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• Repair cost of 0.40 €/sq m/month is used for the cash flow period and for the 
terminal value. 

• Idle time after the end of lease period is assumed at 6 months. This applies 
also to currently vacant buildings.

• A general market ”vacancy” reduction of 25 % is used, which consists of 
assumed vacancy level plus relocation costs of the buildings                  
(for details, see p. 7).

• The extra invoices that the lessor may charge at the end of the lease period 
are incorporated into the calculation at their respective years in the cash flow 
model. 

Total Values

• 28 buildings, valued at €83.537.000 in total.

• Value Date: March 31st 2025.

• Average initial yield: 8.3 %.

• Average yield requirement: 6.70 %.

• Average remaining lease maturity: 3.3 years.

• Average value per sq m: €2.683 sq m.

• Please note: The averages described above are simple (unweighted) averages. 

1) Executive Summary

Buildings Under Valuation

• 28 buildings located in Finland.

• Gross lettable area: 31.139,2 sq m.

Used Model

• Income approach: DCF method.

• A 20 year cash flow model is used. 

Used Parameters and Assumptions

• The yield requirement varies according to counterparty risk, contract 
maturity, building age and location. Used yield requirements vary mainly in 
the range of 6.45-6.83 % (interquartile range).

• Inflation assumption 2% for the entire cash flow period. Change of costs 3 
% annually.

• The discount rate equals yield requirement plus inflation.  

• The current contract rents are used as passing rents in the calculation. The 
market rents are Retta’s estimates.

• Indexation details are as in the current agreements. After current leases the 
levels are assumed to increase 2 % per year.

• Lease agreements are calculated to end at their first possible end date 
(options regarding lease extensions are assumed not to be used). However, 
the lease periods are estimated to extend an average of 20 months after the 
first possible end date (for details, see p. 5).

• Operating costs of 0.15 €/sq m/month, and €150 per building per year. 
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We have estimated the portfolio of 28 pre-fabricated modular buildings owned by 
Koskirent and located in Finland to have a total value of 83.537.000 euros.

Value date: 31st March 2025

In Helsinki March 31st, 2025

Retta Management | Valuation and Advisory

Antti Ravea   Marianne Halinen

Valuer,   Valuer, M.Sc.(Econ.) 

BBA, LKV, LVV, RAKI  Authorized real estate valuer

Authorized real estate valuer (AKA), KHK

(AKA), KHK

2) Assignment Description

• This valuation report is ordered by Tarmo Urpilainen on behalf of Koskirent 
Oy for internal use.

• Under valuation are 28 pre-fabricated modular buildings owned by Koskirent 
Oy. The buildings are located in Finland.

• The purpose of the valuation report is to define the market value of the 
buildings under valuation.

• Market value is the estimated amount for which an asset or liability 
should exchange on the valuation date between a willing buyer and a 
willing seller in an arm’s length transaction after proper marketing 
wherein the parties had each acted knowledgeably, prudently, and 
without compulsion (IVS).

• The asset is assumed to have been exposed to the market in the most 
appropriate manner and for and adequate exposure period to effect its 
disposal at the best price reasonably obtainable in accordance with the 
market value definition. Special interests of the parties are not considered in 
valuation. The value is without debt. 

• The valuation is based on information regarding the buildings under valuation 
received from the Client and on information collected from public records and 
other sources.

• Please note: This valuation report is not an official AKA valuation report.

• This valuation report is confidential, and Retta Management will not take any 
responsibility toward third parties. 

• Consent of the valuer shall be asked in case of disclosing this report to third 
parties.

• For further information on the valuation, please contact Antti Ravea 
(antti.ravea@retta.fi, +358 40 518 6566).

Assignment Total Sum and Signatures
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• The length of the total rental period tends to be significantly longer than what 
the initial rental agreements indicate. Contributing to this, especially the public 
sector customers tend to avoid long contractual commitments and prefer 
relatively short fixed term contracts that are later extended or continued for 
short periods at a time.

• In our calculations, we have taken into account the above mentioned 
”stretching” of lease agreements by assuming the maturity of the leases to be 
slightly longer that that of original contracts. This elongation varies, being 12 
months for dodge spaces and 24 months for permanent ones. On average, the 
elongation is ca. 20 months from the expiry of a fixed lease. 

3) Portable building vs. Conventional Property

Land

• Portable buildings are not fixed, thus they fundamentally differ from traditional 
real estate properties.

• The tenants usually own the land on which the buildings are placed for the 
duration of the lease.

• Typically it is the responsibility of the lessor to tend for electrical, water, 
sewage and other connections. 

• The lessor removes the buildings once the lease period expires and either 
relocates the building or places it into a storage. 

Lease Agreements

• Lease agreements for portable buildings follow by and large the same 
principles as the ones for conventional properties. 

• The contract details vary greatly according to building category and the 
estimated lease period; for example, is it replacing an existing building on a 
more permanent basis or is it a dodge space for a relatively short period of 
time. Lease length and other details may have a significant impact on the 
agreed rental level.

• Initially the lease agreements are fixed-term, commonly for a 5-year period, 
and allow for extension options. 

• As a rule, the agreements are close to a net lease-structure, in which the 
tenant pays capital rent and is also responsible for most of the maintenance 
costs during the contract period. The owner is only responsible for the repairs 
when they are needed to correct an evident flaw in the product (building).

• The indexation clauses in the rental agreements vary, but the most common 
one is a fixed annual increase (not tied to e.g. inflation). 

Land Tenure and Lease Agreements
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Repair Costs

• In our calculations, we have applied a repair cost reservation of €0.4 sqm/mth 
for both the cash flow period and for the terminal value. 

• The buildings under valuation are relatively new and better than average in 
quality. However, average repair cost is expected to increase somewhat, as 
the buildings age. 

Relocation Costs

• There is a considerable amount of uncertainty regarding the future path of 
individual building assets in the portfolio. There is no information available on 
which assets will be relocated, how often and where to.

• A typical lease length in the original contract rental period is five years. We are 
aware of the fact that in most cases lease periods extend over the fixed 
contract period, but estimating these lease rollovers is subject to precaution. 
We have estimated the relocation frequency of the assets to be on average 
once in every seven years. 

• Based on the information provided by the Client and our own estimate, 
average relocation cost amounts approximately to €350 per sq m.

• We have agreed with the client that the relocation costs are incorporated into 
the valuation through increased vacancy.

4) Valuation Model and Parameters

Passing Rents

• Passing rents employed in the valuation are the current rents of the assets, 
for the lease period and for the assumed extension (on average 20 months 
after the expiry of the lease). 

Market Rents

• Estimated market rents (net) vary greatly. We have estimated the market rent 
to stand at €22 sqm/mth, respectively.

• When determining the likely market rental levels for the entire portfolio of 28 
assets, we have aimed for a more standardized approach, where the 
estimated market rents vary much less than the current passing rental 
levels.This is mainly due to the fact that when negotiating on lease 
agreements, the lessee may, for example, aim for a deviant lease length or to 
allocate costs for a particular time period. Such factors may contribute greatly 
to the agreed rental level, but the information on specific conditions of each 
asset and their future use is incomplete. 

Maintenance Costs

• Due to the net lease agreements, the owner avoids almost all maintainance 
costs during the contract period. In our calculations, we have used an annual 
cost of 150 € per building. Additionally, we have assumed the owner’s a total 
administrative cost to amount approximately 0.15 €/sq m/month. 

• In total, these costs correspond the information provided by the Client, and 
take into account the possible storage costs while the buildings are vacated.

Passing Rents, Market Rents and Operational Costs Repair Costs and Relocation Costs
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• The assets under valuation and their lease agreements compare best to the 
market of other portable buildings, and in a larger scope, to public use property 
market. These market segments have been used as a bechmark in the 
valuation.

• The yield requirements employed vary according to counterparty risk, lease 
length, building age, and location. The estimated yield requirements in the 
valuation vary mainly in the range of 6.45-6.83 per cent (interquartile range).

4) Valuation Parameters continued

Vacancy

• The vacancy rate of the assets under valuation depends quite evidently on 
whether or not a single asset is leased or vacant (the number of assets is 
only 28). Thus, we have employed a commonly used general vacancy rate of 
five percent in our calculations.

• Furthermore, as noted on the previous page, we also incorporate relocation 
costs into the valuation through increased vacancy. We have used a general 
market vacancy reduction of 25 per cent accross all buildings in the portfolio 
after the lease period, including relocation costs

Rental period lengths

• As mentioned earlier, lease periods tend to extend over the lease length in 
the original contract. In our calculations, we have applied a varying, asset 
specific extension over the original contract rental period.The extension is 12 
months for dodge spaces and 24 months for permanent ones. On average, 
this results to an extension of 20 months over the original lease contract 
lengths.

Idle Time

• The valuation model assumes an idle time as the rental agreement expires 
and before a new lease is made. Retta estimates this idle time at 6 months, 
which is considered to be in the same range as the realized idle time for 
Koskirent’s buildings.

Vacancy, Lease Period Lengths and Idle Time Yield Requirements
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4) Valuation Parametres Continued

• Valuation has been conducted on a desktop basis. A sample of three assets 
has gone under an inspection (Iso Kylätie 3, Sipoo and Satotalmantie 17, 
Sipoo and Mäntymäentie 1, Helsinki), in order to produce an overview on the 
characteristics and technical properties of the buildings, and to collect user 
information.

• Valuation has been done based on the material delivered by the Client. Lease 
agreements, building areas and other similar details have not been verified. 

• Please note: The signatories of this report are Authorized Real Estate Valuers 
(AKA). However, this valuation report does NOT meet the requirements of an 
official AKA-valuation report.

• There are two new assets since the estimate Q4 2024. 948 and 949 (More 
precise location not available due to tenant).

• Five units are in storage in Teuva or awaiting transfer there or to a new 
location. The total available square meters currently is 4,528.7 sq m.

• Even though there are 2 more buildings than last time, the rentable area has 
decreased slightly. The new buildings 948 and 949 are originally modules of 
building 907. The reduced market value of building 907 is almost the same as 
the combined market value of new buildings.

• The change in the market value of building 939 is due to the decrease in the 
contract rent for the remainder of the contract period. The contract rent will 
change from 1 May.

Additional Notes Regarding Valuation Locations on the map
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Appendix: Portfolio Summary, 28 Assets in Finland

Note: This estimate compares values ​​to the Q4 2024 valuation date when there were 26 assets valued at €84.495.000 
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	10. Transaction Security and Guarantees
	11. Information to Bondholders
	11.1 Information from the Issuer
	11.2 Information from the Agent
	11.3 Publication of Finance Documents

	12. Financial Undertakings
	12.1 Maintenance Covenants
	The Maintenance Covenants are met if:

	12.2 Testing of the Maintenance Covenants
	The Maintenance Covenants shall be tested quarterly on each Reference Date, as long as any Bond is outstanding, on the basis of the interim consolidated Financial Report for the Reference Period ending on such Reference Date and shall be included in t...

	12.3 Incurrence Tests
	The Incurrence Test is met if:

	12.4 Testing of the Incurrence Tests
	The net rental income from an Eligible Contract shall, to the extent not possible to confirm directly from the relevant Eligible Contract, be calculated by the Issuer based on reasonable, sound and verifiable assumptions.

	12.5 Adjustments
	EBITDA
	The figures for EBITDA for the Reference Period ending on the relevant test date by the most recent Financial Report shall be used for the Maintenance Covenants, but adjusted so that:
	Net Finance Charges
	The figures for Net Finance Charges set out in the Financial Report as of the most recent quarter date (including when necessary, financial statements published before the First Issue Date), shall be used, but adjusted so that Net Finance Charges for ...


	13. General Undertakings
	13.1 General
	The Issuer undertakes to (and shall, where applicable, procure that each other Group Company will) comply with the undertakings set out in this Clause 13 for as long as any Bonds remain outstanding.

	13.2 Restricted Payments
	Other than any payment pursuant to Clause 3 (Use of Proceeds), the Issuer shall not, and shall procure that none of its Subsidiaries will:
	(other than to the Issuer or a wholly-owned, direct or indirect, Subsidiary of the Issuer and, if made by a Subsidiary which is not directly or indirectly wholly-owned by the Issuer, is made on a pro rata basis), (paragraphs (a) – (f) above are togeth...

	13.3 Listing
	13.4 Nature of Business
	The Issuer shall procure that no substantial change is made to the general nature of the business carried on by the Group as of the First Issue Date if such substantial change would have a Material Adverse Effect.

	13.5 Financial Indebtedness
	The Issuer shall not, and shall procure that no other Group Company will, incur, maintain, prolong, renew or extend any Financial Indebtedness, provided however that the Issuer and its Subsidiaries have a right to incur, maintain, prolong, renew or ex...

	13.6 Disposal of Assets
	The Issuer shall not, and shall procure that no other Group Company will, sell or otherwise dispose of any shares in any Group Company or of all or substantially all of its or that Subsidiary’s assets, or operations to any person not being the Issuer ...

	13.7 Negative Pledge
	The Issuer shall not, and shall procure that no other Group Company will, provide, prolong or renew any security over any of its/their assets (present or future), provided however that the Group shall have the right to provide, retain, prolong or rene...

	13.8 Guarantors
	The Issuer shall, in each case pursuant to and in accordance with the Agreed Security Principles procure that each Material Group Company accedes to the Guarantee Agreement no later than ninety (90) Business Days after its nomination in accordance wit...

	13.9 Additional Transaction Security
	The Issuer shall:
	in each case pursuant to and in accordance with the Agreed Security Principles

	13.10 Dealings with related parties
	The Issuer shall, and shall procure that each other Group Company will, conduct all dealings (including, but not limited to the M-Partners Contract) with their direct and indirect shareholders (excluding the Issuer and any other Group Company) and/or ...

	13.11 Loans out
	The Issuer shall not, and shall procure that no other Group Company will, extend any loans in any form to any other party other than as set out under Clause 13.2 (Restricted Payments).

	13.12 Compliance with laws and authorisations
	The Issuer shall, and shall make sure that each other Group Company will, (i) comply with all laws and regulations applicable from time to time, and (ii) obtain, maintain, and comply with, the terms and conditions of any authorisation, approval, licen...

	13.13 Nomination of Material Group Companies
	At the First Issue Date and thereafter once every year (starting in 2025) (simultaneously with the publication by the Issuer of the audited annual financial statements of the Group), the Issuer shall ensure that each Group Company which has earnings b...

	13.14 Insurance
	The Issuer shall, and shall procure that each other Group Company will, keep the properties and buildings owned by the Group insured to an extent which is customary for similar properties or buildings (as applicable) on the relevant geographical marke...

	13.15 Maintenance of properties and buildings
	The Issuer shall ensure that the properties and buildings owned by the Group are managed properly and maintained in good condition and are not demolished or altered in a way that would have a Material Adverse Effect.
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	14.1 Non-Payment
	The Issuer or a Guarantor fails to pay an amount on the date it is due in accordance with the Finance Documents unless:

	14.2 Maintenance Covenants
	The Issuer has failed to comply with the Maintenance Covenants.

	14.3 Other Obligations
	A party (other than the Agent) fails to comply with the Finance Documents, in any other way than as set out in Clauses 14.1 (Non-Payment) and 14.2 (Maintenance Covenant), provided that no Event of Default will occur if the failure to comply is capable...
	14.4 Cross payment default and Cross-acceleration
	Any Financial Indebtedness of a Group Company is:
	provided that no Event of Default will occur under this Clause 14.4 if (i) the aggregate amount of Financial Indebtedness that has fallen due is less than EUR 1,000,000 or (ii) it is owed to a Group Company.

	14.5 Insolvency
	14.6 Insolvency Proceedings
	Any corporate action, legal proceedings or other procedures are taken (other than (i) proceedings or petitions which are being disputed in good faith and are discharged, stayed or dismissed within 60 days of commencement or, if earlier, the date on wh...

	14.7 Mergers and demergers
	A decision is made that any Group Company shall be demerged or merged if such merger or demerger is likely to have a Material Adverse Effect, provided that a merger subject to existing security between Subsidiaries only or between the Issuer and a Sub...

	14.8 Creditors’ Process
	Any expropriation, attachment, sequestration, distress or execution or any analogous process in any jurisdiction affects any asset or assets of any Group Company having an aggregate value of an amount equal to or exceeding EUR 500,000 and is not disch...

	14.9 Impossibility or Illegality
	It is or becomes impossible or unlawful for the Issuer or a Guarantor to fulfil or perform any of the provisions of the Finance Documents or if the obligations under the Finance Documents are not, or cease to be, legal, valid, binding and enforceable.

	14.10 Continuation of the Business
	The Issuer or any other Group Company ceases to carry on its business and such discontinuation is likely to have a Material Adverse Effect.
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	“Base Rate Event Announcement“ means a public statement or published information as set out in paragraphs (b) to (e) of the definition of Base Rate Event that any event or circumstance specified therein will occur.
	“Independent Adviser“ means an independent financial institution or adviser of repute in the debt capital markets where the Base Rate is commonly used.
	“Relevant Nominating Body“ means, subject to applicable law, firstly any relevant supervisory authority and secondly any applicable central bank, or any working group or committee of any of them.
	“Successor Base Rate“ means:
	For the avoidance of doubt, in the event that a Successor Base Rate ceases to exist, this definition shall apply mutatis mutandis to such new Successor Base Rate.

	20.3 Determination of Base Rate, Adjustment Spread and Base Rate Amendments
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	20.6 Variation upon replacement of Base Rate
	20.7 Limitation of liability for the Independent Adviser
	Any Independent Adviser appointed pursuant to Clause 20.3 shall not be liable whatsoever for damage or loss caused by any determination, action taken or omitted by it under or in connection with any Finance Document, unless directly caused by its gros...
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