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Management's review

Business review

The company's purpose is to own and hold shares in companies, buying, selling and renting real estate
and any other related business.

Recognition and measurement uncertainties

The company holds investment properties measured at fair value. For a description of significant
assumptions for the fair value recognition as 31 December 2020 please refer to note 4.

Financial review

The income statement for 2020 shows a profit of DKK 118,539,870 against a profit of DKK
50,551,338 last year, and the balance sheet at 31 December 2020 shows equity of DKK 444,406,044.
The profit is influenced by a fair value adjustment of the investment properties and sale of property.
The net gain on sale of properties and fair value adjustment is app. DKK 121,607 thousand.

Management considers the company's financial performance in the year as expected.

The profit for 2020 is not materially effected by the outbreak of COVID19.

Events after the balance sheet date

No events materially affecting the Company's financial position have occurred subsequent to the
financial year-end.
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Financial statements 1 January - 31 December

Income statement

Note DKK 2020 2019

Gross profit 35,197,560 34,816,124
Fair value adjustment of investment property 88,183,872 20,222,175

Profit before net financials 123,381,432 55,038,299
Other financial income from group enterprises 865,424 317,142
Financial income 31,002 46,679
Other financial expenses -5,737,988 -4,850,782

Profit for the year 118,539,870 50,551,338

Recommended appropriation of profit
Proposed dividend recognised under equity 50,824,362 56,000,000
Extraordinary dividend distributed in the year 0 16,500,000
Retained earnings/accumulated loss 67,715,508 -21,948,662

118,539,870 50,551,338
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Financial statements 1 January - 31 December

Balance sheet

Note DKK 2020 2019

ASSETS
Fixed assets

3 Property, plant and equipment
4 Investment property 615,430,000 563,410,000

615,430,000 563,410,000

5 Investments
Other receivables 21,114,550 20,733,402

21,114,550 20,733,402

Total fixed assets
636,544,550 584,143,402

Non-fixed assets

Receivables from group enterprises 26,687,402 36,033,970
Other receivables 1,511,951 161,651
Prepayments 204,105 220,294

28,403,458 36,415,915

Cash 15,216,185 15,657,102

Total non-fixed assets 43,619,643 52,073,017

TOTAL ASSETS 680,164,193 636,216,419
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Financial statements 1 January - 31 December

Balance sheet

Note DKK 2020 2019

EQUITY AND LIABILITIES
Equity
Share capital 5,000,000 5,000,000
Retained earnings 388,581,682 320,866,174
Dividend proposed 50,824,362 56,000,000

Total equity 444,406,044 381,866,174

Provisions
Other provisions 5,360,449 5,785,052

7 Total provisions 5,360,449 5,785,052

Liabilities other than provisions
6 Non-current liabilities other than provisions

Mortgage debt 226,204,024 244,648,692
Deposits 2,717,672 2,819,556

228,921,696 247,468,248

Current liabilities other than provisions
6 Mortgage debt 288,111 754,527

Trade payables 51,176 0
Payables to group enterprises 4,463 0
Other payables 1,132,254 342,418

1,476,004 1,096,945

230,397,700 248,565,193

TOTAL EQUITY AND LIABILITIES 680,164,193 636,216,419

1 Accounting policies
2 Staff costs
8 Collateral
9 Related parties
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Statement of changes in equity

DKK Share capital
Retained
earnings

Dividend
proposed Total

Equity at 1 January 2019 5,000,000 342,828,890 9,599,428 357,428,318
Transfer through appropriation

of profit 0 -5,448,662 56,000,000 50,551,338
Adjustment of hedging

instruments at fair value 0 -14,054 0 -14,054
Dividend distributed 0 0 -9,599,428 -9,599,428
Proposed extraordinary

dividend recognised under
equity 0 -16,500,000 0 -16,500,000

Equity at 1 January 2020 5,000,000 320,866,174 56,000,000 381,866,174
Transfer through appropriation

of profit 0 67,715,508 50,824,362 118,539,870
Dividend distributed 0 0 -56,000,000 -56,000,000

Equity at 31 December 2020 5,000,000 388,581,682 50,824,362 444,406,044
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Financial statements 1 January - 31 December

Notes to the financial statements

1 Accounting policies

The annual report of Ejendomsselskabet af Januar 2002 P/S for 2020 has been prepared in accordance
with the provisions in the Danish Financial Statements Act applying to reporting class B entities and
elective choice of certain provisions applying to reporting class C entities.

Effective from the financial year 2020, the Company has implemented amending act no. 1716 of 27
December 2018 to the Danish Financial Statements Act. The implementation of the amending act has
not affected the Company's accounting policies on recognition and measurement of assets and liabilities
but has solely entailed a requirement for further disclosures. The accounting policies used in the
preparation of the financial statements are consistent with those of last year.

Derivative financial instruments

On initial recognition, derivative financial instruments are recognised at cost in the balance sheet and
are subsequently measured at fair value. Positive and negative fair values of derivative financial
instruments are presented as separate items in the balance sheet.

Income statement

Revenue

Rent comprises rental income from the leases of properties. Rent is recognised on an accruals basis.

Rent is measured net of all types of discounts/rebates granted. Also, rent is measured net of VAT and
other indirect taxes charged on behalf of third parties.

Gross profit

With reference to section 32 of the Danish Financial Statements Act, the items 'Revenue', 'Property
expenses', 'Other external expenses' and 'Other operating income' are consolidated into one item
designated 'Gross margin'.

Property expenses

Includes costs associated with the operation and administration of investmentproperties, repairment
and maintenance, property taxes and other expenses which are not paid by tenants.

Other external expenses

Other operating income and other operating expenses comprise items of a secondary nature to the main
activities of the Company, including gains and losses on the sale of intangible assets and property, plant
and equipment.

Financial income and expenses

Financial income and expenses are recognised in the income statements at the amounts that concern
the financial year. Net financials include interest income and expenses etc.
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Financial statements 1 January - 31 December

Notes to the financial statements

1 Accounting policies (continued)

Balance sheet

Property, plant and equipment

In Management’s opinion the classification of the properties as investment properties did not cause any
difficulties.

Fair value is the amount for which the property could be exchanged between knowledgeable, willing
parties in an arm's length transaction on the balance sheet date. The determination of fair value
involves material accounting estimates.

In Management’s opinion the determination of fair value for the year was enabled through comparable
market transactions and, consequently, valuation is based on the expected selling price of
investmentproperties including portfolio discount.

The valuation is not based on the statement from an external assessor.

The estimates applied are based on historical information and assumptions considered reasonable by
Management but which are inherently uncertain and unpredictable. Actual events or circumstances will
probably differ from the assumptions made in the calculations as often assumed events do not occur as
expected. Such difference may be material. The assumptions applied are disclosed in the notes.

Receivables

Receivables are measured at amortised cost, which usually corresponds to the nominal value. Provisions
are made for bad debts on the basis of objective evidence that a receivable or a group of receivables are
impaired. Provisions are made to the lower of the net realisable value and the carrying amount.

Equity

Proposed dividends

Dividend proposed for the year is recognised as a liability once adopted at the annual general meeting
(declaration date). Dividends expected to be distributed for the financial year are presented as a
separate item under "Equity".

Provisions

Other provisions comprise expected maintenance liabilities in accordance with section 22 of the Danish
Rent Act. Provisions are recognised when, as a result of past events, the Company has legal or a
constructive obligation and it is probable that there may be an outlfow of resources embodying
economic benefits to settle the obligation.

Provisions are measured at net realisable value or at fair value if the obligation is expected to be settled
far into the future.
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Financial statements 1 January - 31 December

Notes to the financial statements

1 Accounting policies (continued)

Liabilities

Financial liabilities are recognised at the date of borrowing at the net proceeds received less transaction
costs paid. On subsequent recognition, financial liabilities are measured at amortised cost,
corresponding to the capitalised value, using the effective interest rate. Accordingly, the difference
between the proceeds and the nominal value is recognised in the income statement over the term of the
loan. Financial liabilities also include the capitalised residual lease liability in respect of finance leases.

Other liabilities are measured at net realisable value.

2 Staff costs

The Company has no employees.

3 Property, plant and equipment

DKK
Investment

property

Cost at 1 January 2020 246,386,698
Additions 684,861
Disposals -16,901,624

Cost at 31 December 2020 230,169,935

Revaluations at 1 January 2020 317,023,302
Value adjustments for the year 88,183,872
Reversal of accumulated revaluation of disposals -19,947,109

Revaluations at 31 December 2020 385,260,065

Carrying amount at 31 December 2020 615,430,000
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Financial statements 1 January - 31 December

Notes to the financial statements

4 Investment property

Fair value estimation

The Company's management believes that the selected accounting policies, where investment
properties are measured at fair value, provides the best presentation of the Company's assets and
liabilities, the financial position, and the results of its operations.

The best documentation for the fair value of the Company's investment properties is current prices in
an active market for similar investment properties. In the lack of such information, the fair value is
determined within a range of probable calculated estimates of the fair value, defined as the value
between a qualified willing buyer and a qualified willing seller based on the conditions on the balance
sheet date.

The company has an ongoing divestment of apartments when these become vacant. The valuation is
based on a DCF-model where the most significant parameters are

 The latest gained sales prices

 Estimated annual sales of apartments

 Estimated growth in sales prices

 Rate of inflation

 WACC

The valuation is based on a WACC of 4.14% (2019: 4.68%), annual sales of 6.74% (2019: 5.25%) of the
portfolio, growth in sales prices 0.39% (2019: 0.68%) and inflation rate of 0.39% (2019: 0.68%).

If the WACC is increased 0.25% the value of the properties would be reduced by DKK 14.4 million and if
WACC was reduced by 0.25% the value would be increased by DKK 15.0 million.

If sales per year is changed to 6.99 % the value would increase by DKK 7.4 million and if sale per year is
changed to 6.49% the value would decrease by DKK 7.7 million.

5 Investments

DKK
Other

receivables

Cost at 1 January 2020 20,733,402
Additions 1,353,442
Disposals -972,294

Cost at 31 December 2020 21,114,550

Carrying amount at 31 December 2020 21,114,550
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Financial statements 1 January - 31 December

Notes to the financial statements

6 Non-current liabilities other than provisions

Of the long-term liabilities, DKK 225,678 thousand falls due for payment after more than 5 years after
the balance sheet date.

7 Provisions

 Maintenance liabilities BRL § 22, DKK 5,360,449

 Maintenance liabilities related to BRL § 22 are expected to fall due whitin 2-5 years.

8 Collateral

As security for the Company's mortgage debt, the Company has placed assets with carrying amount of
DKK 615,430 thousand.

9 Related parties

Information about consolidated financial statements

Parent Domicile

Requisitioning of the parent
company's consolidated
financial statements

Cornway Ltd. Cyprus Giannou Kranidioti & Spyrou
Kyprianou, 1st Floor, Nicosia
1065 Cyprus
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