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The year in brief 2005

New construction and continued expansion in maintenance

= Residential rents increased by an average of 1.65-3.23 per cent in 2005.

= Satisfied tenants and employees.

= Absenteeism due to sickness has fallen and is lower than 1998.

= The profit after financial income/expense was SEK 808 million (933). Excluding reversed write-downs and write-
downs, the profit after net financial income/expense was SEK 232 million (356).

= Investments and property maintenance totalled SEK 1,615 million (1,579).

= The level of investment is expected to remain on the same level as 2004.

= The Group's reported equity/assets ratio at the end of 2005 was 29.4 per cent (27.9) and the adjusted equity/
assets ratio is estimated at 47 per cent (45).

= Just under 500 new dwellings were completed during 2005.

Prospects for 2006

= Investments and property maintenance are expected to exceed the 2005 level.

= Continued focus on customer and employee surveys.

= Intensive planning is in progress to produce new construction projects and to increase the residential density in

existing areas.

= A new, quantifiable environmental index will be introduced in the light of the national environmental aims.

= Continued work on reducing absenteeism due to illness.

= Rent negotiations for 2006 have not yet been completed.

Financial information

Forvaltnings AB Framtiden will issue the following information during the year:

= The Annual Report with a specification of properties will be published in March.
= An Interim Report as of August 31 will be published in October.

The Annual Report with a specification of properties and the Interim Report are also available in English.

All financial information can be ordered from: Férvaltnings AB Framtiden, Avdgen 40, SE-412 51 Géteborg,
Phone +46 31 773 75 50 E-mail: framtiden@framtiden.goteborg.se or can be downloaded from www framtiden.se.
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Statement by the CEQ

Around 100,000 people visited the Bo i Géteborg exhi-
bition at the end of the summer. The number of visitors to
the three arenas exceeded all expectations. The housing
exhibition, which was reported as being a success in many
quarters, was arranged together with a number of major
construction companies, co-operative property owners and
sector companies.

During the balmy late summer days the visitors could
see the results of the extensive development work that has
been taking place at the municipal housing companies in
Gothenburg over the past 10 years. The transformation of
Gardsten, the new face of the 'million programme’, the new
‘garden district' of Amhult with its family dwellings, and
life down at the quays at Norra Alvstranden, all provided
a clear picture of Gothenburg as a multifaceted city. In each
case the Framtiden Group companies had a major role to
play in making Gothenburg a better place to live.

In conjunction with the exhibition, Gardstensbostader
received the prestigious international World Habitat
Award for its highly publicised "Solhus". The award was
presented in collaboration with the UN urbanisation and
housing programme body. This was the first time the award
has gone to a Swedish housing project.

At Norra Alvstranden even more new apartments for
rent will be built in the years to come. At the same time, a
new landmark, the Venus block, is being planned for the
Garda area of the city. From the 30-storey building the ten-
ants will have a magnificent view of the city and out to-
wards the harbour. Alongside the construction of new
apartments there will be extensive refurbishment in a num-
ber of residential areas. In 2005, almost 500 dwellings with-
in the Framtiden Group were ready for occupation. The
aim is to complete 1,000 more new apartments for rent in
the next two years.

The Group has been charged with the task of produc-
ing dwellings for all consumers. Since 2004, we have had
a special company, Bygga Hem i Goteborg AB, which
provides housing for people who require special solutions.
During the year, around 90 overnight apartments were
completed at Tillfallet, the former Westsam building. In
addition, the company expects to have added around 100
Altbo places to the market by the end of the year.

The long-term renewal process within the Framtiden
Group has been successful in many different ways. The
average rent levels have been extremely competitive for many
years. The average rent is lower than in Stockholm and on
a par with Malmd. The Framtiden Group tenants are also
satisfied with their living situation. We already knew that
our tenants are more satisfied with the quality compared
with the other property companies' tenants.

More and more people are acquiring an apartment with
the municipal housing companies. Last year, 10,300 house-
holds acquired a new place to live within the Framtiden
Group, which is an increase of 10 per cent compared with
the year before.

CEO Kurt Eliasson

Security is a key issue for everyone, particularly the tenants.
The Group has worked on a broad front for a number of
years to improve security. One example is the collaborative
project Ung och Trygg i Goteborg(Young and Safe). The
police, the prosecution authority, the education department,
the urban district committees and the municipal housing
companies are working together to, among other things,
prevent recruitment into criminal gangs. Using new working
methods and rapid action thousands of young people have
in some way or other been affected by the work of these
collaborating parties. They describe their work as successful.

The Framtiden Group is working to increase equality
between men and women. Today there is a more even bal-
ance and for the first time four out of 10 managers and
supervisors are women. One-third of the subsidiary com-
panies' presidents are women. The higher level of absen-
teeism due to sickness has given cause for concern. However,
the trend is falling and absenteeism due to sickness is now at
its lowest since 1998. Through active measures, absenteeism
due to sickness will hopefully be reduced even further.

On the whole, the Framtiden Group has a firm foun-
dation, good finances, first-rate operations and a high de-
gree of commitment on the part of tenants and employees.
The Group's financial position is solid and the expanded
maintenance is being concentrated in particular on the three
large housing companies and on HjéllboBostaden. Berg-
sjon Centrum has now been completed after a total rede-
velopment and the transformation of Tuve Torg will now
commence and is due for completion in 2007. All the Group's
housing centres will then have been redeveloped in line with
the activity plan commenced at the end of the 1990s.

The number of people moving into Gothenburg con-
tinued to increase last year and is higher than at the end of
the 1960s. During 2006, we predict that the higher level
of demand for our rental apartments and non-residential
premises will continue. The level of employment is expect-
ed to increase and the Group companies will continue to
work to stimulate employment. The measures that have
been taken in Gérdsten and Hjallbo are particularly impor-
tant and they created 200 jobs for tenants during 2005.

[

Kurt Eliasson
CEO, Forvaltnings AB Framtiden

STATEMENT BY THE CEO



Commercial philosophy, objectives and strategies

ADMINISTRATION REPORT

The Board and CEO hereby submit their report for the 2005 financial year.

Forvaltnings AB Framtiden, company registration number 556012-6012, is wholly owned by the City of Gothenburg.
The Company's primary task is to produce, administer and let residential and non-residential properties and parking spaces.
The wholly-owned commercial subsidiaries are Bostads AB Poseidon, Goteborgs stads bostadsaktiebolag, Familjebostader
i Goteborg AB, Gardstenshostader AB, AB HjéllboBostaden, Goteborgs Egnahems AB, Goteborgs Stads Parkerings AB,
Forvaltnings AB GoteborgsLokaler, Stérningsjouren i Géteborg AB, Idrotts- och Kulturcentrum Scandinavium i Géteborg
AB, Framtiden Housing Finance No 2 AB (publ), Framtiden Residential Housing Finance No. 3 AB (publ), Framtiden
Multi-Family Housing Finance No. 4 AB (publ) and Framtiden Public Housing Finance No. 5 AB (publ).

Commercial philosophy

"The Framtiden Group will offer housing for all types of
housing consumers and will ensure a broad range of homes
with a wide freedom of choice with regard to the form of
tenancy, size, standard and location. A variety of means will
be sought to allow residents to influence their homes and
immediate surroundings and to develop their own welfare."

Ownership Charter

The Ownership Charter lays down the reasons why the
City of Gothenburg is involved in property ownership.
This forms the basis for the commercial philosophy, objec-
tives, strategies and policies of the Group.

The Ownership Charter was developed and adopted in
1992. Since then, only minor changes have been made.
The document is only updated when there are particular
reasons for doing so.

The Ownership Charter is the basis for all work in the
Group.

The key points in the ownership charter are:

= The development of Gothenburg will be strengthened
through the work of the housing companies.

= Through the housing companies residents will be given
the opportunity to exert wide-ranging influence over
their homes and immediate surroundings.

= Through greater commitment to, and responsibility for,
their living conditions, residents will develop their own
welfare.

To satisfy the owner's objectives and motives, particular
importance is attached to long-term consolidation and
retention of the Group's economic strength.

The Group companies must also have the capacity to
live up to the demands in the Ownership Charter and
retain a high level of quality in their operations, even in
times of recession and economic pressure.

The Framtiden Group is contributing to the develop-
ment of Gothenburg and to maintaining an attractive
housing market. This is taking place through new con-
struction, the development of existing residential areas
through varying levels of refurbishment and redevelopment

and by ensuring a good level of maintenance in the long
term. There is also extensive development generally, main-
ly in the outer suburbs and on precincts.

City Council objectives for 2005

In the budget for 2005 the City of Gothenburg Council
adopted 16 prioritised objectives, which the authorities
and companies will strive to achieve. The following are the
objectives which have the strongest bearing on the Fram-
tiden Group operations. The task of achieving the objec-
tives is commented on under each perspective in the bal-
anced scorecard: Tenants (T), Employees (E), Finances (F),
Operations (O).

= 8,000 new dwellings will be built during the mandate
period (O)

= Recruitment by the municipality will reflect to a better
extent the demographic structure in Gothenburg (E)

= The consumption of fossil fuels will fall (O)

= Electricity efficiency will increase (O)

= The employees' involvement as reflected in the NMI will
increase (E)

= Absenteeism due to sickness will decrease (E)

= Involuntary part-time work will decrease (E)

= Travel by public transport and bicycle will increase in
relation to travel by car (O)

Balanced scorecard
The Framtiden Group works with a balanced scorecard sys-
tem to control operations.

The five objectives are:

= Tenant satisfaction will increase with regard to quality
through an improvement in the Satisfied Residents Index
NBI (T)

= The Satisfied Employees Index, NMI, will be improved (E)

= Property result requirements with demands on the level
of maintenance (F)

= The tenants' perceived level of influence is an important
success factor (O)

= The tenants' assessment of the housing companies' envi-
ronmental work (O)

COMMERCIAL PHILOSOPHY, OBJECTIVES AND STRATEGIES




Group scorecard, aggregate

Tenants | Employees
Out- Out- | Out- Out-
come come | come come
2005 2004 2005 2004
NBI 1) 65 66 | NMI2 67 67
——————————— I— - o e e e .
Finances I Operations
Out- Out- | Out- Out-
come come | come come
2005 2004 | 2005 2004
Property I Influence 61 62
results, SEK m* 1,721 1,753 : Environment 68 69

1) NBI, Satisfied Residents Index
* See Definitions, page 45.

2 NMI, Satisfied Employees Index

Strategies
Tenants
The Framtiden Group runs annual quality surveys among
tenants with the aim of measuring how tenants perceive
their residential situation. These surveys were run for the
first time in 1997. The results are presented in the form of
a Satisfied Residents Index, NBI, and a Property Owner
rating. The NBI includes the Property Owner rating as well
as factors the Property Owner cannot influence directly but
which are of major significance to how the tenants perceive
their residential situation. The Property Owner rating cov-
ers the factors over which the Property Owner can exercise
control. Both the NBI and the Property Owner rating are
on a high level, even if they each fell a point to 65.
Several earlier surveys show that the municipal housing
companies' tenants in Gothenburg are more satisfied than
private housing company tenants. Another survey among
tenants of public housing companies in Stockholm and
Malmé and five peripheral municipalities in Stockholm
showed that Framtiden Group tenants rated their landlords
higher than tenants in Stockholm and Malm@.

Personnel

The fourth Group survey covering employee satisfaction
and job satisfaction shows that working conditions in the
Group are good. The result, measured as an NMI, Satisfied
Employees Index, was 67 for the whole Group, which is
the same as the preceding year. Several of the companies
have an NMI of 70 and above, which is unusual.

All Group companies are currently striving to achieve
greater diversity within the personnel groups, the aim
being that the composition of the personnel should reflect
more closely the composition of the tenants. The compa-
nies are working actively to increase knowledge and under-
standing of diversity issues. In addition, seminars and other
activities have been run with diversity as the theme.

A high level of absenteeism due to sickness is a social
problem that is also reflected in the Framtiden Group. The
Group companies are working actively and in co-operation

to reverse the trend. During the year, absenteeism due to
sickness fell by 0.3 percentage points to 6.2 per cent.
Work is also taking place on the Group level to facili-
tate career mobility, recruitment and skills development.
The age structure among the personnel means that there
will be a need to recruit more within the relatively near
future. Involuntary part-time positions are very rare in the
Framtiden Group. An important focus in the Framtiden
Group is to increase diversity and diversity expertise in
order to satisfy the tenants' needs and wishes even more.

Finances

Financial position

The Group's financial position is reflected in the adjusted
assets/equity ratio. The adjusted equity/assets ratio for 2005
was 47 per cent (45), which both meets and exceeds the
demands made by the owner. The reported assets/equity
ratio was 29.4 per cent (27.9). The increase in the reported
equity/assets ratio can be attributed largely to the Group's
reversed write-downs of SEK 586 million.

Framtiden Group operations are capital-intensive and
interest costs are the largest single cost item. The Group's
capital is tied up in properties, which requires strict, long-
term thinking. At the same time, consideration must be
given to the commercial view of property financing held
by the credit market. Financing today takes place directly
on the Swedish and European capital markets, of which the
majority is through the issuing of bond loans with mort-
gages on the Company's properties as collateral. The Group's
adjusted equity/assets ratio should be at least 30 per cent.
According to the Ownership Charter, a special decision
should be made if the adjusted equity/assets ratio exceeds
35 per cent. Such a decision should take into account exist-
ing investment plans, market assessments and other exter-
nal factors. For many years the Framtiden Group has had
an adjusted equity/assets ratio in excess of 35 per cent. This
is the background to the annual decisions by the Board
regarding strategic allocations of part of the Group's prof-
its. This has permitted extra property maintenance to be
carried out in Gardsten, Hjallbo and the local precincts
and which is now also taking place within Poseidon, Bo-
stadsholaget and Familjebostéder.

It is vitally important that the Group retains its capital
stock and that the increase in value and the current profit
are satisfactory. The companies should also establish a good
level of maintenance.

Operations

Influence

According to the Ownership Charter, the Framtiden Group
is responsible for contributing to the development of
Gothenburg. This means that all the companies in the
Group are working actively to initiate, pursue and partici-
pate in development projects in the residential areas with
the aim of providing the tenants with far-ranging influence

COMMERCIAL PHILOSOPHY, OBJECTIVES AND STRATEGIES



over their homes and immediate surroundings. The ten-
ants should also have increased power over their day-to-day
lives and greater potential to influence their welfare.
Development of this nature always takes place in close col-
laboration with the tenants and other parties concerned.
The tenants' perceived influence is measured in the annu-
al quality surveys. For 2005 the index was 61, which is a
fall of one unit compared with the preceding year.

The Group companies are also working to stimulate a
higher level of employment among the tenants. This work
has been particularly successful in Gardsten and Hjallbo,
where around 200 new jobs have been created during the
year. The tenants who have secured these jobs are mainly
from outside the Nordic region. In Hjéllbo, the number of
tenants aged 20-64 years who are in employment increased
by 14 percentage points over a five-year period and the fig-
ure in 2005 was 40 per cent.

Environment

In order to be able to follow developments within the com-
panies' environmental work and the impact operations
have on the environment, an environmental report is pre-
pared each year. The report includes compulsory key fig-
ures for electricity, heating, water and the sorting of waste
at source. In the quality survey the tenants graded the
potential offered by the companies for them to act in an
environmentally correct manner. In addition, they report-
ed on how well they feel public transport functions to and
from the area in which they live. The replies have in some
cases been an important basis for reaching decisions regard-
ing increasing the frequency of public transport.

An extensive evaluation of the Group's environmental
work, using Parliament's national environmental quality
objectives as a starting point, commenced in June 2005.
The evaluation resulted in each company's operations
being highlighted, and it was confirmed that seven of the
15 national environmental objectives* affect the Framtiden
Group's operations. From 2006, several of the environ-
mental objectives will be followed up in a measurable envi-
ronmental index comprising a number of selected key fig-
ures. By the housing companies consistently using district
heating in their properties the Framtiden Group is con-
tributing to reducing the consumption of fossil fuels.

New construction

In 2005, the Group completed almost 500 new dwellings.
According to the Municipal Property Department's calcu-
lations, this is equivalent to just under 30 per cent of the
total housing production within the City of Gothenburg.
The Framtiden Group has in recent years been the player
that has contributed the majority of the new dwellings for
rent in Gothenburg.

* A further environmental object, with sub-objectives, was added in
November 2005.
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Housing companies reinforce the development of Gothenburg

Forvaltnings AB Framtiden is the parent company in a
public housing group. Major changes have taken place in
the public housing companies. The special rules that ben-
efited the public housing sector have been abolished, which
means that the Group has for the past decade been com-
peting with other property companies on virtually the same
terms and conditions. What sets the Framtiden Group apart
from other property companies is the Framtiden Group
Ownership Charter, the main content of which is that the
Group, through the housing companies, should be involved
in reinforcing the development of Gothenburg. The
Framtiden Group will offer dwellings for all types of hous-
ing consumers.

Good quality and a competitive rent level

It has been the Group's strategy to work on the rent level.
The Group's average rent level is lower than the average
rent level in the public housing companies in Stockholm
and on almost the same level as the municipal housing
companies in Malma. A comparison with the private land-
lords in Gothenburg has shown that the Group's housing
companies have a lower average rent in the majority of city
areas. Different surveys also show that the tenants in the
public housing companies are more satisfied with their res-
idential situation than those who live in dwellings owned
by private property owners. The tenants give the housing
companies a good rating in the quality surveys. A crucial
factor for the good rating is a strong level of influence over
one's living situation.

Within the framework of the user benefit principle the
situation has been reflected in the setting of rents, which
has led to a good spread of rents in Gothenburg. Rents vary
between SEK 649 and SEK 1,529 per square metre, with
the lowest levels in the north-east and the highest on Norra
Agatan.

Turnover on the Gothenburg housing market
Many people each year have acquired a new place to live
on the Gothenburg housing market by moving into both
newly constructed and existing properties. Internal move-
ments in Gothenburg have increased slightly in recent
years, which could be a sign that it has not become more
difficult to find somewhere to live in Gothenburg. Within
the Framtiden Group around 10,300 households acquired
a new home in 2005.

To retain and develop a good turnover of dwellings on
the Gothenburg housing market there is the marketplace
BoPlats Goteborg, where the Group's companies can report
the apartments that become available.

Development of city areas

When the Framtiden Group was activated in 1993, work
commenced on implementing the aims of the Ownership
Charter to contribute to the development of Gothenburg.
The work was concentrated on Gardsten, Hjallbo and the

precincts, including Bergsjon. This focus has led to exten-
sive changes in these areas and the standard of the apart-
ments throughout the whole of the company's holdings is
now relatively even.

A basis for development has been the Group's involve-
ment in the Metropolitan Initiative in accordance with the
City of Gothenburg's agreement with the government.
Apart from renewing and developing the residential hold-
ings and the immediate environment, the housing compa-
nies have also been involved in creating more jobs in the
city areas concerned and in doing so they have increased
the opportunity for people to provide for themselves. In
addition, the tenants’ influence over their housing has
developed both with regard to their own home and to the
development of the area as a whole. Another important ele-
ment has been the measures taken to create security.

The Group is continuing to work in the same direction
and in the future directed efforts are planned largely with-
in the holdings of the major housing companies. The really
large investments within the Group's development compa-
ny Gardstenshostader were completed during 2005, whilst
they are continuing within HjallboBostaden.

Transformation of municipal rented

apartments into co-operative apartments

The Group's assignment includes striving to achieve a
broad range of housing, with considerable freedom of choice
regarding the form of transfer, size, standard and location.
The transformation into co-operative apartments in hous-
ing areas with a large concentration of rented apartments
is therefore a priority issue. Our three major housing com-
panies are working on such projects. At present, these in-
volve Tynnered, Eriksho and Lévgérdet.

Special residential solutions

For people who need somewhere to live but for different
reasons cannot achieve this on their own, there are special
solutions. During 2004, a new co-operation agreement was
signed between parties on the housing market in Gothen-
burg regarding the procurement of dwellings. Through spe-
cial agreements with the city, the public housing compa-
nies have made more than 400 apartments available to this
group during 2005.

In there is also a need for special housing for people
with, in many cases, addiction problems, who would find
it difficult to find somewhere to live on their own. Bygga
Hem i Goteborg AB was founded to plan, acquire and
build alternative housing, so-called Altbo dwellings. In
total, around 200 dwellings at some ten locations were
originally planned. At the beginning of January 2006, 50
of these dwellings were completed. A good deal of the
planned production was delayed as a result of appeals.
During the second half of 2006 around 50 further
dwellings are expected to be completed.

In addition, Bygga Hem has acquired the \Westsam
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building, now called Tillféllet. Operations commenced in
May 2005 with, among other things, short-term housing
for homeless men, women and couples. The eight floors have
around 90 dwellings and 15 ‘recovery' places. Operations
include a special residential unit for women (ALMA) and
a small care centre.

Security in focus

Ung & Trygg i Goteborg (Young & Safe) — a collaborative
project involving the police, the urban district committees
in Biskopsgarden, Gunnared, Larjedalen and Bergsjon, the
Education Committee, the Public Prosecution Authority
and the municipal housing companies — was founded in
autumn 2004. The aim is to reduce recruitment by criminal
gangs. This initiative, for which Forvaltnings AB Fram-
tiden has been given the responsibility of co-ordinating,
has been successful. Up to now thousands of young people
have in some way been affected by the work of those
involved. From October 1, 2005 this scheme will cover the
whole of Gothenburg. At present, 70 police officers are
working specifically with this group of young persons.

Housing exhibition - Bo i Géteborg 2005

Almost 100,000 people — almost twice as many as expect-
ed — visited the Bo i Géteborg exhibition 2005. The exhi-
bition had three arenas: Norra Alvstranden, Amhult and
Gardsten. The exhibition focused on the human values in
housing, on quality of life and on the residential environ-
ment, with the consumer perspective in focus. The reac-
tion from both visitors and exhibitors was positive.

Amhult

The Framtiden Group was responsible for arranging the
exhibition together with a number of large construction
companies, co-operative property owners, industry organ-
isations and the municipal development company at Norra
Alvstranden.

Alvstranden

HOUSING COMPANIES REINFORCE THE DEVELOPMENT OF GOTHENBURG




Organisation

The Board of Férvaltnings AB Framtiden is appointed by
the members of the Gothenburg City Council. The Board
consists of eight ordinary members and three deputies and
the political composition reflects the current composition
of the City Council. The trade union organisations PTK
and LO are also represented.

During 2005, the Board held four meetings in addition to
the Annual General Meeting

= February  Annual accounts and forecast. Attended by
the Group's auditors

= March Statutory meeting

= May Business plan and policy decisions. Interim
report and forecast.

= October Interim report and forecast

= November Budget and operating plan for the forth-

coming year.

The following are the permanent points on the agenda at
the board meetings:

= Rental situation

= Operational follow-up

= Economic report

= Financial report

= Property investments

= Property acquisitions and sales

At the statutory board meeting the Board's rules of proce-
dure and the instructions regarding allocation of duties
between the Board and the President are adopted.

Decisions by the Group Board during 2005

= Business plan and policies.

= Raising of a syndicated revolving loan totalling SEK 3.0
billion, of which SEK 2.5 billion is in respect of refinan-
cing of the bond loan within Framtiden Housing Finance
No 2 AB (publ).

= Redevelopment of a property on Linnégatan in central
Gothenburg.

= Backa R6d Stage 2, redevelopment of two properties
totalling 144 apartments.

= Redevelopment of six properties in Majorna totalling
111 apartments.

= Acquisition of a small property in Lundby.

= Egnahemsbolaget acquires land from Gardstensbostader
to build single-family dwellings.

= Bygga Hem acquires a small property from Egnahems-
bolaget.

= Strategic acquisition of a small property in Gamlestaden.

= The first stage, Stapelb&dden, of new construction of
121 apartments. A total of approximately 380 apart-
ments is planned

The Group

Forvaltnings AB Framtiden has 14 wholly owned operating
subsidiaries. On January 3, shares in Méssans Gata were
sold and in December Framtidens Bostadsfinansiering Nr
1 AB (publ) was liquidated.

Forvaltnings AB Framtiden is responsible for certain
overall strategic issues as well as co-ordination of account-
ing, finance, IT, information and development.

All subsidiaries have their own independent board and
Managing Director, who are responsible for operations,
organisation and administration.

Co-operation between the Group Board, the CEO and
the subsidiaries is confirmed by the Board in a manage-
ment policy. The Board has also adopted a Group human
resources and leadership policy, a finance policy, an account-
ing and investment policy, an environmental policy, a qual-
ity policy, an IT policy, a corporate communications policy
and a purchasing and document policy.

Subsidiaries

Housing companies

The residential properties are owned and managed by the
five housing companies Bostads AB Poseidon, Géteborgs
stads bostadsaktiebolag, Familjebostader i Goteborg AB,
Gardstensbostader AB and AB HjallboBostaden.

The housing companies are pure management compa-
nies, whose primary task is to offer attractive, value-for-
money dwellings in Gothenburg and to carry on cost-effec-
tive, high-quality property management. The companies
are among the three most well known names in the hous-
ing sector in Gothenburg. The three largest housing com-
panies are also charged with the task of acquiring land and
properties and developing both existing and new residential
areas. They should also be able to deal with sales of prop-
erties for a switch to co-operative ownership in areas in
which rented property dominates and/or where such a
move is justified from a management point of view.

The housing company organisations are strongly de-
centralised, the aim being that decisions should be reached
as close to the tenant as possible. The property or housing
supervisors are the tenants' contact with regard to all mat-
ters related to their residential situation. Poseidon and Gérd-
stensbostéder mainly use contractors for property upkeep
while other companies largely have their own property per-
sonnel.

The Group's properties are spread throughout the whole
of Gothenburg. It is only in Askim, Alvsborg and Karra-
Rodbo that the Group is not represented. Familjebostader
has almost 40 per cent of its holdings in Majorna whilst Po-
seidon and Bostadsholaget holdings are more spread out across
the city. Gardstenshostéder and HjallboBostaden only oper-
ate in their own part of the city. Each housing company
has its own history and the composition of the property
holdings varies. This means that in certain respects the condi-
tions are different and that the companies differ in character.
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Bostads- Familje- Gardstens- Hjallbo-
2005 Poseidon bolaget bostader bostader Bostaden
Properties
Apartment floor space 1,000 m2 1,493 1,407 1,121 197 173
Non-residential floor space, 1,000 m? 98 99 94 22 10
Number of apartments 23,535 22,723 18,056 2,695 2,293
Parking spaces 12,680 16,565 6,627 2,238 1,603
Floor space A-location % 33 35 45 - )
Floor space B-location % 56 46 34 - -
Floor space C-location % 11 19 21 100 100
Assets, SEK m
Property investments 230 364 83 53 60
Book value, properties 10,177 6,115 4513 496 584
Market value 14,984 12677 9,662 804 714
Finances, SEK m
Turnover 1,401 1,269 1,000 149 135
Operating surplus 581 459 356 14 19
Maintenance, SEK/m?2 154 141 158 165 155
Reversed write-downs/write-downs 131 108 17 28 0
Profit after financial items, SEK m 211 132 86 13 -10
Financing
Equity/assets ratio, % 344 20.0 282 414 36.2
Adjusted equity/assets ratio, % 46 45 51 57 43
Operations, indices
Satisfied Residents Index, NBI 66 65 64 63 60
Property owner rating 66 67 64 63 60
Satisfied Employee Index, NMI 74 69 55 64 60
Average number of employees 210 308 250 31 43

Companies for non-residential premises, parking
places, disruption service and building operations

GoteborgsLokaler

Forvaltnings AB GdéteborgsLokaler owns and manages its
own properties and local precincts and also markets and
manages the majority of other premises within the Group's
property holdings. GoteborgsLokaler also has IT support
for the whole Group as well as tax and security experts who
also serve the whole Group.

GoteborgsLokaler manages a total of 441,000 square
metres of non-residential premises. Of these premises, the
company owns 179,900 square metres. Redevelopment of
Bergsjén Centrum was completed during 2005.

Parkeringsbolaget

Goteborg Stads Parkerings AB manages and builds car
parks and multi-storey car parks in Gothenburg. The com-
pany also has certain management responsibility for com-
mercial premises. The company manages 121,000 parking
spaces and 19,800 square metres of non-residential premises.

Stdrningsjouren

Storningsjouren i Géteborg AB handles disruption matters
and deals with tenants during the evenings and at nights for
the Group's housing companies. During the year the service

came into contact with just over 3,500 tenants. Other
property owners that have signed the joint a co-operation
agreement on the housing market in Gothenburg, and
which have accepted the letting of apartments to people
who are outside the normal housing market, can become
affiliated to Storningsjouren.

Egnahemshbolaget
Goteborgs Egnahems AB's primary task is to build single-
family dwellings with co-operative ownership rights or sole
ownership rights. The company's services are also engaged
by the other companies in the Group for project and build-
ing supervision work. Egnahemsbolaget's subsidiary Bygga
Hem i Goteborg AB provides the market with dwellings
for people who are outside the regular housing market.
Egnahemsbolaget completed 135 single-family dwell-
ings (209) during 2005. In addition, Egnahemsbolaget has
building supervision assignments for other Group compa-
nies.

Scandinavium

Idrotts- och Kulturcentrum Scandinavium i Goteborg AB
owns the arena property Scandinavium. The property is man-
aged by GoteborgsLokaler and the tenant is the municipal
company GotEvent AB.

ORGANISATION




2005 GoteborgsLokaler  Parkeringsbolaget

Storningsjouren  Egnahemsbolaget ~ Scandinavium

Properties

Apartment floor space 1,000 m?2 =
Non-residential floor space, 1,000 m? 180
Number of apartments =
Parking spaces -

Floor space A-location % 7
Floor space B-location % 57
Floor space C-location % 36

Assets, SEK m

Property investments 8
Book value, properties 499
Market value 777

Finances, SEK m

Turnover, SEK m 144
Reversed write-downs/write-downs 58
Profit after financial items, SEK m 57
Financing

Equity/asset ratio per cent 47.0
Adjusted equity/assets ratio 55

Operations, indices

Satisfied customer Index, NKI 64
Satisfied employee Index, NMI 84
Average number of employees 41

* Result not reported for fewer than 20 employees.

Other subsidiaries

During 2005, Framtiden Bostadsfinansiering Nr 1 AB (publ)
was liquidated and the bond loan in Framtiden Housing
Finance No 2 AB (publ) was repaid in full on the due date.

The Group's bond loans were raised by the following sub-

sidiaries:

= Framtiden Housing Finance No. 2 AB (publ), the loan
was repaid on the due date. The company will be liqui-
dated in 2006.

Framtiden Residential Housing
Finance No. 3 AB (publ)

= = 6 -

20 - 2 27

- - 75 N
21,361 - 75 -
100 = 52 100
- - 58 -

23 - - -
252 = 45 131
713 - 78 143
206 10 229 12
-8 - - -
46 0 13 0
61.2 18.7 576 14.5
67 19 60 16
77 - 67 -
73 = 76 5
37 11 31 -

= Framtiden Residential Housing Finance No. 3 AB (publ)

= Framtiden Multi-Family Housing Finance No. 4 AB
(publ)

= Framtiden Public Housing Finance No. 5 AB (publ),
mainly for the refinancing of existing loans

The three bond loans raised are channelled in the form of
loans to the Group's three largest housing companies.

Framtiden Multi-Family
Housing Finance No. 4 AB (publ)

Framtiden Public Housing
Finance No. 5 AB (publ)

Loan raised October 2001
Total EUR 260 m (SEK 2,500 m)
Loan term Five years
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October 2002

EUR 275 m (SEK 2,500 m)

Five years

September 2004

EUR 295 m (SEK 2,700 m)

Five years



Property and rental market in Gothenburg

Demand for residential and

non-residential property 2005

More and more positive indications of a stronger economy
were noted during 2005. The majority of industries report-
ed an increase in order levels and a rise in sales, where the
construction industry and trade have reported the highest
rate of growth. Pure service industries also reported good
growth and in the private sector employment increased for
the first time in two years. Employment in the public sec-
tor, however, remained unchanged. Unemployment fell
during the autumn, although the level is still higher than
the corresponding period in 2004.

The slight increase in growth during the autumn had
immediate implications for office space vacancy levels, which
stopped rising. In central Gothenburg the proportion of
vacant premises is at present 13 per cent. Rents for offices
remained unchanged during the year and are still a few per
cent down on 2004.

The population of Gothenburg increased during 2005
by approximately 3,600, which is a slightly higher rate of
increase compared with the preceding year. The relatively
stable situation on the labour market together with a grow-
ing population meant that demand for housing continued
to be very high. Within the Group's property holdings a
vacant space level of 0.3 per cent at the turn of the year was
noted. This is approximately the same level as the preced-
ing year. In a well functioning market with a certain turn-
over it is in principle impossible to achieve a lower level of
vacant space. The high demand for residential property is
more obvious in the market for co-operative apartments
and single-family dwellings. According to statistics from the
Association of Swedish Real Estate Agents, the price of the
average single-family dwelling in the Gothenburg munici-
pal area rose by 11 per cent during 2005 and the price of
co-operative apartments rose by 16 per cent. The fall in
interest rates during 2005 was naturally a very important
factor behind most of the price increase but in the light of
an additional 1,800 residential units during 2005 and

around 4,000 additional units in 2003 and 2004, the res-
idential market continues to be strong.

The property market

Falling interest rates during 2005, together with a major
influx of foreign capital into Sweden and Gothenburg, has
pushed up the price of both residential and commercial
properties. The market for apartment blocks has continued
to be attractive to many purchasers. The transformation
from rented apartments to co-operative apartments in cen-
tral and semi-central locations has largely continued, which
has also pushed up prices. Attractive residential units in cen-
tral locations were sold at a yield of just below three per cent.
In less attractive locations yield was approximately 6.5 per
cent. During 2005, almost 70 per cent of the sales of residen-
tial properties were to co-operative associations.

The yield requirement for attractive office properties in
the centre of the city has fallen to less than six per cent.
During the year, major foreign interest in acquiring retailing
properties was noted. Individual shopping centres have been
sold as well as packages comprising everything from large
department stores to grocery stores in smaller towns. When
similar properties are sold together in packages a lower yield
requirement is achieved compared with individual sales.

Forecast for 2006

For 2006, employment in Gothenburg is expected to
increase by approximately one per cent, which is mainly
due to a generally positive trend in the service sector. At
the same time the net population inflow is expected to con-
tinue to be positive with the same rate of growth as at pres-
ent. Later in the year higher interest rates are expected to
have an impact on house and apartment prices, which will
stabilise or fall slightly. The demand for rented accommo-
dation, however, is affected to a lesser degree by interest
rate changes. In total, this means that the demand for the
Group's apartments and to a certain extent non-residential
premises will continue to be strong during 2006.

Fjallbo Park

PROPERTY AND RENTAL MARKET IN GOTHENBURG



Properties

Forvaltnings AB Framtiden on the property market
The Framtiden Group is Gothenburg's largest property
owner on the residential market and owns approximately
half of the rented apartments. According to the major
property owners graph below, the second largest property
owner's holding of residential units is just over one-tenth
of the floor space of the Framtiden Group.

Even on the non-residential side the Framtiden Group
is the largest but not quite as dominant. Wallenstam, which
is the second largest owner of non-residential property, has
a portfolio which in terms of floor space is two-thirds of
the Framtiden Group’s portfolio.

The Framtiden Group's properties at the end of 2005
comprised almost 5 million square metres, of which 4,400,000
square metres is residential and 600,000 non-residential. In
addition, there are parking spaces and garages. Gross in-
come from the Group's properties totalled SEK 4.3 billion
and 86 per cent of this is income from residential units. All
properties are located in the municipality of Gothenburg
and are to be found in the majority of areas in Gothenburg.

Dwellings

At the end of 2005 there were 69,378 apartments within
the Group with a good spread throughout Gothenburg.
Most apartments were in Majorna, the City Centre and
Kortedala, which are attractive city areas. Majorna is a very
popular part of central Gothenburg and is dominated by
the Landshévdingehusen, which are very popular in Gothen-
burg. The development of the area began in the 1880s, but
comprised largely Landshévdingehusen from the 1920s and
1930s. There is also later development. Kortedala in north-
east Gothenburg was built in the 1950s as a modern satel-
lite town according to the norms of that time. The area is
unique in Sweden due to its consistent of large-scale imple-
mentation. The Group also has significant holdings of prop-
erties constructed within the so-called “Million Programme™.
Gunnared, Larjedalen, Biskopsgarden and Bergsjon, and to

Ownership of 245,000 residential
units in the City of Gothenburg

Gross income 2006

I A1-A4

I B1-B5

Valuation location I C1C3

a certain extent Frélunda and Tynnered, are the location of
the Million Programme properties built between 1965 and
1975.

The Group's valuation model divides all properties
into attractiveness categories. Residential floor space is well
distributed between different locations. Of the total floor
space of the dwellings, 33 per cent is in the most attractive
A-locations, 43 per cent in B-locations and 24 per cent in
the slightly less attractive C-locations. Most apartments
comprise two rooms and one kitchen (43 per cent), a pro-
portion that has been constant in recent years. The num-

Gothenburg's largest residential property
owners 1,000 square metres of floor space
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ber of evictions increased in 2005, compared with previ-
ous years. The increase in turnover of apartments has not
meant any marked increase in vacancies. The number of
vacant apartments continues to be low, and in 2005 the fig-
ure was 0.3 per cent. It is the mobility on the housing mar-
ket that has increased, which is positive as it releases more
apartments. During the year, around 10,300 households
acquired a new apartment within the Group.

Housing rents increased by between 1.6 and 3.23 per
cent during 2005. The majority of the large housing com-
panies’ rents were raised by just over 1.6 per cent. Rent
negotiations for 2006 have not yet been concluded.

Number Gross rent,
Urban of apart-  Distri- Market Average apartments
District ments  bution share* size SEK/m2
Gunnared 6,225 9% 81% 71 705
Larjedalen 4,651 7% 81% 73 728
Kortedala 6,827 10% 66% 59 855
Bergsjon 2,721 4% 50% 66 699
Harlanda 2467 4% 34% 59 835
Orgryte 2413 3% 20% 63 895
Centrum 7,571 11% 33% 61 963
Linnéstaden 2,253 3% 22% 73 985 Guldheden
Majorna 8,720 13% 65% 60 889
Hogsbo 3,358 5% 52% 60 885
Alvsborg 1 0% 0% 190 522
Frolunda 4,524 7% 83% 65 856
Tynnered 2,686 4% 51% 74 822
Styrso 39 0% 37% 74 806
Torslanda 330 0% 70% 78 1108
Biskopsgarden 5,744 8% 61% 61 828
Lundby 4,440 6% 36% 51 955
Tuve-Save 836 1% 96% 76 783
Backa 3,572 5% 76% 63 804
69,378 100% 49% 63 840

*The term 'market share' refers to the total number of apartments in the
Group in relation to the total number of apartments available for rent.
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Non-residential premises

The non-residential premises should be regarded as a com-
plement to the Group's residential holdings. The majority
of the Group's non-residential floor space, approximately
324,000 square metres, is owned by the housing compa-
nies and is generally in, or in the immediate vicinity of, res-
idential properties, whilst the remaining space, approxi-
mately 233,000 square metres, is in the form of pure non-
residential properties. These non-residential properties are
highly diversified, both in terms of content and location.
Within the holdings there are attractive inner-city proper-
ties, the sports arena Scandinavium, medical centres and a
number of shopping precincts of varying sizes close to res-
idential areas. The City of Gothenburg is the largest ten-
ant through its urban district committees and administra-
tions, which lease most of the office space.

The second largest tenant is the Western Gétaland region,
which has extensive operations within the care sector.
Together, these activities account for approximately 27 per
cent of the total non-residential floor space and approxi-
mately 40 per cent of the rental income.

During the past year the average length of a lease agree-
ment increased from just less than two years to two years
and four months. At the same time, the level of vacant space
increased from an average of 7.9 to 9.5 per cent. The in-
crease is due largely to restructuring within the Western
Gotaland Region, which has involved a centralisation of
medical centres. The majority of vacant space is located in
residential properties with individual premises, where it
could be difficult to find an appropriate use. Project are in
progress aimed at converting vacant non-residential prem-
ises into residential premises.
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Bergsjon Centrum
Lease renewal year Floor Floor Annual rent, Vacant
30% Use space  space, % SEKm SEK/m2  space, %
25 Properties
Stores 123,306 22% 1123 911 6.7%
20 Leisure, meeting premises 100,965 18% 592 586 4.0%
15 Industry, workshops 8617 2% 25 291 58.6%
10 Offices 148,482 27% 1209 815 7.3%
5 Warehousing 20,311 4% 6.0 295 22.5%
0 Restaurants 6,025 1% 6.1 1,011 3.6%
S8y Education, health, welfare 92,763 17% 80.5 868 4.6%
S ©O O S o0 Q9o oo 9og A
NSNS SS S S Miscellaneous 56,397 10% 282 500 27.8%
Total 556,866 100% 416 747 9.5%
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Result analysis

Accounting

Income

The average residential rent for 2005 was SEK 840 per
square metre (822), with a spread from SEK 649 per square
metre in Lovgardet to SEK 1,529 per square metre in the
newly constructed properties on Norra Agatan. The level
of vacant dwellings continues to be low. At the end of 2005
there were 186 vacant apartments, which is an increase of
43 on 2004. In relation to the holdings as a whole, this means
that the level of vacant space has risen from 0.2 to 0.3 per
cent.

The rent shortfall for apartments increased by SEK 3
million during 2005 to SEK 54 million (51). A large pro-
portion of the discounts included in the rent shortfall are
student, loyalty and returning tenant discounts. These change
at a relatively slow rate.

The gross rents for non-residential premises fell during
2005 by SEK 25 million to SEK 392 million. It was the
sale of two properties in particular that affected the rents
for non-residential premises negatively. The sale during the
year of Méssans Gata and the sale during the preceding
year of a property in Gamlestaden by Egnahemsholaget
accounted for SEK 27 million of the income from non-
residential premises in 2004. The rent shortfall for non-
residential premises fell during the year by SEK 3 million
and amounted to SEK 30 million for 2005.

Operation and maintenance
Operating costs increased during 2005 by SEK 82 million
to SEK 1,847 million, equivalent to SEK 373 per square
metre (357). The tariff charges increased quite marginally
during 2005. The increase in operating costs can be attrib-
uted mainly to rising costs for property upkeep, operating
administration and other operating costs. In total, these items
have increased by SEK 78 million, which is equivalent to SEK
15 per square metre. Of the other operating costs, it is mainly
insurance costs and marketing costs that have increased.
Since 1997, extraordinary maintenance has been car-
ried out in Hjéllbo and Gérdsten and in the local precincts.
During 2004 and 2005, extraordinary maintenance has
also been carried out within Poseidon, Bostadsbolaget and
Familjebostader. These measures could be taken following

Operating costs
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a decision by the Board regarding special allocations for
extraordinary work within the framework of the Group's
financial results and in the light of its equity/assets ratio.

Ordinary maintenance during 2005 was charged to the
Group's profit to the amount of SEK 507 million (487),
which is equivalent to SEK 102 per square metre (99). In
addition, there are extraordinary measures totalling SEK
260 million (164) for properties owned by all the housing
companies and GoteborgsLokaler. This extraordinary
maintenance is equivalent to SEK 53 per square metre (33).

The rate of redevelopment is now relatively low com-
pared with earlier years and this will make considerable
demands on the housing companies' planned maintenance
for the future if the properties' real capital is to be pre-
served. The Framtiden Group's long-term strategy includes
the expansion of maintenance. This will be made possible
by the strong financial position of the Group.

Investments

The Group's investment programme during the past five
years has been between SEK 800 million and SEK 1,300
million per year. These investments refer to new construc-
tion as well as redevelopment. In addition, there is an
extensive maintenance programme. During 2005, invest-
ments in properties amounted to SEK 848 million (928),
of which SEK 136 million refers to new construction and
SEK 674 million to the redevelopment of existing proper-
ties. The remaining amount, SEK 38 million, refers to the
acquisition of properties.

Reversal of write-downs made

previously and write-downs for the year

Reversed write-downs for the year amounted to SEK 586
million (595). Write-downs for the year amounted to SEK
10 million (18). The reversed write-downs and write-downs
for the year are reported within depreciation and write-
downs in management. Income and costs do not affect the
cash flow of the Group or the companies concerned and
are purely of an accounting nature. The write-downs and
reversed write-downs increase the reported equity/assets
ratio whilst the adjusted equity/assets ratio has not been
affected.

Planned maintenance
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Development of the Group's holdings

The Group's aim of reinforcing the development of Gothen-
burg includes responsibility for developing and main-
taining properties and residential areas. This takes place
through new construction, maintenance and investments
in existing properties as well sales where individual prop-
erties do not fit into each company's long-term manage-
ment strategy.

Property sales

During the year Egnahemsbolaget sold five townhouses in
Onnered and Bygga Hem sold a large detached house in
Langedrag. The properties were not considered to be in
keeping with the companies' long-term management strat-
egies.

Gardstenshostader has sold a newly formed land prop-
erty, Gardsten 10:19, to Egnahemsbolaget. The values of the
sales were SEK 13 million. In addition, there are sales which
Egnahemsholaget makes each year within the framework
of its housing production. The sales value of Egnahems-
bolaget's new construction for 2005 was SEK 214 million
and involved 135 dwellings.

Acquisitions

Egnahemsbolaget acquired the above property in Gérdsten
for the development of Salviaterrassen, a new residential
area where the company will create 44 dwellings held on a

PROJECTS COMPLETED DURING 2005

co-operative and sole ownership basis. In addition, Posei-
don bought two properties, Sannegarden 17:2 and Gamle-
staden 7:22, both of which, in terms of management, are a
natural complement to Poseidon's property holdings. Bo-
stadsbolaget has acquired land in Véstra Eriksberg, which
is intended for future new construction. The acquisitions
totalled SEK 38 million.

Projects completed during 2005

During 2005, SEK 848 million (928) was invested in new
construction and redevelopment. Of this sum, SEK 136
million (309) referred to new production and SEK 674
million (579) to development. During the year, new con-
struction of 300 apartments was completed in Amhult,
Torslanda, which has taken place in stages over a number
of years. Extensive refurbishment in Gardsten, with new
facades and external environments, was concluded after
several years' work. Both these projects were highlighted in
conjunction with the housing exhibition Bo i Goteborg,
which was held during the year.

During the year, 102 rental apartments were added
through new construction and conversion of other floor
space. In addition, approximately 90 new smaller dwellings
were built for short-term occupation in the former West-
sam building. The apartments are intended for homeless
people in Gothenburg and are rented on a block basis by
the City of Gothenburg.

No. of
Owner Area Address Floor space dwellings Primary measures taken
Bostadsbolaget Torslanda Amhults Uppegadrd 1 etc. 23,829 300 New construction of rental apartments.
Bostadsbolaget Tuve Norumshojd 63,441 835 Total external refurbishment, including the
courtyards as well as bathroom refurbishment.
Gardstensbostdder Gardsten Muskotgatan, Salviagatan 72,853 976  Terracing of the apartment blocks and renewal of
he facades and outdoor areas in Ostra Gardsten.
Poseidon Kyrkbyn Jattestensgatan 30,103 513 Extensive internal and external renovation as
well as new construction of 19 apartments.
GoteborgsLokaler  Bergsjon Bergsjon Centrum 7,300 0 Total redevelopment of retailing space,
library and family centre.
Bostadsbolaget Guldheden Dr Wengbergs gata 8 5813 66 New construction of rental apartments and
renovation of a parking deck.
Poseidon Backa Rod Markurellgatan 5354 72 Stage one of a total internal and external
refurbishment of Poseidon's largest housing area.
Poseidon Biskopsgarden  Stackmolnsgatan 14,416 216  Renovation of facades and balconies,
including entrances and ventilation.
Parkeringsbolaget  Heden Sédra vagen 70 0 0 New construction of a parking deck with 301 spaces.
Poseidon Brdmaregdarden Jdgaregatan 3,731 72 Extensive internal and external renovation prior
to conversion to student apartments.
Bostadsbolaget Biskopsgarden  Blidvddersgatan 63 och 57 5016 72 Replacement of the mains as well as kitchen

and bathroom renovation and renovation
of windows, stairwells and ventilation.

Bygga Hem Olskroken Colin Campbells Plats 1 4,343 90 Total redevelopment of the former Westsam
building into 90 dwellings for the homeless.
HjallboBostaden Hjallbo Bondegardet 43,601 398 New construction and extension and balconies.
HjéllboBostaden Hjéllbo Bergsgardsgardet och Bondegérdet 93,669 27  Redevelopment of non-residential floor space
into apartments.
Familjebostader Hogsbo Nickelmyntsgatan 1-11 2,328 39  Replacement of the mains and kitchen and bathroo
renovation as well as refurbishment of the courtyards.
Familjebostader Kortedala Kalendervagen 109 2,162 40  Renovation of the facade as well as replacement of
the mains and kitchen and bathroom renovation.
Bostadsbolaget Backa Humoreskgatan 2 5,762 88  Bathroom refurbishment.
Poseidon Kalltorp Ahrenbergsgatan 5212 6 Conversion from a day centre into six apartments.

DEVELOPMENT OF THE GROUP'S HOLDINGS



New construction in progress and redevelopment
At the turn of the year, new construction of 124 rental
apartments and 120 dwellings held on a sole ownership or
co-operative basis was in progress. Almost 1,350 apart-
ments within the Group's holdings are affected by redevel-
opment through major projects. Apart from extensive
refurbishment of whole housing areas there is continuous
replacement of mains as well as kitchen and bathroom re-
furbishment in individual properties. In addition, there are
a number of projects involving the enclosure and expan-
sion of balconies. Each subsidiary prepares ongoing proj-
ect and maintenance plans to identify future maintenance
and investment requirements.

Conversion into co-operative apartments

There is a stated aim within the Group to be involved in
increasing the number of co-operative-owned apartments
in city areas where this form of ownership is underrepre-
sented, with the aim of achieving a well-balanced housing
stock in Gothenburg as a whole. At present, transforma-
tion from rental apartments to co-operative apartments is
planned for Tynnered, Eriksbo and Lovgérdet.

NEW CONSTRUCTION AND REDEVELOPMENT IN PROGRESS

Planned new construction 2006 — 2008

The Group's overall aim of satisfying demand and main-
taining an attractive housing stock is being fulfilled
through the new construction of attractive apartments for
rent. This must also take place without sacrificing the flex-
ibility required to ensure compliance with demand. It must
be possible to meet reduced demand in such a way that it
does not generate any negative economic consequences.
The aim for the Framtiden Group is to complete just over
1,000 new dwellings for rent in the next few years.
Egnahemsbolaget is also planning to produce 150 new
dwellings each year. Intensive planning work is taking place
at the Group companies to create new construction proj-
ects. Several more projects are at the planning stage and
could thus result in more dwellings being produced during
the coming three-year period. The Group companies also
have land reserves. Land surveys and land acquisition nego-
tiations are in progress. There is also the potential for
increasing the number of apartments through the conver-
sion, for example, of lofts and non-residential premises.

No. of

Owner Area Address Floor space dwellings Primary measures taken

Bostadsbolaget Vastra Eriksberg ~ Stapelbddden 8,663 121 Stage 1 of the development of Vastra Eriksberg
where a total of 380 apartments will be
constructed.

Poseidon Backa Rod Markurellgatan etc. 10,168 144 Stage 2 of the total internal and external
refurbishment of Poseidon's largest housing
area, totalling 1,566 apartments.

Bostadsbolaget Biskopsgarden  Vdrvardersgatan 27,639 570 Expansion and glazed enclosure of
balconies as well as facade renovation.

Poseidon Lovgardet Kaprisgatan 22,552 283  Maintenance of facades, roofs and ventilation
in a townhouse area dating from 1975.

Familjebostader Olivedal Kv Horisonten 6,221 114 Total extenal refurbishment as well as kitchen
and bathroom renovation and replacement
of mains. Three new apartments constructed.

Familjebostader Sandarna Ockerég. 6/Karl Johansg. 160 3,815 76 New waste pipes as well as kitchen and
bathroom renovation.

Poseidon Sannegarden Bautastensgatan 5415 113 Wet room renovation.

Familjebostader Majorna Klareborgsgatan 12 1,851 36  Refurbishment of apartments and replacement
of mains as well as bathroom renovation.

Familjebostader Bergsjon Rymdtorget 6-7 981 16  Renovation of balconies, lifts and stairwells as

well as bathroom renovation.
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Property valuation

Each year, the Group's property holdings are the subject of

an internal valuation and each property is assigned a mar-

ket value. The values are calculated using an internal valu-

ation model that reflects the market's valuation of each

property. The purpose of the valuation is to:

= satisfy the requirements of the Annual Accounts Act re-
garding individual property valuation.

= calculate the change in value of the properties and the
adjusted equity/assets ratio of the companies as well as
the Group.

= Create a basis for collateral valuation in conjunction with
the Group's ongoing financing.

Through Goteborgs stads bostadsaktiebolag the Group is
a member of SFI, Svenskt Fastighetsindex (Swedish Prop-
erty Index)

External valuation

In order to assure the quality of the internal valuation model
and to satisfy the demands made by SFI, the Group makes
an external valuation of a selected number of properties each
year. Of the Group's almost 1,300 properties, an external
valuation is made of a representative selection of around ten
per cent. The externally valued properties are to be found
in the majority of the city areas and were constructed and
refurbished at different times. Two reputable valuation in-
stitutes valued 50 per cent each and a number of proper-
ties were valued by both institutes.

Internal valuation

Method

The valuation model is based on the expected cash flow for
each property during the forthcoming ten-year period and
an estimated residual value for year eleven. The cash flow
includes income and expenses, such as rent reduced by rent
shortfall, property tax, operation and maintenance. Any in-
terest subsidy is added to the thus calculated net operating
income. To calculate the net operating income for the calcu-
lation period, an assumption is made of the rate of inflation,
rents, loss of rental income, operating and maintenance costs
and property tax. A residual value is calculated for the last
year in the calculation period, i.e. the probable market value
at this point in time. The net operating income, residual
value and interest subsidy are expressed in nominal terms
and are discounted with a cost of capital that is based on the
market's yield requirement. All these assumptions are based
on assessments made by external valuation institutes.

Assumptions

= CPI. The inflation rate (CPI) that forms the basis for the
majority of future assessments in the cash flows is estimated
at two per cent per year.

= Rent and rent trends. It is estimated that rents for resi-
dential properties will remain unchanged in 2006 and
that the future rent increase will be 2 per cent per year.
For non-residential premises it is assumed that current
contracts are valid throughout 2006 and the rents there-

after for non-residential premises will follow the CPI to
70 per cent.

= Vacancies. The actual closing vacancy level is charged to
the first year's calculation after which the vacancy level is
gradually, over a period of three years, adapted to the
market vacancy level for the location.

= Operating and maintenance costs. In the valuation, these
have been based on standardised costs for the property
type and location in question. For residential properties
these costs are between SEK 294 and SEK 456 per square
metre. Non-residential properties are assumed to have a
slightly lower operating and maintenance cost compared
with residential properties. However, higher costs have
been applied generally when valuing GoéteborgsLokaler's
holdings due to the large proportion of stores in local,
precincts where extra costs arise. Operating and mainte-
nance costs are assumed to follow the CPI with an extra
cost increase supplement of 0.25 per cent.

= Property tax. Property tax payable is charged to net ope-
rating income for 2006. It is then assumed that the pro-
perty tax will increase in line with the CPI.

= Interest subsidy. The interest subsidy is included in the
calculation at the amount paid each year up to and in-
cluding year five, and discounted with the assessed cost
of capital for the property.

= Yield requirement and cost of capital. The yield requi-
rement and cost of capital used to discount the expected
cash flow each year are derived from the transactions
noted on the market. This takes place with the aid of
internal analyses and with the aid of assessments made by
external valuation institutes.

In recent years the yield requirements for residential and
non-residential properties have fallen. There is an abun-
dance of investors for both categories. The co-operative
housing associations have been a strong driving force behind
the rise in the price of residential properties at the same time
that the reduction in interest rates in recent years has gener-
ated an increase in the value of properties in general.

The graph shows the average yield requirement for
dwellings in locations A, B and C. The yield requirement
is weighted in the light of the floor space in each sub-
group. The yield requirement for non-residential proper-
ties is on a higher level than for residential properties in the
equivalent location and has fallen by approximately the
same number of percentage points during the past year.

Yield requirement, residential property
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Result

Using the above model and parameters as a basis, the
Group has a total yield value of SEK 40,609 million
including nominal values for redevelopment supplements,
which are recorded under financial assets in the Balance
Sheet*. This value exceeds the properties’ book value by
SEK 17,507 million. The total value of SEK 40,609 is
equivalent to SEK 8,199/mz2.

The Group's value spread is as follows:

Gross  Floor Floor

Value, income, space, Value, Rent, space,

Location SEKm SEKm KSEK % % %
A 20,731 1,598 1,664 51% 37% 34%
B 15457 1,822 2,104 38% 43% 42%
C 4,421 868 1,185 11% 20% 24%
Total 40,609 4,288 4,953 100% 100% 100%

With an assessed yield value of SEK 37,934 million** at the
end of 2004, the value for 2005 represents a change of SEK
2,675 million. The change in value is accounted for as follows:
Investments incl.

redevelopment supplements SEK 839 million
Acquisitions SEK 38 million
Sales SEK -13 million

Other increase in value

SEK 1,811 million

Residential properties in all the areas of Gothenburg have
increased in value.

Location SEKm 2005 SEKm 2004 Change, %
A 18,712 17,449 7.2%
B 14,276 13,353 6.9%
C 3,999 3,671 8.9%
Total 36,988 34,473 7.3%

Identical holdings, i.e. developed properties owned at the end of both 2004
and 2005, with residential floor space exceeding non-residential floor space.

The increase is due exclusively to a reduction in the yield
requirements as both the rents and vacant space have
remained unchanged since the valuation was made the pre-
vious year. In addition, standard figures for operation and
maintenance have increased by a few per cent.

In the case of non-residential property, the increase in value
in general has been greater than for residential property.

Location SEK m 2005 SEK m 2004 Change, %
A 1,428 1,298 10.0%
B 868 772 12.5%
C 360 342 5.2%
Total 2,655 2,411 10.1%

Identical holdings, i.e. developed properties owned at the end of both 2004
and 2005, with non-residential floor space exceeding residential floor space.

The increase on some sub-markets for non-residential
premises can be attributed mainly to the fact that the in-
vestor market for retailing properties has been very positive
during the past year.

*The value of the redevelopment supplements in the financial assets is SEK
58.6 million.

**The preceding year's yield value includes nominal values for redevelop-
ment supplements totalling SEK 29.8 million.

Biskopsgdrden

The graph illustrates how the increase in property values in
recent years is not the result of improved net operating
income but rather a result of a reduction in yield require-
ments for the type of property owned by the Group's sub-
sidiaries.
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Financing

Economic overview

International

Despite high raw material prices, including oil and steel,
growth internationally in 2005 was on a relatively high
level, with a figure of 7-10 per cent in China and India and
an average of around four per cent globally. This is slight-
ly lower than 2004, when global growth was approximate-
ly five per cent, due largely to a high rate of expansion in
the USA, China and India. China in particular has con-
tributed to the high raw material prices through the sus-
tained very high level of demand. The USA and Japan con-
tinue to develop positively whilst Europe is still falling be-
hind with a lower rate of growth and a high level of unem-
ployment. Hurricanes Katrina and Rita are initially expect-
ed to have a certain dampening effect whilst their impact in
2006 could be positive as the rebuilding process continues.

In the USA, however, there was a slight fall in the rate
of growth, from approximately 4.2 per cent in 2004 to an
estimated 3.7 per cent in 2005. A gradual fall to 2.3 per
cent is expected during 2007. A high level of domestic con-
sumption and a continued strong rate of investment have
contributed to the high growth figures. These factors are
still being supported by a serious domestic budget deficit
and balance of trade deficit, which are causing concern as
a result of the global imbalances they are creating. Another
significant factor for the USA's level of consumption is the
rise in property prices during the past year, fuelling a fur-
ther increase in consumption despite several increases in
the US key rate.

A factor which is also causing concern in the USA is
the major surplus in the domestic automotive industry of
vehicles with high fuel consumption. Significant cutbacks
and savings programmes are to be expected.

Consumer prices are felt to be on a reasonable level
even if a temporary peak was noted in conjunction with
hurricane Katrina. Unemployment at present appears to be
on a reasonable level.

It is felt that Japan, at least temporarily, has overcome
its problems with a shrinking economy and falling prices.
In 2005, GNP growth is expected to be around 2.3 per
cent whilst the equivalent figure for 2006 is estimated at
2.0 per cent and for 2007 1.5 per cent. Inflation also
appears to be taking over after a long period of deflation.
For 2005, inflation is estimated at -0.1 per cent and at 0.2
and 0.3 per cent for 2006 and 2007 respectively. Together
with China, India and a number of other countries, Japan
could account for the continued high rate of demand.

The Eurozone has continued to be marked by a low
rate of growth, with an average of 1.5 per cent for 2005
and an estimated 1.9 per cent for 2006. Unemployment
will remain between eight and nine per cent for the com-
ing years. Inflation is low and is approximately two per cent
or slightly above. The next few years are expected to be
slightly better for the Eurozone thanks to more positive
signs in Germany and France.

Sweden

In recent years Sweden has had a relatively high rate of
growth, particularly compared with the Eurozone. Even
costs appear to be under control with a CPI of less than
one per cent. The assessment of the Swedish Riksbank,
however, is that there is a risk of a gradual rise in inflation
during 2007 where figures from December 2006 to
December 2007 could be up to two per cent, i.e. the tar-
get for the Swedish Riksbank monetary policy. To bring
about restraint at an early stage, the Swedish Rikshank
raised its most important key rate — the repo rate — by 0.25
percentage points to 1.75 per cent in January 2006. This
means that Sweden still has a short-term interest rate that
is 0.5 percentage points below the euro rate. In this con-
text it should be mentioned that the Swedish Riksbank
reduced the repo rate the previous year to 1.5 per cent,
which is an historically low level in modern times.

The main problem in Sweden is the high rate of unem-
ployment, which has at times been six per cent, compared
with the government’s target of four per cent. The high rate
of growth in the Swedish economy is obviously not reflect-
ed in the unemployment figures. An explanation for this is
the increase in productivity during the year. A number of
labour market measures during 2006, combined with an
expansive finance policy, could bring down unemployment
slightly, although almost certainly not below five per cent
according to forecasts from the National Labour Market
Board.

A contributing factor to consumption remaining stable
in Sweden is the strong rise in residential property prices
in combination with a very low rate of interest over a long
period.

Interest rate and exchange rate trends

As can be seen from the graphs below, the US key rate has
been raised on a number of occasions during 2005 to slow-
down the rapid increase in prices on the housing market.
The euro interest rate, however, remained still during a
large part of 2005 and late on in the year was raised from
2.0 to 2.25 per cent. This also matches the need to stimu-
late the economies in the Eurozone, which only late in the
year showed some signs of recovery.

The record low Swedish key rate level of 1.5 per cent
during 2005 and an increase of 0.25 percentage points in
early 2006 should be viewed in the light of the stable price
level and the high rate of unemployment.

The five-year swap rates in the USA have only been
affected marginally by the increase in the key rate whilst
the euro and SEK interest rates during the first part of
2005 fell before gradually recovering to the level that pre-
vailed at the beginning of the year.

Compared with the Swedish krona, the euro has gen-
erally maintained the same level whilst the US dollar has
been marked by a considerable weakening against the krona.
This can be explained in part by the rising dollar interest
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rate and a significantly lower krona interest rate as well as
an outflow of currency in conjunction with investment by
Swedish pension funds and other Swedish companies in
foreign funds and shares. In the latter case there is a link to
company acquisitions abroad.
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Net financial items 2005

The financial net cost for the Framtiden Group during
2005 totalled SEK 570 million, which is a fall of SEK 95
million compared with the preceding year. Interest subsi-
dies for 2005 amounted to SEK 33 million (28). Net finan-
cial items also include a certain pension liability, closing
results for derivative transactions allocated to a certain
period and loans repaid prematurely. The lower financial

cost in 2005 compared with the preceding year has been
achieved through significant interest conversions during the
part of 2005 when earlier loans and derivative positions at
higher rates of interest were converted to lower levels.

The loan volume at the year-end was SEK 14,422 mil-
lion, which is an increase of SEK 68 million compared with
the preceding year. In addition, property investments of
SEK 848 million were financed internally. Net exposure,
i.e. the loan volume with a deduction for cash funds and
current investments, totalled SEK 14,100 million at the end
of 2005, an increase of SEK 126 million. The average inter-
est rate for borrowing during the year was 4.12 per cent
after interest subsidies and 4.35 per cent before interest
subsidies. The corresponding figures for 2004 were 4.74
per cent and 4.94 per cent respectively. The average inter-
est rate for borrowing at the end of 2005 was 3.47 per cent.
The fixed interest term during the year at its lowest was
1.65 years and at its highest 2.25 years. The limit for the
lowest average fixed interest period for the Group has, fol-
lowing a decision by the Board, been reduced from 2 to 1.5
years following a deduction for cash and investments.

Group financial organisation

The Framtiden Group mainly has a decentralised financial

organisation, where each individual company has its own

finance organisation and is directly responsible for opera-

tive business and risk exposure. The operative business and

risk exposure is governed by the Group finance policy, with

guidelines for interest and refinancing risks, choice of finan-

cial instrument, counter-party, counter-party risks as well as

accounting, internal control and system requirements.

Within these frameworks, each company is responsible for

its financial results. The Group finance policy stipulates,

among other things:

= Loans in a foreign currency must be hedged.

= The lowest average fixed interest term is 18 months.
Changes in the fixed interest term are decided by the
Parent Company depending on the trend on the financi-
al markets. During 2005, this limit was a minimum of
1.5 years and a maximum of three years for the whole
year. At the year-end the maximum permitted fixed inter-
est term was 2.6 years.

= Total repayments and amortisation during a single year
may not exceed 30 per cent of the total credit volume.

Active cash management takes place at each company.

Credit market trends in recent years have made greater
demands on co-ordination when raising loans. Certain
markets make considerable volume demands. Such volume
demands could also be necessary for cost-effectiveness.
Within the Framtiden Group, this co-ordination takes
place through the Parent Company.
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The Group's financial exposure

At the end of 2005, the Group's average fixed interest on
financial net exposure was 3.47 per cent compared with
4.57 per cent the preceding year.

Derivatives are the main instrument used for the ongo-
ing adjustment of the interest risks. These mainly take the
form of interest swaps and FRAs (Forward Rate Agree-
ments). CAPs are also used, although to a lesser extent. At
the end of 2005 the volumes for these instruments were as
follows:

Sek m Gross Net
Currency/interest swaps 7,700 7,700
Interest swaps in SEK 17,810 1,640
FRAs 4,000 -600
CAPs 850 -850

The interest/currency swaps can be attributable in full to
the Framtiden Group bond loans and constitute full
matching of the underlying loans. In these cases the parties
in the Group are Framtiden Residential Housing Finance
No. 3 AB (publ), Framtiden Multi-Family Housing Finance
No. 4 AB (publ) and Framtiden Public Housing Finance
No. 5 AB (publ).

NET FINANCIAL EXPOSURE REGARDING LOANS,
CASH, INVESTMENTS AND DERIVATIVES AT THE END OF 2005
Amount SEKm Nominal interest, % Premium, SEK m

20061 -5,024 161 6
2006:2 638 230 5
2006:3 640 159 6
2006:4 318 -10.13 6
2007 -5,460 349 -5
2008 102 634 -1
2009 2,692 445 12
2010 230 503 12
2011 -300 321 4
2012 -450 455 A
2013 144 304 -1
2014- 510 346 0
Total -14,100 3.47 -69

The premium, SEK -69 million according to the above table, is the result
of closed forward rate agreements, reversed swaps and the cost of
loans repaid prematurely. The premium is allocated to specific peri-
ods over the term of the underlying contract. The average term at the
end of 2005 was 1.97 years.

Refinancing risk at the end of 2005
(including credit commitments)
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During 2006, loans totalling SEK 5,361 million fall due
for repayment. Of this amount, SEK 1,250 million of the
credit commitments will be covered, which means that
around 28 per cent of the Group's total credit volume
needs to be refinanced during the year. In addition, there
are borrowing requirements of around SEK 200-300 million
to cover the part of the investment programme that has not
been financed internally.

During 2005, a bond loan of EUR 300 million (equiv-
alent to SEK 2,500 million) was raised by the Group com-
pany Framtiden Housing Finance No 2 AB (publ). The loan,
which was issued in 2000 on the European capital market,
has been used for the financing of the Group's larger hous-
ing companies Bostads AB Poseidon, Familjebostader i
Goteborg AB and Goteborgs stads bostadsaktiebolag. In
conjunction with the redemption of the bond loan in
2005, a syndicated revolving loan of SEK 3,000 million
was raised through the Parent Company with a term of up
to seven years. The funds have been lent on by the Parent
Company to the above-mentioned housing companies by
up to SEK 1,000 million each. These loans are secured by
each housing company through mortgages on the compa-
ny's holdings, whereupon the internal promissory notes
were issued as collateral to the lending banks. The loan was
arranged with Handelsbanken as the lead arranger and a
total of seven lenders were involved, of which four were
Swedish banks and three were foreign banks.

The Group's credit at the end of 2005 had an average
repayment period of 2.81 years. If credit commitments are
included, the figure is 3.36 years. The equivalent figures for
2004 were 2.23 years and 2.72 years respectively. In the
light of the expected very long-term property holding, the
Group is striving for a long-term credit tie-up. At the same
time, unnecessary restrictions on properties must be avoided.
The present situation within the Group is considered to be
well balanced.

The Framtiden Group has significant financial strength,
well documented through an adjusted equity/assets ratio of 47
per cent at the end of 2005, following a deduction for deferred
tax. With property values totalling SEK 40,609 million and a
credit portfolio totalling SEK 14,422 million, this represents
an average loan-to-value ratio of 35.5 per cent, which is con-
siderably below nationally and internationally accepted levels.

Group financing sources
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It has been assumed that the financial capacity is best
utilised by raising direct loans on the capital market, which
is what has happened in recent years. The Group's credit
portfolio strategy has been based on the assumption of
gradually rising credit margins in Sweden, and has there-
fore been guided towards the raising of loans directly on
the European capital market through the issuing of secured
bond loans. These bond loans have been consistently given
the highest credit rating by rating institutes, they have been
well received on the market and they have been substan-
tially over-subscribed. During 2005, however, the liquidi-
ty in the bank system increased, with falling margins as a
result. This, combined with the new expected Basel guide-
lines, resulted in Forvaltnings AB Framtiden reaching a
decision during the year to raise a syndicated revolving loan
of SEK 3,000 million instead of the customary bond loan.
The current arrangement, with an unchanged credit vol-
ume, appears to be reasonably balanced.

Valuation of the Group's credit

and derivative portfolio

The market value of the Group's financial assets, liabilities
and derivative portfolio is set internally on a continuous
basis. As all exposure is in SEK, valuation takes place against
the Swedish swap market listings with, to the extent the
portfolio has been valued, a supplement for the average
current credit margin. The following values were noted at
the end of 2005.

SEK million Nominal value Market value
Credit portfolio -14,422 -14,650
Interest swaps, net 1,640 1,619
FRAs -600 -600
CAPs -850 -846

Sensitivity to changes in the interest situation, both with
regard to ongoing results and with regard to the market
value of the above portfolios, is reported under the Risk
and Sensitivity analysis section.

Liquidity

The cash flow that arises within a property group is for the
most part contractually fixed rental income, interest pay-
ments known in advance and current payments for opera-
tions and maintenance. Investments and agreed loan re-
payments are also included.

The above items are stable and usually well known in
advance. Through a high rate of internal financing the
credit commitments have been used mainly to cover cer-
tain refinancing risks. As the investment volume has
increased in recent years, the credit framework for current
operating credit has been expanded during the year. All the
credit commitments can be used for both the financing of
investments and the refinancing of existing loans.

The following shows the liquidity and unutilised credit and
credit commitments at the end of 2005.
Cash and investments SEK 322 million

Unutilised credit frameworks
and credit commitments

Total

SEK 2,372 million
SEK 2,694 million

Bergsjon Centrum
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Risk and Sensitivity analysis
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Changes on the market and changes in costs and rules could
have significant effects on the Group's profit trend and the
valuation of the company's assets and liabilities. Current
operations and the composition of assets and liabilities that
characterise a property company produce a complex com-
bination of parameters in conjunction with the analysis
and assessment of risk in both the Income Statement and
the Balance Sheet.

Rents

Rents are the Group's largest income item and thus form
the basis for both the market value and the profit. As residen-
tial property rents comprise 86 per cent of the Group's in-
come these have a material impact on profit.

Housing rents are set through negotiations with the
Tenants' Association and are not affected by short-term
changes on the market. This offers a stable foundation for
both profit and property values. It is, however, important
that the rent follows the general price trend if the Group is
to retain both real unchanged profit and real unchanged
property values.

Long-term vacancy level

For a property company with negotiated housing rents the
risk of vacant space constitutes the largest area of uncer-
tainty on the income side. If demand for housing were to
fall in Gothenburg the result would probably be an increase
in the number of empty apartments. The demand for hous-
ing is affected in the first instance by Gothenburg's eco-
nomic development and by stability on the labour market.
To avoid vacancies in the event of a downturn in the econ-
omy it is important that the apartments offered by the
Group are seen to be attractive and value for money.

Operating and maintenance cost

To retain and develop the properties' economic and tech-
nical value, and for the tenants to be satisfied, a good level
of operation and maintenance is necessary. The costs for
this must be covered by the rental income if the profit and
property values are to develop positively.

In recent years consumption costs have increased more
rapidly than rents, which has had a negative impact on
profit and the increase in value. The increase is due prima-
rily to a rise in consumption costs and the cost of proper-
ty upkeep. As the properties become older more mainte-
nance is required.

Yield requirements and cost of capital

Yield requirements and cost of capital are the investors' way
of valuing the properties’ income and costs. If there is a
high level of interest in investing in property in Gothen-
burg at the same time that the interest on alternative invest-
ments is low, the yield requirements and cost of capital will
fall. This produces a higher valuation of the Group's prop-
erty holdings. Correspondingly, the Group's property val-
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ues will fall if investors lose interest in the Gothenburg
market and/or there is a lack of capital. Yield requirements
and cost of capital only produce changes in the value of the
assets; an increase in funds only arises if the properties are
sold.

Effects on assets
The value of the Group's property portfolio depends on
the above-stated parameters. What is apparently a small
change in demand for housing or properties in Gothen-
burg could have a substantial impact on the value.

A one per cent change in these parameters produces the
following change in the market value and adjusted
equity/assets ratio:

Effect on  Effect on adjusted

Change market value equity/assets ratio

Rent, Year 1 +/-1% +/-1.89% +/-0.45-percent-

age points

Long-term vacancy +1% -1.74% -0.43-percent-

level/rent shortfall age points

Operating and +/-1% -/+0.86% -/+0.21-percent-

maintenance cost age points

Yield requirement +/-1%-percent- -/+16.18% -/+4.66-percent-

and cost of capital age points age points
EFFECTS ON PROFIT

Effect on

Change annual profit

Rent +/-1%  + /- SEK'43 million

Vacancy level +1% - SEK 43 million

Operating costs +/-1% /4 SEK 18 million

Maintenance cost * +/-1% -/+ SEK'5 million

* Excluding increased maintenance

Financial costs

A change in market interest rates produces an immediate
change — in line with the change in the interest rate having
an impact on the financial net exposure — in the existing credit
and derivative portfolios' market value and has an ongoing
effect in the Income Statement. The following tables show
the change generated by a change in interest rates, in the
market value and in the Income Statement over the next three
years. The calculations are based in the assumption of a
totally unchanged position, an immediate change in the in-
terest rate and a shift of one percentage point for the whole
interest rate curve.

NET FINANCIAL ITEMS

Amounts in SEK m 2006 2007 2008
Unchanged interest rate -517 -470 -457
Interest rate +1% -577 -553 -555
Interest rate -1% -455 -385 -357
EFFECT ON THE MARKET VALUE AT THE END OF 2005
Current market

interest rate Interest Interest
Amounts in SEK m 31-12-2005 rate +1% rate -1%
Credit portfolio
Nominal value -14,422 -14,422 -14,422
Market value -14,650 -14,475 -14,830
Derivative portfolio
Nominal net amount 190 190 190
Market value 173 235 108

A higher market interest rate thus has a positive outcome
in conjunction with the evaluation of the credit and deriv-
ative portfolio and a gradual deterioration in the Income
Statement. The reverse applies in the event of a fall in the
market interest rate.
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Tenants

By meeting the tenants' wishes and expectations the Fram-
tiden Group is endeavouring to increase its long-term com-
petitiveness. The Group's various tenant and analysis mod-
els are of major significance in this work. A market model,
together with the annual tenant survey, offer the opportu-
nity to analyse the conditions for households in Gothen-
burg. All the analyses can be broken down into around 100
geographical units.

This work is well in line with the Framtiden Group
quality policy. The policy covers all operating areas and
demands that operations and working methods maintain a
high, long-term, sustainable level of quality. The quality
work is based on the core values laid down by SIQ (the
Swedish Institute for Quality).

More young people and

persons with a foreign background

An analysis of the Framtiden Group tenants shows, among
other things, that there are more children and young peo-
ple, 22 per cent, who live in dwellings rented from the
municipal housing companies compared with the average
figure of 17 per cent for private housing company dwell-
ings. The Group also has a higher level of diversity with
regard to tenants with a foreign background, 49 per cent,
which can be compared with just over one-third for all
those who live in private rented accommodation. Incomes
are lower than average and there are more large families
with children in municipal housing company rented ac-
commodation. The circumstances, however, vary consider-
ably between different parts of the city and can be largely
explained by the Group's involvement in the north-east
parts of the city.

Annual tenant survey
The tenants' perceived residential quality is measured each
year through a survey. The results are compared with de-
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mands in the Group's quality policy and, together with
financial prerequisites and employee questionnaires, form
the basis for the subsidiaries' business and operating plans.
The questionnaire provides answers to how the tenants
value different parts of their residential situation and in
which areas measures need to be taken. It can also be bro-
ken down according to residential areas, thus providing the
subsidiaries with the scope for taking directed action.
The results of the survey are presented in the form of
a Satisfied Residents Index (NBI). This is a collective term,
which includes the following sub-factors (explanatory index).
The Property Owner Rating includes sub-elements over
which each company can exert an influence regardless of the
actions of other parties. This means that the Property
Owner Rating, in which the tenants’ influence weighs heav-
ily, is the factor that has the greatest influence on the NBI.
The results are reported in the form of an index on a
scale of 0-100. For the general indexes, the NBI and the
Property Owner Rating, >60 is good and >65 is very good.
The quality survey also provides answers to the ques-
tion of how the tenants value the different local precincts
in the Group, which is of considerable interest in Goteborgs-
Lokaler's operational planning. Since 1999, Parkerings-
bolaget has run a similar survey among its parking customers
and Egnahemshbolaget and Stérningsjouren have also run
tenant surveys.

Results of the tenant survey 2005

In 2005 the questionnaire was sent out to approximately
32,000 households in the Framtiden Group. The response
rate was high, 68 per cent. The survey results show that the
tenants feel that there continues to be a good level of qual-
ity in the Group's work and dwellings. Both the NBI and
the Property Owner Rating remain high, even if the NBI
and the Property Owner Rating have fallen by one unit
each. Of the housing companies, Poseidon had the highest

NBI Satisfied Residents' Property Owner Rating,
Index — Group Group
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NBI and Bostadsholaget had the best Property Owner
Rating.

Several earlier surveys show that the municipal housing
companies' tenants are more satisfied than those who live
in dwellings owned by private Property Owners in
Gothenburg. A survey among tenants of public housing
companies in Stockholm and Malma as well as five periph-
eral municipalities in Stockholm showed that tenants in
the Framtiden Group companies gave a higher rating to
their landlords than the tenants in Stockholm and Malmé.

Several of the indexes that are of major significance to
the NBI and the Property Owner Rating are still high. This
applies, among other things, to the ratings given for cus-

tomer care and tenant influence. An important area is secu-
rity. The companies are working continuously to increase
the satisfaction of the tenants although both perceived secu-
rity and actual security are affected to a large extent by
social factors over which the companies have no influence.

In the Framtiden Group there is an emphasis on the
value of increasing diversity and diversity know-how in the
personnel groups. This is a means of achieving a higher
level of service quality and being in a better position to sat-
isfy the tenants needs and wishes. Special analyses of the
answers in the questionnaires show that the Group is be-
coming better at dealing with diversity among the tenants.
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Human resources

The Framtiden Group's three large housing companies are
today pure property management companies with a decen-
tralised organisation divided into geographical districts.
The two smaller housing companies, Gardstenshostader
and HjallboBostaden have their operations concentrated in
their respective areas. Other subsidiaries have their opera-
tions spread throughout Gothenburg with the organisation
based, in the first instance, on operating areas.

At the end of 2005, the Group had 924 employees, of
whom around half are white-collar workers and the other
half blue-collar workers. More than half the employees
have at least a high school education. The majority of the
personnel work with tasks that are directly tenant-oriented
and approximately half work with property management.
Decisions are reached close to the tenant, which means that
both responsibility and authority rest with the personnel
out in the residential areas.

Human resources and leadership issues are strategically
important to all the Group companies and their manage-
ment teams. The general human resources and leadership
policy outlines the Group's basic views regarding employees and
leadership.

The policy emphasises, among other things, that as serv-
ice and knowledge organisations the subsidiaries require sys-
tematic development of skills and expertise. During 2005,
27,285 hours were allocated to various forms of know-how
and skills development.

Number of employees at the year-end

2005 924
2004 920
2003 916

Skills development (hours)

White-collar workers 13,392
Blue-collar workers 13,893
Total 27,285

Women Men
White-collar workers 27% 22%
Blue-collar workers 15% 36%
Total 42% 58%

Absenteeism due
to sickness according

Level of education 2005

Secondary school 23%
Vocational training 19%
High school 34%
Post-high school education 9%
Higher education 15%
Diversity

The Framtiden Group's basic values emphasise that all
forms of discrimination and segregation must be counter-
acted. Since the end of the 1990s, work has been carried
on throughout the Group to create long-term conditions
for increasing diversity among the employees. The term
"diversity’ means everything that makes a human being
unique. This could take the form of gender, functional dis-
ability, ethnic background, religious affiliation, age, language,
sexual persuasion etc. The aim is for the composition of the
workforce to correspond more closely to that of the tenants
than is the case today. Through this, and through increased
know-how, the tenants should have even better and more
adapted service. All companies have formulated plans for
their diversity work.

Absenteeism due to sickness

Absenteeism due to sickness fell by 0.3 percentage points
during 2005 and is now down to the lowest level since
1998. Through the measures taken by the companies the
aim is to reduce absenteeism due to sickness even further
during 2006.

Of the total absenteeism due to sickness, 53 per cent
was for a period of 60 days or more.

As can be seen from the graphs, the proportion of peo-
ple off sick generally increases with age. Women within the
Group have a 2.5 percentage point higher rate of absen-
teeism due to sickness than men.

Skills and validation

Each Group company is independently responsible for the
in-service training and further education of its employees.
The Group, however, works as one unit to generate inter-
est in the property industry and thus in time attract new

Absenteeism due
to sickness, women/men
2005

Absenteeism due to sickness to age group 2005
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employees. This is a necessary development process in the
light of the recruitment requirements the Group will face
in a few years.

This work takes place largely through FABUR (the prop-
erty industry's training council). FABUR has been involved
in starting up high school and higher education preparato-
ry programmes. An example of this is August Kobb High
School, which among other things trains gardeners, and
the Vocational High School (YTG), which has 'building
supervisor' as one of the specialisations. The Group also co-
operates with a training co-ordinator, which runs advanced
professional training for, building supervisors, building man-
agers and operating technicians.

In addition, there is collaboration between the compa-
nies and the Validation Centre in the Gothenburg Region,
charged with the task of producing demand specifications
for the professional groups ‘janitor' and 'building supervisor'.
This is important in the diversity work, where validation
makes it possible to evaluate a person's expertise, regardless of
where in the world or in what way the person in question
has acquired his/her education and experience.

The Group also co-operates with a number of estab-
lished players at colleges and universities, including Chalmers
University of Technology the School of Business, Economics
and Law in Gothenburg, The Royal Institute of Technology
in Stockholm and R&D West.

Age structure

Just over seven out of ten employees are 40 years of age or
older. The bulk are in the age range 50 years and older,
which also reflects a general problem in the industry.

In time, the age structure within the Framtiden Group
must be changed. All the companies are working on this
and one of the results is that the number of employees
under 30 years of age has increased over time.

Equality

Equality between the sexes should be an integral part of
day-to-day work. According to the employee questionnaires,
equality and diversity are also among the areas in which the
personnel state they are most satisfied.

White-collar workers

Blue-collar workers

In the management and janitor categories there is a balance
between women and men. 2005 is thus the first year in
which 40 per cent of the Group's managerial staff are
women. One-third of the Group's subsidiaries have a female
managing director. Equality has deteriorated with regard to
management and there has been an imbalance in the sales,
supervision, administration and technical areas. The Fram-
tiden Group will continue its efforts to increase the repre-
sentation of the under-represented sex in all occupational
categories.

Personnel questionnaire
For the fourth year in succession a joint employee survey
took place at the Framtiden Group companies. The over-
all results are presented in the form of a Satisfied Employee
Index (NMI), which shows that working conditions as a
whole are good. The results are reported in the form of an
index on a scale of 0-100. The Framtiden Group's NMI for
2005 was 67. It is unusual that an NMI goes above 70,
although this was the case for four of the Group's companies.
The following model shows the factors that explained
how satisfied the employees are with the work. The most
important factors for the NMI are enjoyment and security,
objectives and follow-up and leadership.
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Operations — Environment

The Framtiden Group has worked for a long time to sys-
tematically reduce its negative environmental impact. The
basis of the Group environmental work is the City of
Gothenburg environmental policy. The subsidiaries also
draw up company-specific environmental policies.

In their operations, the Framtiden Group companies
should maintain a long-term sustainable approach to the
environment. This applies regardless of role — as landlord,
tenant, property owner, building developer or employer.
The companies shall endeavour to be well to the fore in
their work in order to contribute to reducing negative envi-
ronmental impact.

Environmental orientation and objectives

Each subsidiary is responsible for the orientation of its

operative environmental work and prepares environmental

plans and sets objectives based on its own and the Group's

environmental policy. The overall Group environmental

objectives are:

= Reduce the consumption of district heating, property
power and water

= All tenants will in the long term be able to sort their re-
fuse into at least two fractions, biological and residual waste

= Eliminate the remaining checked PCB-mastic joints

Environmental work and the national aims

During 2005, an extensive evaluation was made of the
Group's environmental work using Parliament's national
environmental aims as a starting point. The evaluation
resulted in each company's operations being highlighted
and it was confirmed that seven of the 15* national envi-
ronmental aims had an influence on the operations of the
Framtiden Group. These are: limited environmental
impact, clean air, only natural acidification, a toxin-free
environment, protection of the ozone layer, no over-
fertilisation and a good built environment.

* A further environmental aim and a number of objectives where
added in November 2005.

District heating —
adjusted consumption

Follow-up

To reduce environmental impact the following key figures

will be followed up:

= Consumption of district heating, property power and
water.

= Limitation of business travel, the proportion of environ-
mental vehicles, the elimination of hazardous substances
and the proportion of tenants who can sort biological
refuse.

= Mapping of waste, radon levels, perceived indoor envi-
ronment and the proportion of tenants who are distur-
bed by traffic noise.

New environmental index

The following key figures had been chosen to form a quan-
tifiable environmental index: district heating, hazardous
substances, waste and indoor environment. The environ-
mental index will be followed up in the balanced scorecard
from 2006 onwards.

Consumption and other measures
District heating
The use of district heating by the Group companies varies
between 154 kWh and 196 kWh per square metre per year.
This variation can be explained partly by the geographical
location of the properties and the fact that certain compa-
nies have a larger proportion of non-residential tenants
with a relatively high consumption of district heating.
The average normalised annual consumption is 157
kWh, which is a reduction of 2 kWh in relation to the pre-
ceding year.

Electricity consumption

The use of electricity remained unchanged compared with
the previous year, 24 kWh/m3. The companies are work-
ing to make a gradual switch to more energy-efficient
equipment. This work could reduce electricity consump-
tion further in the next few years although this is being
counteracted by the companies increasing the amount of
lighting in the residential areas to improve safety.

Water
Water consumption has been stable over the past five years.
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The task of keeping consumption down is taking place
mainly through water-saving equipment being gradually
installed in the buildings.

Refuse handling

At present, 87 per cent of the Framtiden Group's tenants
are able to sort their waste into fractions, which is a slight
increase compared with the previous year.

PCB

The companies have completed PCB elimination apart
from a small proportion of the Familjebostader holdings.
What remains are 2,800 metres of PCB-mastic joints.

Transport

A large proportion of the companies' fleets comprise so-
called environmental vehicles. Use is also made of vehicles
that run on electricity, biogas/natural gas and ethanol. More
environmental vehicles are being gradually introduced into
the vehicle fleets.

Involved tenants

All companies are focusing on creating good outdoor envi-
ronments with a large element of greenery. This work is
taking place in close collaboration with the tenants, who
often take part in the planning and upkeep of green areas.
The companies' environmental work has on several occa-
sions received awards. In conjunction with the housing
exhibition Bo i Goteborg, Solhusen at Gardstenshostéider
received the prestigious international World Habitat Award.
This is the first time that a Swedish housing project has
received the award, which is presented in co-operation with
the UN body for urbanisation and construction programmes.
In 2005, Gardstensbostader and the residents received the
Rospriset award from Kvinnors Byggforum for renewal of
the "Million Programme’ areas.

In conjunction with the Group's annual quality surveys
the tenants rate the extent to which the housing companies
make it easier for them to live environmentally and the
extent to which the tenants feel that the companies take
the environment into account in their choice of materials
and in other respects. The rating fell by one unit compared
with the preceding year.

Tenants' assessment of
the housing companies'
environmental work
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Reduced environmental load
and a better indoor environment
The task of reducing the occurrence of substances that are
a load on the environment has come a long way.
Measurement of possible radon emissions over the current
limits is taking place on an ongoing basis and freon is used
to a far lesser extent in heating and cooling facilities.
Several of the Group companies are working on certi-
fication of the indoor environment in the apartments. A
good example is Poseidon, which in co-operation with other
players on the market has developed a system for quality
assurance and certification of the indoor environment, so-
called p-labelling.

Housing companies are

environmentally aware customers

The Framtiden Group's companies are as property owners
and contractors major customers and an important order-
er of goods and services. In this role the Group companies
try to pursue an environmentally correct course of devel-
opment.

In new construction and redevelopment projects the
companies make strict demands in conjunction with pro-
curement and follow the projects to limit negative environ-
mental impact.

Examples of this work include several housing compa-
nies following the elimination list project ‘Detoxify Con-
struction’. 'Detoxify Construction® was set up by, among
others, SABO, the Swedish Public Utility Housing Enter-
prises. The list includes different substances that ought to
be phased out of the construction process.

In-service training and skills development

Different environmental training programmes are run con-
tinuously at the companies to maintain the employees'
high level of environmental knowledge and skills. The
commitment and knowledge of employees and tenants are
essential to the success of an environmental programme.

Amhult
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Prospects 2006

Finances
Rent negotiations for 2006 have not yet been concluded.

It is estimated that the Group's gross rental revenue will
increase by just over SEK 20 million. The estimated increase
will come from completed apartments in 2005 and rene-
gotiated rents in conjunction with re-developments. It is
estimated that the level of vacant space will remain on the
same low level as 2005.

Operating costs are expected to keep pace with the gen-
eral increase in prices during 2006.

The total maintenance level for 2006 has been estimat-
ed at SEK 815 million, equivalent to SEK 165 per square
metre. This amount includes continued extra work in proj-
ects being run by Poseidon, Bostadsbolaget, Familjebostéder,
Gérdstensbostader, HjallboBostaden and GéteborgsLokaler.
In total, this extra work is estimated to amount to approx-
imately SEK 280 million and will be made possible by the
Group's high adjusted equity/assets ratio. These allocations
are planned on a year-by-year basis with the option of dis-
continuing if market factors, such as rising interest rates
and vacant space, were to have a negative impact on Group
profits.

For the housing companies the normal maintenance
costs are estimated at approximately SEK 500 million, which
is equivalent to SEK 106 per square metre. The Group's
profit for 2006, excluding capital gains on property sales
and reversed write-downs, before tax and after extraordinary
provisions for maintenance) is expected to be slightly be-
low the comparable profit for 2005.

Customers

The Framtiden Group will continue to focus on how the
tenants value their residential situation. An extensive cus-
tomer survey among the Group's tenants will be run in
2006 as in previous years. The Group will continue to work
methodically to lay the foundation that will allow the Group
to retain its leading position with regard to satisfied ten-
ants, both in relation to the private property owners in
Gothenburg and the municipal housing companies in
Malmé and Stockholm.

Employees

The fifth Group employee survey will be run during 2006.
This is part of a systematic programme of providing tools
to facilitate the development of the Group's companies as
good employers.

Absenteeism due to sickness within the Group has fallen
since the second half of 2003. This positive trend contin-
ued during 2005 and there are signs that absenteeism due
to sickness could fall even further during 2006.

Through future new recruitment the conditions can be
created to increase diversity among the employees, e.g.
with regard to age composition, gender distribution, eth-
nic background and functional disability.

Operations

Influence

The Group's customer surveys show that the key to more
satisfied tenants is a greater degree of influence and good
customer care. During 2006, all companies will continue
the work that has been in progress for a long time on offer-
ing tenants a high degree of availability. Combined with
far-reaching influence, this will further improve the ten-
ants' satisfaction with their residential situation.

Environment

in the light of the national environmental aims, a quantifi-
able environmental index will be introduced with effect
from 2006. The key figures that will be followed up in the
scorecard are district heating, hazardous substances, waste
and the indoor environment. The Group will continue to
measure the companies’ use of electricity and water, sort-
ing of waste and so on.

New construction

Intensive planning is taking place at the different Group
companies to produce new development projects and proj-
ects to increase the housing density. Among other things,
work is in progress on plans for the Venus block, adjacent
to Norra Agatan, involving approximately 450 apartments.
In addition, a further 139 new apartments are planned at
Kaverds in Hogsbo. A decision was taken during 2005 that
Bostadsbolaget would commence the first stage of three at
Stapelbadden in Vastra Eriksberg, where the company is
planning to build around 380 apartments. Within Familje-
bostéder plans are in progress involving two new construc-
tion projects, which it is estimated will add around 100 more
apartments. Egnahemsbolaget plans to produce around 120
dwellings in 2006.

Proposed allocation of unappropriated earnings
The Group's non-restricted equity according to the con-
solidated balance sheet was SEK 5,181,935,000. No allo-
cation to restricted reserves is required.

The following profit in the Parent Company is available for
allocation at the Annual General Meeting (SEK):

Profit brought forward 809,881,067
Profit for the year 119,732,989
TOTAL 929,614,056

The Board and Managing Director propose that the above
amount be allocated as follows:
To be carried forward 929,614,056
For details of the Company's and the Group's profit and

position in general, reference can be made to the financial
reports.

PROSPECTS 2006 AND PROPOSED ALLOCATION OF UNAPPROPRIATED EARNINGS



Five-year summary, Group

(Amounts in SEK m unless stated otherwise) 2005 2004 2003 2002 2001
INCOME STATEMENT

Rental income 4,166 4,082 3912 3,787 3,629
Operating expenses -1,847 -1,765 -1,743 -1,664 -1,583
Maintenance expenses -767 -651 -630 -565 -597
Property tax -135 -132 -115 -132 -100
Depreciation and write-downs in property administration -99 -69 -200 -534 1,322
Central costs, including depreciation -106 -108 -104 -107 -108
Net financial items -570 -665 -722 -747 -724
Income after net financial items 808 933 579 220 2,046
Write-downs in property administration -10 -18 -93 - -328
Reversed write-downs in property administration 586 595 510 52 2,174
BALANCE SHEET

Properties 23,052 22,316 21,426 20,672 19,810
Other fixed assets 599 720 776 809 867
Current assets 778 649 813 615 834
Equity 7,189 6,610 5924 5,500 5,345
Provisions 1,559 1,376 1,217 1,142 1,248
Loan liabilities (interest-bearing) 14,422 14,354 14,528 14,138 13,642
Operating liabilities (non-interest bearing) 1,258 1,345 1,345 1316 1,276
PROPERTIES

Residential floor space, 1,000 sg. m. 4397 4379 4352 4,344 4,267
Non-residential floor space, 1,000 sg. m. 557 571 591 596 586
Apartments, number 69,378 69,187 68,744 68,651 67,518
Parking spaces, number 61,801 61,613 61,686 62,289 60,474
Property investments, SEK m 848 928 922 1,346 1,044
Yield value 40,609 37,932 34,307 30,924 29,445
FINANCING

Equity/assets ratio, % 294 279 257 249 24.8
Adjusted equity/assets ratio, % 47 45 42 39 39
Interest coverage ratio, times 24 24 2.0 20 19
Debt/equity ratio, times 20 22 2.5 2.6 2.6
Interest subsidies 33 28 25 21 26
Interest subsidies, SEK/sq. m. (residential floor space) 7 7 6 5 6
Average financing cost, excluding interest subsidies, % 4.14 4.94 526 562 5.70
Average financing cost, including interest subsidies, % 4.36 4.74 5.09 547 559
Cash flow, excluding investments 909 1,006 783 757 726
PROFITABILITY

Yield, excluding interest subsidies, % 6,73 743 733 7,57 7,76
Return on total capital, % 6,06 7,01 5,92 4,59 13,89
Return on equity, % 11,71 14,88 10,14 4,06 43,44
PERSONNEL

Average no. of employees 973 985 948 966 986
Absenteeism due to illness 6.2 6.5 7.7 7.5 73

ADMINISTRATION

Average gross rent, apartments, SEK/sg. m. 840 822 798 783 761
Rent shortfall, residential, SEK/sg. m. 12 12 12 14 20
Average gross rent, non-residential, SEK/sqg. m. 703 779 736 745 725
Rent shortfall, premises, SEK/sg. m. 54 57 56 52 43
Operating expenses, SEK/sqg. m. 373 357 353 340 327
Maintenance expenses, SEK/sg. m. 155 132 127 116 123
Central costs, including depreciation, SEK/sq. m. 22 22 21 22 22
Operating profit, SEK/sq. m. 315 338 322 324 310
Vacancy rate, apartments, % 03 0.2 0.2 0.2 0.3
Vacancy rate, premises, % 9.5 79 9.1 8.4 8.2
SCORECARD

NBI, Satisfied Residents Index 65 66 66 67 67
NMI, Satisfied Employee Index 67 67 64 63 -
Influence 61 62 63 64 64
Environment 68 69 69 69 69
Profit on properties (excluding increased maintenance) 1,721 1,753 1,666 1,632 1,552
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Definitions

Adjusted equity/assets ratio
Reported equity plus estimated surplus value, reduced by deferred
tax on properties, in relation to the adjusted balance sheet total.

Administration

Average rent, rent shortfall, operating expenses, maintenance ex-
penses, central costs and net operating income have been calculated
on the average residential floor space and the average non-residential
floor space.

Average financing cost, excluding interest subsidies

Net financial income/expense, excluding interest subsidies, divided
by the average loan volume. The following corrections have been
made: interest income and expenses for PRI have been excluded and
capitalised interest has been reversed.

Average financing cost, including interest subsidies

Net financial income/expense, including interest subsidies, divided
by the average loan volume. The following corrections have been
made: interest income and expenses for PRI have been excluded and
capitalised interest has been reversed.

Cash flow, excluding investments
Income after net financial items, excluding depreciation, write-downs
and reversed write-downs.

Debt/equity ratio
Interest-bearing liabilities in relation to reported equity.

Equity/assets ratio
Reported equity in relation to total assets.

Interest coverage ratio, times

Income after net financial income/expense plus financial expenses
attributable to the Company's liabilities, excluding depreciation, write-
downs and reversed write-downs in relation to fin