknikringen
Gothenburg  Johanneberg Science Park 2 381 64 17 9,600 Aug.-19 Akademiska Hus
Gothenburg  Butlt Environment Project 357 312 87 20,600 Dec.-17 Chalmersfastigheter
Stockholm Lab of the Future 322 163 51 - Nov.-18 Karolinska Institutet
Umea MBC 306 122 40 1,800 March -20 Umead University
Stockholm Police programme, Sodertdrn 260 242 93 5,400 Dec.-17 Sodertorn University
Stockholm Ahouse 241 110 46 900 Dec.-18 Akademiska Hus
Stockholm ABE School 185 159 86 4,500 Dec.-17 Royallnstitute of Technology
Umead Polic°e training programme, 165 127 77 5,000 Dec.-17 Umed University
Umea Untversity
Stockholm Education Building 130 131 100 2,800 Dec.-17 Royallnstitute of Technology
Stockholm EES School 125 58 46 = Oct.-17 Royallnstitute of Technology
Stockholm GIH swimming centre 118 17 14 - March -19 City of Stockholm
Stockholm Parking factlity, 117 91 78 16,600 Dec.-17 Akademiska Hus
Solna Campus
Uppsala Humanities Theatre 116 124 100 2,300 Dec.-17 Uppsala University
Stockholm Office adaptations 111 5 5 July -18 Stockholm University
Frescatibacke
Projects under SEK 100 million 1,807 979 54
TOTAL 14,389 6,667 238,500
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Changes in group equity

Attributable to the Parent Company’s shareholder

CHANGES IN GROUP EQUITY Other
IN BRIEF, SEK M contributed Actuarial profit  Profit for the year

Share capital capital Hedge reserve andloss  brought forward Total equity
EQUITY, 1 JAN. 2016 2,135 2,135 -32 40 25,993 30,271
Dividends * — — — — -1,290 -1,290
Total comprehensive income,
Jan.-Sept. 2016 — — 33 — 3,663 -3,696
EQUITY, 30 SEPT. 2016 2,135 2,135 1 40 28,366 32,677
Dividends — — — — — —
Total comprehensive income,
Oct.-Dec. 2016 — — 9 -19 1,485 1,475
EQUITY, 31 DEC. 2016 2,135 2,135 10 21 29,851 34,152
Dividends ? — - — — -1,393 -1,393
Total comprehensive income,
Jan.-Sept. 2017 — — -1 — 4782 4,782
EQUITY, 30 SEPT. 2017 2,135 2,135 9 21 33,240 37,541
1) Dividend of SEK 1,290,000,000 was authorised by the Annual General Meeting on 28 April 2016.
2) Dividend of SEK 1,393,000,000 was authorised by the Annual General Meeting on 28 April 2017.
CONSOLIDATED STATEMENT OF CASH FLOWS, SUMMARY, SEK M 2017 2016 2016

Jan.-Sept. Jan.-Sept. Full-year

CURRENT OPERATIONS
Profit before tax 6,229 4,703 6,715
Adjustment for items not included in the cash flow -3,582 -2,617 -4,106
Tax paid -246 -303 -335
CASH FLOW FROM CURRENT OPERATIONS BEFORE CHANGES IN WORKING CAPITAL 2,401 1,783 2,274
CASH FLOW FROM CHANGES IN WORKING CAPITAL
Increase (-)/decrease (+) in current receivables -1,070 -520 -156
Increase (+)/decrease (-) in current liabilities -995 84 603
CASH FLOW FROM CURRENT OPERATIONS 336 1,347 2,721
INVESTMENTS
Investment in properties -2,085 -2,044 -2,761
Sale of properties 139 81 103
Investment in other non-current assets -1 -3 -2
Increase in non-current receivables = -464 —
Decrease in non-current recetvables 895 — 112
CASH FLOW FROM INVESTMENTS -1,052 -2,430 -2,548
FINANCING ACTIVITIES
Raising of interest-bearing loans, excluding refinancing 2,634 4,296 4,183
Dividend paid -1,393 -3,290 -3,290
CASH FLOW FROM FINANCING 1,241 1,006 893
CASH FLOW FOR THE PERIOD 525 -77 1,066
Opening cash and cash equivalents 5,370 4,305 4,305
Closing cash and cash equivalents 5,895 4,228 5,370
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COMMENT: STATEMENT OF CASH FLOWS OCH RISK MANAGEMENT m

Comment: Statement of cash Hows

Cash flow from current operations before changes in working capital
totalled SEK 2,401 million (1,783). The impact of investment in
properties on cash flow was SEK 2,085 million (2,044).

Cash Flow relating to financing activities amounted to SEK
1,241 million (-769). During the previous year new loans were taken
for payment of an additional distribution to the owner, which took
place in April, 2016. In May 2017 a dividend of SEK 1,393 million was
paid to the owner.

Total cash flow for the year amounted to SEK 525 million (-77).

CASH FLOW AND INVESTMENTS

Total cash flow from current operations before change in working
capital during the period January 2013 to September 2017 was
SEK 13,332 million. Investments during the same period totalled
SEK 13,119 million. The table shows that cash flow from current
operations is reinvested in its entirety in new construction as well
as in redevelopment and extensions of existing holdings.

Risk management

The Board decides each year on long-term development, the strate-
gic plan, the competitive situation and total risk exposure. The
Board of Directors has routines and processes for examining how
the organisation handles the risks that can arise in business opera-
tions. This means that risks can be identified, analysed, assessed and

SENSITIVITY ANALYSIS, IMPACT ON PROFIT 30 SEPT. 2017
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CASH FLOW AND INVESTMENTS, SEK M

13 14 15 16
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3,000
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2,000
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1,000
500

0

® Cash flow from current
operations before changes
in working capital

Q3-17 Year

Investments

handled effectively. Major disputes are reported on an ongoing basis

to the Board of Directors. The Company has not identified any sig-
nificant risks other than those described on pages 40-43 of the 2016
Annual Report.

Impact on pre-tax profit,

Impact on fair value,

Impact on fair value,

Change SEK'm SEK m percentage points
Rental revenue, +/- one per cent 56 614 0.8
Vacant space, +/- one percentage point 63 -453 -0.6
Operating costs, +/- one per cent 8 82 01

of which media provision 5 41 0.1
Cost of capital, + one percentage point -4,698 -4,698 -6.0
Cost of capital, - one percentage point 5178 5,178 6.6
Yield target, + one percentage point -6,403 -6,403 -8.1
Yield target, - one percentage point 9,650 9,650 12.3
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SEGMENT INFORMATION

Consolidated segments

THE GROUP’S GEOGRAPHICAL SEGMENTS IN BRIEF

INTERIM REPORT | 1 JANUARY - 30 SEPTEMBER 2017

Total,
operating Other
SEGMENT INFORMATION? 1 JAN. 2017-30 SEPT. 2017, SEK M South?  Central® North* segments operations® Group
Revenue, including other operating revenue 1,182 1,963 1,212 4,357 — 4,357
Property management costs, including other operating costs -332 -608 -311 -1,252 -112 -1,364
NET OPERATING INCOME 850 1,355 901 3,105 -112 2,993
Central administration costs -46
Net interest income/expense -159
PROFIT BEFORE CHANGES IN VALUE AND TAXES® 2,788
Change in value, properties 3,584
Change 1n value, financial instruments -144
PROFIT BEFORE TAX ACCORDING TO THE STATEMENT
OF COMPREHENSIVE INCOME 6,228
Total assets include:
Properties 18,359 40,486 19,766 78,611 — 78,611
of which invested during the year 365 1,380 409 2,154 — 2,154
Total, operat- Other opera-
SEGMENT INFORMATION? 1 JAN. 2016-30 SEPT. 2016, SEK M South? Central® North*  ing segments tlons® Group
Revenue, including other operating revenue 1,190 1,920 1,123 4,233 -6 4,227
Property management costs, including other operating costs -354 -541 -277 -1,172 -120 -1,292
NET OPERATING INCOME 836 -1,379 846 3,061 -126 2,935
Central administration costs -63
Net interest income/expense -239
PROFIT BEFORE CHANGES IN VALUE AND TAXES® 2,633
Change in value, properties 2,488
Change in value, financial instruments -418
PROFIT BEFORE TAX ACCORDING TO THE STATEMENT
OF COMPREHENSIVE INCOME 4,703
Total assets include:
Properties 16,792 36,085 18,208 71,085 — 71,085
of which invested during the year 280 1,216 607 2,103 — 2,103
Total, operat- Other opera-
SEGMENT INFORMATION? 1 JAN. 2016-31 DEC. 2016, SEK M South?  Central® North*  ing segments tions® Group
Revenue, including other operating revenue 1,587 2,568 1,511 5,666 — 5,666
Property management costs, including other operating costs -516 -875 -421 -1,812 -187 -1,999
NET OPERATING INCOME 1,071 1,693 1,090 3,854 -187 3,667
Central administration costs -85
Net interest income/expense -308
PROFIT BEFORE CHANGES IN VALUE AND TAXES® 3,274
Change in value, properties 3,682
Change in value, financial instruments -241
PROFIT BEFORE TAX ACCORDING TO THE STATEMENT OF COMPREHENSIVE INCOME 6,715
Total assets include:
Properties 17,379 36,988 18,646 73,013 — 73,013
of which invested during the year 369 1,670 797 2,836 — 2,836

1) Commencing on 1 January 2017, Akademiska Hus  operating segments are divided into North, Central and South for reporting purposes.

They were previously divided into six regions.
2) South: Lund, Alnarp, Malmg, Kristianstad, Karlstad, Skévde, Gothenburg, Bords
3) Central: Stockholm, Linkdping, Norrkdping, Orebro

5) ‘Other operations’ refer to operations that are not attributable to the respective segment.

)
)
4) North: Uppsala, Gavle, Umeg, Luled
)
)

6) There is a new heading. Changes in value are reported separately. See also Note 1.
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Parent Company income statement

PARENT COMPANY INCOME STATEMENT, SUMMARY, SEK M 2017 2016 2017 2016 2016
July-Sept. July-Sept. Jan.-Sept. Jan.-Sept. Full year
Income from property management 1,556 1411 4,482 4,263 5,702
Property management expenses -422 -365 -1,349 -1,272 -1,977
NET OPERATING INCOME 1,134 1,046 3,133 2,991 3,725
Central administration costs -16 -25 -46 -63 -85
Depreciation and impatrments as well as reversed
impairments in property management -294 -297 -867 =771 -1,040
PROFIT BEFORE FINANCIAL ITEMS 824 724 2,220 2,157 2,600
Net financial income/expense =27 -254 -373 -715 -625
Appropriations — — — — -175
PROFIT BEFORE TAX 797 470 1,847 1,442 1,800
Tax -206 -113 -453 -323 -485
PROFIT FOR THE PERIOD 591 357 1,394 1,119 1,315
Parent Company statement of comprehensive income, summary
PARENT COMPANY STATEMENT OF COMPREHENSIVE INCOME,
SUMMARY SEK M 2017 2016 2017 2016 2016
July-Sept. July-Sept. Jan.-Sept. Jan.-Sept. Full year

Profit for the period 591 357 1,394 1,119 1,315
Reclassifiable items

Profit/loss from cash flow hedges — 15 -7 41 52

Tax attributable to cash flow hedges 6 -3 6 -9 -12

Cash flow hedges, reclassified to the income statement — — — 1 1
TOTAL, OTHER COMPREHENSIVE INCOME FOR THE PERIOD 6 12 =1 33 41
COMPREHENSIVE INCOME FOR THE PERIOD 597 369 1,393 1,152 1,356
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Parent Company - balance sheet

PARENT COMPANY BALANCE SHEET, SUMMARY, SEK M
30 Sept. 2017 30 Sept. 2016 31 Dec. 2016

ASSETS

Non-current assets
Properties 42,799 41,142 41,591
Equipment, fixtures and fittings 9 12 11
Shares in Group companies 1 1 1
Derivatives 1,019 2,493 2,172
Other non-current recetvables 151 232 223

Total non-current assets 43,979 43,880 43,998

Current assets

Derivatives 618 57 215
Other current receivables 2,481 1,850 1,426
Cash and bank balances 5,895 4,228 5,369
Total current assets 8,993 6,135 7,010
TOTAL ASSETS 52,972 50,015 51,008

EQUITY AND LIABILITIES

Equity 6,626 6,422 6,626
Untaxed reserves 4,025 3,850 4,025
LIABILITIES
Non-current liabilities
Loans 22,519 22,634 22,805
Derivatives 902 991 632
Deferred tax 2,296 2,146 2,219
Other non-current liabilities 383 362 393
Total non-current liabilities 26,100 26,133 26,049
Current liabilities
Loans 12,540 9,665 9,951
Derivatives 250 157 58
Other current liabilities 3,430 3,788 4,299
Total current liabilities 16,220 13,610 14,308
Total liabilities 42,320 39,743 40,357
TOTAL EQUITY AND LIABILITIES 52,972 50,015 51,008
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PARENT COMPANY

Parent Company

Akademiska Hus AB is the Parent Company in the Akademiska Hus
Group and is wholly owned by the Swedish state. Operations com-
prise mainly owning and managing university and college proper-
ties. The majority of the Group’s revenue is derived from leasing
property for education purposes under government auspices. Essen-
tially the entire Group’s operations are conducted in the Parent
Company, which means that the description of risks and uncertain-

ties is the same in both the Group and the Parent Company.

Revenue and profit/loss

The Company’s sales for the period amounted to SEK 4,482 million
(4,263). Of this amount, revenue from subsidiaries accounted for
SEK 0 million (0). The profit before financial items was SEK

2,220 million (2,157) and net financial income/expense was SEK
-373 million (-715). Profit after tax was SEK 1,394 million (1,119).

Depreciation
The revaluations of investment properties made in 2014 and 2015
are depreciated at a rate such that the revaluation is fully written off

when the rest of the building is fully depreciated.
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Investments
Investment in machinery and equipment amounted to SEK 1 million
(1) and in properties to SEK 2,084 million (2,044).

Equity
Equity totalled SEK 6,626 million. In May 2017 a dividend of SEK
1,393 million was paid to the shareholder.

Events after the end of the reporting period
No events of a material nature occurred after the end of the report-

ing period in either the Parent Company or the Group.

The President hereby certifies that this Interim Report provides a true and fair

overview of the Company’s and the Group’s operations, financial position and

results and describes material risks and uncertainties that the Company and the

companies that form part of the Group face.

Gothenburg, 25 October 2017

Kerstin Lindberg Goransson

President
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EXAMINATION REPORT

Examination report

To the Board of Directors of Akademiska Hus AB (publ)
Reg. no. 556459-9156

Introduction

‘We have performed a limited review of the interim financial infor-
mation (the interim report) for Akademiska Hus AB (publ) as at Sep-
tember 30, 2017 and the nine month period ending on that date. The
Board and the CEO are responsible for the preparation and pres-
entation of this interim report in accordance with IAS 34 and the
Annual Accounts Act. Our responsibility is to express a conclusion

on this interim report based on our review.

Scope of review

‘We conducted our review in accordance with International Standard
on Review Engagements ISRE 2410 Review of Interim Financial
Information Performed by the Independent Auditor of the Entity.

A general review involves making inquiries, mainly of individuals
responsible for financial and accounting matters, applying analytical

and other review procedures. A review has a different focus and
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significantly narrower scope than the orientation and scope of an
audit in accordance with ISA and generally accepted auditing stan-
dards. The review procedures that are followed during a general
review do not enable us to achieve a sufficient level of assurance to
guarantee that we identify all significant circumstances that would
have been identified by an audit. The conclusion reached from a
general review does not therefore carry the same level of confidence

as a conclusion based on an audit.

Conclusion

Based on our review, nothing has come to our attention that causes
us to believe that the interim report is not prepared, in all material
respects, for the Group in accordance with IAS 34 and the Annual
Accounts Act and for the Parent Company in accordance with the
Annual Accounts Act.

Gothenburg, 25 October 2016

KPMG AB

Bjorn Flink
Authorised Public Accountant
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ACCOUNTING POLICIES AND DEFINITIONS OF ALTERNATIVE PERFORMANCE MEASURES

Notes

Accounting policies

Akademiska Hus complies with the EU-endorsed International Finan-
cial Reporting Standards (IFRS). This Interim Report for the Group has
been prepared according to IAS 34 Interim Financial Reporting, and for
the Parent Company in accordance with the Annual Accounts Act and
the recommendation of the Swedish Financial Reporting Board, RFR 2
Accounting for Legal Entities.

Unless stated otherwise below, the accounting policies and computa-
tion methods are the same as the accounting policies used in the most
recent Annual Report.

Disclosures under IAS 34.16A are presented except in the financial
statements and the related notes in other parts of the interim report.

NEW ACCOUNTING POLICIES 2017

The accounting policies are unchanged compared with the most recent
annual report, with the exception of changes in headings in the income
statement and segment reporting. Profit through net operating income is
unchanged. Reporting was adapted to conform with current industry
practice by reporting changes in the value of properties and financial
instruments under separate headings. The comparative figures are
restated.

Alternative performance measures

In accordance with European Securities and Markets Authority guide-
lines (ESMA) on reporting of alternative performance measures, the
definition and reconciliation of alternative performance measures for
Akademiska Hus are presented here. The guidelines entail additional
disclosures regarding financial measures that are not defined in IFRS.
The performance measures presented below are reported in the interim
report. They are used for internal governance and follow-up and are gen-
erally accepted in the property industry. Owner objectives have also been
set for return on operating capital and the equity ratio. Since not all com-
panies calculate financial measures in the same way, these are not always
comparable to measures used by other companies.

RETURN ON EQUITY
Profit before tax after 22 per cent tax rate in relation to average equity
(IB+UB)/2.

RETURN ON OPERATING CAPITAL
Earnings before changes in value and tax, excluding net interest income/
expense in relation to average operating capital (IB+UB)/2.

LOAN-TO-VALUE RATIO
Interest-bearing net loan debt in relation to the closing value of proper-
ties.

YIELD

Operating surplus in relation to the average fair value, excluding build-
ings under construction. This performance measure shows the return
from operations in relation to the value of the properties.
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NET OPERATING INCOME RATIO
Net operating income in relation to property management income.

The net operating income ratio shows how much the Company gets to
keep from each krona earned from business operations. It is a type of
efficiency measure that is comparable over time.

TOTAL FINANCING COST INCLUDING CHANGES IN VALUE
Net interest and the change in value of financial derivatives, in relation to
average interest-bearing capital. (See table below.)

INTEREST COVERAGE RATIO

Net operating income with the addition for central administration in
relation to net financial income/expense, including period allocation of
realised profits from derivatives and including capitalised interest in
projects.

The interest coverage ratio is a financial measure that shows how many
times the Company is able to pay its interest with adjusted earnings
before financial items.

NET INVESTMENTS
Closing balance minus the opening balance for non-current assets plus
depreciation and impairments minus revaluations.

NET LOAN LIABILITY

Loans, derivatives, portion of current receivables and liabilities as well as
cash and cash equivalents. Pension provisions and similar items are not
included.

1Jan.2017- 1Jan.2016- 1 Jan.2016-
SEK M 30 Sept. 2017 30 Sept. 2016 31 Dec. 2016
Loans -35,059 -32,299 -32,757
Derivatives - liabilities -919 -1,149 -690
Collateral for derivatives -782 -1,515 -1,762
Cash and cash equivalents 5,895 4,228 5,369
Other current receivables 769 713 492
Derivatives receivables 1,636 2,550 2,386
Total net loan liability -28,460 -27,472 -26,962
Fixed income funds -
assets (full-year basis) 29,605 28,317 -28,104

OPERATING CAPITAL
Equity plus interest-bearing net loan liability.

EQUITY RATIO
Equity in relation to Total equity and liabilities.

TOTAL YIELD
Direct yield from properties and their change in value, expressed in
per cent.

AKADEMISKA HUS | Stampgatan 14, Box 483, SE-401 27 Gothenburg, Sweden | Telephone: +46 31 63 24 00 | www.akademiskahus.se



DEFINITIONS/GLOSSARY

Definitions/Glossary

Operating costs

Operating costs are costs incurred to keep a property, installation or sim-
ilar facility functioning. Operating costs are divided into media provi-
sion, monitoring and service.

Property administration

Cost of management, day-to-day accounting administration, leasing,
contact with tenants, handling of registers, contracts and drawings, tech-
nical planning and follow-up and human resource administration.

Rental revenue

The basic rent, index-linked, and estimated rent for vacant rentable floor
space and supplements, with a deduction for vacant space and rent
reductions.
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Floor space, m? GFS
Gross floor space of building. Comprises rentable floor space as well as
common areas and the areas surrounding the building.

Floor space, m*
Rentable floor space in square metres.

Maintenance costs
Costs for measures taken aimed at reinstating the original standard and
function of worn or damaged parts of a building.

Rental and vacancy levels

Leased or vacant floor space in relation to the total floor space. Financial
leasing or vacant space levels are rental revenue for space leased and
estimated rental revenue for vacant space in relation to the total rental
revenue.

The information in this interim report is such that Akademiska Hus (publ) is obliged to make
public pursuant to the EU Market Abuse Regulation and the Swedish Securities Market Act.
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