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Baltic Horizon Fund

Baltic Horizon Fund (the
regulated closed-end contractual investment fund
registered in Estonia on 23 May 2016. Northern Horizon
Capital AS is the Management Company (AIFM) of the
Fund. Both the Fund and the Management Company are
supervised by the Estonian Financial Supervision and
Resoluton Authority.

The Fund is a public fund with no particular lifetime
(evergreen). Units of the Fund are made available to the
public in accordance with the Fund Rules and applicable
laws. The Fund is currently dualisted on the Fund List of

Management boardds c onthsgNasfagTding $tock Exchange and the Nasdag
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Stockholm Alternative Investment Funds market.

Baltic Horizon Fund was merged with Baltic Opportunity
Fund (0BOFO6) on 30 June 20:
remaining entity which took over 5 assets of BOF and its
investor base.
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Key earnings figures Unit H1 2022 H1 2021 Change (%)
Rental income EUR ¢ 10,070 9,512 5.9%
Net rental income EUR ¢ 8,675 8,530 1.7%
Net rental income margin* % 86.1 89.7 -
Valuation gains (osseg on investment properties EUR ¢ 172 (14,259) 101.2%
EBIT EUR ¢ 7,740 (7,230) 207.2%
EBIT margif % 76.9 (76.0) -
Net profit (loss) EUR ¢ 4,239 (9,222) 146.0%
Net profit (loss)margin % 42.1 (97.0) -
Earnings per unit EUR 0.4 (0.08) -
Generated net cash flow EUR ¢ 4,147 4,237 (2.20)
Dividends per unit EUR/unit 0.026 0.022 18.2%
Generated net cash flow per unit EUR/unit 0.035 0.035 0.0%
Gross rolling dividend yield % 6.9 5.0 -
Key financial position figures Unit 30.06.2022 31.12.2021 Change (%)
Total assets EUR ¢ 347,495 346,338 0.3%
Return on assets (TTM) % 4.3 0.4 -
Total equity EUR ¢ 134,176 132,584 1.2%
Equity ratio % 38.6 38.3 -
Return on equity (TTM) % 15 11 -
Interest-bearing loans and borrowings EUR ¢ 198,918 199,147 (0.1%)
Total liabilities EUR ¢ 213,319 213,754 (02%)
LTV % 591 60.7 -
Average cost of debt % 2.8 2.7 -
Weighted average duration of debt years 13 15 -
Current ratio times 0.1 0.4 -
Quick ratio times 01 0.4 -
Cash ratio times 01 0.3 -
IFRS NAV per unit EUR 11215 1.1082 1.2
Key property portfolio figures Unit  30.06.2022 31.12.2021 Change (%)
Fair value of portfolio EUR ¢ 335,649 327,359 2.5%
Properties’ number 15 15 -
Net leasable area sq. m 144215 144,081 0.1%
Occupancy rate % 93.3 92.1 -
Key property portfolio figures Unit H1 2022 H1 2021 Change (%)
Direct property yield % 51 5.0 -
Net initial yield % 54 5.2 -
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Key unit figures Unit 30.06.2022 31122021 Change (%)
Number of units outstanding units 119,635,429 119,635,429 -
Closing unit price EUR 0.8996 1.0690 (15.8%)
Closing unit price SEK 9.73 10.87 (10.3%)
Market capitalisatior? EUR 107,922,392 127,519,749 (15.2%)
Key EPRA figures Unit H12022 H1 2021 Change (%)
EPRA Earnings EUR ¢ 4,608 4,277 7.7%
EPRA Earnings per unit EUR 0.04 0.04 0.0%
EPRA Cost ratio (including direct vacancy costs) % 26.5 26.1 -
EPRA Cost ratidexcluding direct vacancy costs) % 27.6 22.5 -
Key EPRA figures Unit  30.06.2022 31122021 Change (%)
EPRA NRV (Net Reinstatement Value) EUR ¢ 143,752 142,176 1.1%
EPRA NRV per unit EUR 1.2016 1.1884 1.1%
EPRA NTA (Net Tangible Assets) EURS 0 ( 143,752 142,176 1.1%
EPRA NTA per unit EUR 1.2016 1.1884 1.1%
EPRA NDV (Net Disposal Value) EUR ¢ 133,711 132,622 0.8%
EPRA NDV per unit EUR 1.1177 1.1086 0.8%
EPRA Net initial yield (NIY) % 6.1 6.1 -
EPRA Toppedup NIY % 6.1 6.2 -
EPRAVacancy rate % 6.5 6.7 -
EPRA LTV % 57.6 56.9 -

1. Netrental income as a % of rental income.

EBIT (earnings before interest and taxes) as a % of rental income.

3. Generated net cash flow is calculated based on net rental income less administrative expenses, less external interest exgense
less CAPEX expenditure. Listing related expenses and acquisition related expenses are added back in GNCF calculation.

4. Distributions to unitholders for HL2021and H12022 Fund results.

5. Generated net cash flow per weighted average numbers of units during the period.

6. Gross dividend yield is based on the closing market price of the unds ofthe end of the period (Q2 2022: closing market price
of the unit as of 30 June2022).

7. Properties includes 4 established cash flow properties and Meraki development project.

8. Based on the closing prices and split between units on the Nasdaq Tallinn and the Nasdaq Stockholm Stock Exchanges.

N
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Tallinn N Investment strategy
EUR100 million The Fundds primary focus
Riga commercial real estate located in Estonia, Latvia and
‘ 9 Lithuania with a particular focus on the capitals Tallinn,
Vilnius @ EUR 50 million Riga and Vilnius.
The Fundds focus is on esta

properties with potential to add value through active
management within the retail, office, leisure and logistics
segments in strategic locations and strong tenants or a
quality tenant mix and long leases. Up to 20% of the
Fundés assets may be ambéromca
opportunistic nature such as forward funding
development projects and undeveloped land purchases.

The Fund aims to use a 5% long-term leverage strategy.
At no point in time may the

The Fund aims to grow through makig attractive
investments for its investors while diversifying its risks
geographically, across real estate segments, tenants and
debt providers.

14 1

Properties Development
project
Portfolio value (EUR million) Ten largest properties

1. Galerija Centrs 19.2%
2. Europa SC 1.%%
3. Postimaja 8.0%
4. Upmalas Biroji BC 6.5%
5. North Star 6.4%
6. Duetto Il 6.0%
7. Duetto | 55%
8. Vainodes 55%
9. LNK Centre 5.3%
10. Lincona 5.0%
11. Others 21.006

2016 2017 2018 2019 2020 2021 2022 H1
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Quarterly cash distribution

On 18May, the Fund distributed 1.56 million to investors
(EUR 0.013 per unit).This equals approx.11®6 of the
F un d d222 @eighted average net asset value. The
payout also represents a6.3% rolling distribution yield
for the past 12 months based on the closing unit price of
the last day of Q1 2022 on the Nasdaqg Tallinn Stock
Exchange.

Europa reconstruction project

The Europa refurbishmentproject is still in progress The
second stage ofthe project is expected to be completed
in the 3rd quarter of 2022.The interior of the ground floor
passage,the lounge zones, an amphitheatre the bakery
zone and new escalators from the groundfloor to the 3rd
floor were completed in Q1 andQ2 2022

Extension of bank loans

During Q2 2022, the Fund extended the Galerija Centrs
loan in the amount of EUR 30.0 million until 2024
January.

Annual General Meeting

The Annual General Meeting of Baltic Horizon Fund
investors took place on 7 June 202 in Tallhn, Estonia.
Fund Manager Tarmo Karotam presented the FY2021
audited annual report of Baltic Horizon Fundthe status of
the units traded on Nasdaq Stockholm due to the
termination of the Euroclear Sweden agreement on 30
September 2022 andthe resolution on the establishment
of a BHF units buyback program.

A repeat Annual General Meeting of Baltic HorizorFund
investors took place on 21 June 2@ in Stockholm,
Sweden. During the meeting,investors approved buy
back programf or t he acqui s iuridfarn
the maximum amount of EUR 10m over 3 years.

The Fund is exploring different alternatives to ensure
smooth transfer of Swedish units tothe Estonian market
or creating new solutions for Swedish units to be traded
on the Swedish marketAlternative solutions for Swedish
units have been explored following the notice of the
Euroclear Sweden agreement termination on 30
September 2022. The Fund maintains upo-date
communication on Swedish units status through Nasdaq
announcements.

Annual ESG report

On 1July 2022, the Fund published its ESGeport 2021
The management team of the Fund raised the shorterm
and long-term sustainability aims. Baltic Horizon will
report progress against these aims at least annually.

Property valuations

In June 202, the portfolio valuations were conducted by
an independent real estate appraiser Colliers. As of 30
June 202, the fair value of the Baltic Horizon Fund
portfolio increasedto EUR 335.6 million (31 December
2021: 327.4 million) In June 202, the portfolio
revaluation resulted in afair value gain of EUR 0.2 million
(+0.1% of portfolio value)primarily due to the upward
revision of rent indexation and cash flow assumptions
associated with high inflation across€urope
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Portfolio and market overview

The diversified property portfolio of Baltic Horizon Fund
consists of # cash flow generating properties, and one
property under development in the search of an anchor
tenant, in the Baltic capitals. Baltitiorizon believes it has
established a portfolio of strong retail and office assets
with well-known and long-term tenants including local
commercial leaders, governmental tenants, nearshoring
shared service centres and the Baltic headquarters of
leading international companies.

During H1 2022, shopping centresd sales and footfall
nearly doubled compared to H12021 figures reflecting
an average monthly increase of 525% in 2022. Growth
in sales and footfall figures signalghe gradual recovery
of the Fundds
a clear trend seen in BHF propertiescustomers are
spending more during their visits, but the visits are less
frequent. The trend shows aslower recoveryin footfall,
but a faster recoveryin sales figuresTurnover persqg. m
is already reaching preCOVID levels in Europaand
Postimajag while Galerija Centrs is approx. 15% behirith
pre-COVID level. Footfall is still below preCOVIDlevels
in all 3 properties.It is expected however,that sales and
footfall figures will continue to increasein 2022 asthere
are no more COVID 19 restrictions on shopping centres
BHF retail teams contine to work on attracting tenants
with new concepts andrevitalizing retail areasin Galerija
Centrs, Postimaja and Europa S prepare for the next
retail cycle.

After more than a year of hard work inan uncertain
environment, which has been affecting teants and
construction companies,Europa SC has entered the final
stages of reconstruction.The opening of the food hall
Dialogai and other renovated areas ha created a great
value proposition for office workers in Vilnius CBD.
Leases for more thanl421sqg. m have been signed lately
for Europa SCwhich will bring the occupancy rag from
approx. 82% to above90% once all tenants occupy their
new premises. Reconstruction created a temporary
negative effect on the net rental income of Europa SC in
H1 2022 due to additional oneoff expenses but the
figure is expected to recover once reconstruction finishes
and all newly signed leasesstart to generate income.

In recent years Baltic Horizon Fund has been iractive
negotiations, mainly with retail tenants regarding rent

7
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reductions, which have had a negative impact on the
Fund&és pe in020-2022nTheeamount of rent
relief has been greatly rediced lately since the direct
impact of the pandemic has diminished.Increases inthe
NOI of Galerija Centrs and Postimaja clearly show that
the results of retail assets can quickly recoven a stable
and free environment without major rent reliefs.

Discounts granted to Galerija Centrs tenants have been
partially covered by grants received from the Latvian
government in 2021 and 2022 In April 2022, the Fund
received another grant of EUR 0.3 rnllion from the
Latvian government which brought the total amount of
COVID 19 grants received to EUR 0.7 million.
shopping centres.

During the pandemic, many tenants in the office
segment across the Baltics adopted remote working
practices where the nature of the job albwed it. At the
same time, it is also apparent from interviews that
employees are eager to return to the offices as social
interaction and collaboration in physical meetings are
still highly valued. The future of office work will very likely
include an addtional level of flexibility and tenants will
be continuously evaluating their future needs.

Considering the new office reality, Baltic Horizon has
been revitalizing larger vacant office areas to create
flexible working spaces for smaller tenants. The Rd
successfullyconverted vacant areas in North Star intoan
office hotel during H1 2022. Most areas have been
already leased out to tenants, significantly boosting
North Star occupancy levels in the processA similar
concept is being completed on one Meraki office floor
and evaluated for other properties The dffice portfolio
continues to generate strong resultsdue to fixed lease
agreements but also as many employeesare coming
back to the offices Rental indexations are playing a vital
part in the growth of office portfolio results and will likely
continue to positively impact results in 2022/2023.

I n summary,
demonstrate resilience to all external shocks, while
centrally located retail and entertainment centres
continue to gradually recover to pre-pandemic levels.

B adffites ccontihbe rtdo z o
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In 2018, the Fund completed the acquisition of 0.87
hectares of land next to the Domus Pro complex. The
plots were acquired with thegoal to further expand the
Domus Pro complex in Vilnius, Lithuania. The building
permit allows building approx. 15,800 sg. m of leasable
office space along with a parking house. The first tower
is expected to be fully completed in Q3 2022 and the
second ore in 2023. Meraki development costs reached
EUR17.8million as of 30 June 2022 and the expected
total development costs amount to EUR 32.7 million.

t he
Europa SC refurbishment project with the aim of
introducing a new concept that would meet growing

At the end of 2020,

central business di sACOVIE1®

needs (free working zones, diningetc.).

Reconstruction works started in September 2021 with the
aim to finish reconstruction in two stages. The first stage
was completed with the opening of the fully leased out
food hall Dialogai (900 sq. m) on 24 January 2022. The
second stage works were partilly completed in 2021 and
the rest will be completed in Q3 2022. The interior of the
ground floor passage,the lounge zones, an amphitheatre,
the bakery zoneand new escalators from the ground to
the 3rd floor were completed in Qland Q2, while the shop

8

At the end of Q2 2022, 18.4% of the net leasable area of
one tower was let to 5 tenants. Recently, the Fundias
signed an additional lease agreement on approx. 245 sq.
m. of leasable space. The Fund is currentfinishing the
construction of an office hotel in the building to meet the
demand for smaller spaces with common areas from
smaller tenants.  First tenat fit-out works were
completed at the end of Q2 2022with expected premises
handover dates in August/September.

F u n frdints, thenedematogcbamge mrtd final ditout woeks an the t h ¢

2nd and 3rd floors will be completed in Q3 2022.

( CleDgtal mvestment lini thenprogeét has orereased to

approx. EUR 6.0 million after the expansion of the initial
scope of work. Qut of the total investment amount,
EUR2.1 million is the food hall investment. Despite rapidly
rising construction costs the projecthas mostly remained
within budget and it has not been necessary to sacrifice
the scope of planned work.
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Postimaja

eSS

A final design and construction project was started in Q1
2020 for phasel of connecting the Postimaja and CC Plaza

The first stage of the reconstruction projectt Re v a | C¢
terrace constructiond has been separated from the overall

buildings. A building permit to connect underground
parking has been received from the @y of Tallinn. The
final building permit for joining the two buildings was
received in January 2021.

Galerija Centrs
- B -
» - .

TheFund approved the refreshed concept othe food hall
on the 4™ floor of the Galerija Centrsat the beginning of
2022.The design stage has already been complete@nd

the necessary permits and permissions for the project

were received inQ2 2022. The aurrent stageincludesthe
selection of the general contractor for the construction
work and the development of a brand refresh The full
amount of the expected capital investment will bemade
public after the conclusion of negotiations with the
general contractor.

project and has already started. The opening of the terrace
is expected in Q3 2022 with a planned investment of
EURO0.2 million. The second stage full connection of the
two buildings & has been scheduled for 2023 or later.
While preparing for the second stage, the Fund is
discussing withthe City of Tallinn the plans to have a tram
stop in front of Postimaja SC.

According to the new concept, the food hall will include
a Grab&Go zonefor fast food lovers, a Rest&Taste zone
for enjoying slow food and a terracewith a view of Riga
Old Town. Thefood hall willaccommodate 11 restaurants
and bars. Preleaseshave been signed for the whole
rentable food hall area and lease agreementshave
alreadybeen concluded with half of all food hall tenants.
The planned opening has been scheduled for Q4
2022/Q1 2023 depending on the pace of the
construction process
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Fund segment di stribution as of 3 0 June 2022 Fund country distribution as of 30 June 2022

Retail
48.3%

Estonia
20.2%

Lithuania

Leisure
4.3% 41.5%
Office Latvia
47.4% 38.3%
The Fund maintains awell-diversified mix of office, In terms of country distribution, in Q22022 L i t huani
leisure, and retail buildings. At the end ofQ2 2022, the share i n t he Fundos p dhet f o
portfolio was comprised of 48.3% retail assets, followed ongoing Meraki development works. At the end of Q2
by 47.4% office assets and4.3% leisure assets. Portfolio 2022, t he Fundo6s asset s4l58dmr e
properties in the office segment contributed57.3% of net Lithuania, 38.3% in Latviaand 20.2% in Estonia.
rental income in H1 2022 despite accounting for only
459% of the Fundds portfolio.
Fund portfolio by age as of 30 June 2022 Rent al concentration oasoft he
30 June 2022
15+ years 0—51;/;9/ars
27% ’
10 largest
tenants
42.6%
Others ’
57.4%

1615
years
27%

5-10 years
27%

The graph above shows t he aThe temadt basesda the Bund isywell diversifledBaltet 6 s

portfolio since construction or the last major Horizon Fund has around260 tenants in the portfolio.
refurbishment. The management team is working on new The rental concentration of
devel opment projects and ex mneomé Bomtthe 10 rapgestotenantsy ib shovwnuim tHed s
average portfolio age in the future. following chart with the largest tenant Rimi Baltic

accounting for 10.26 of the annualised rental income. As

further discussed in the risk management section, credit
risk is mitigated by the high quality of the existing tenant

base.

10






