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Statement by the Executive Board

The Executive Board has todey discussed and approved tha annual raport of M7 EREIP IV DK PropCo 4
/8 for the financial periad 11 Qclober 2017 — 31 Decamber 2018,

Tha ennue! raport haa been preparad in accordance with the Daniah Financial Stalaments Act.

In our opinion, the Ananclal statemants give a trus and falr view of the Company's sasets, llabililies and
financial position at 31 December 2018 and of the results of the Company's operallons for tha financiat
period 11 October 2017 — 31 Dacamber 2018,

Further, in our opinion, the Managemenl's review gives a fair review of the matters discussed in the
Menagament's mvisw.

We recommend that the annual report be approved at the annual gensral mesting.

Copenhapen, 25 March 2019
Exscutive Board:
7Y C bl 2ol i ‘
Parnifle Ohisan Niels Christian Wedsh- 7 Mette Eaifert
Wedalsborg



M7 EREIP IV DK PropCa 1 KIS
Annual report 201718

CVR no. 390356 50

Independent auditor's report

To the shareholder of M7 EREIP \V DK PropCo 1 K/S

Opinion
Wa have sudilad tha financial statemants af M7 EREIP IV DK PropCo 1 K/S for the financial pariod 11
Ociober 2017 — 31 Dacember 2018 comprising incoma stalemant, balance sheet, statement of changes in

equity and notas, including accounting policies. The financial stalemenls are praparad In sccordance with
tha Danish Financial Stalamenls Act.

In our opinion, the financisl stalamenls pive a true and fair view of the Company's assels, fiabilties and
financial posilion at 31 Dacember 2018 and of tha results of tha Company's cperalions for tha financial
period 11 Oclober 2017 - 31 December 2018 In accordance with the Danish Financlal Sialements Act

Basis for opinion

We conducied our audit in accordanca with Intemaetional Slandards on Auditing {1SAs) and the additional
requirements applicable in Oenmark, Our responsibiliies under those standards and requirements are
furthar describad In tha "Audito’s sesponsibiliies for the audil of the financlal stalements™ section of our
reporl, Wa ara indapandant of tha Company in accordance with tha Intematicnat Elhlcs Standards Board
for Accountants' Coda of Ethies for Professional Accountants (IESBA Code) and the additional
requirements appcable in Danmark, and wa have fulfilled cur other ethical responsitiiities in accordance
with these rules and requiremants. Wa bellave that the audit evidence we have cbhlalnad is sulficlent and
appropriala to provide a basts for our oplnion.

Management's responsibitity for the financial statements

Managemen I responsible for the preparation of inancial stalements thal give a true and falr view in
accordance with the Danish Finsncial Statamants Act and for such intemal conbrol thal Managemant
detarmines is necessary lo enable the preparation of financia) statements that ase free from maleral
misstatamant, whethar dua to fraud of efor.

in preparing the financiet stalements, Management! Is responsible for assessing tha Company's ebility lo
continue as a going concem, disclosing, a5 applicable, matiers relaled to going concerm and using the
going concem basis of accaunling in prapating the financial slalements uniess Manageman! either intands
{o Mquidate the Company er Lo cease operations, or has no realistic eltemative but ta do so.

Auditor's responsibilities for the audit of the financial statements

Our objectives ama to cbtain reasonable assurence as lo whether the financlal slalements as a whole are
free frorn malerial misstatement, whether due 1o fraud or emer, and o Issus an sudiior's report that
includes our opinlon, Reasonabla assurance Is 2 high level of assurance but is nol a guarantse that an
pudit conduciad n accordance with ISAs and the additional requirements In Denmark will always datact a
material misstatemant when it exists. Misstatements may erisa from fravd or esror and are considered
material ¥, individually or in the aggregals, they could reasanably be expecled to influence tha economic
decisions of usars mads an tha bazsls of these finandial statements.

As par of an audit conduciad in accordanca with 15As and the additional requirements applicable in
Denmark, we exercise profassional judgement and maintaln professional scapticism throughout the audit.
We aiso

— Ideniify and assass the risks of material misstatement of the company financial statemants, whather
dua to fraud or etror, design and perform audit procaduces responsive to thosa risks, and obtaln sudit
avidence that is sufficiant and appropriate to provide a basis for our opinion. Tha risk of nol detecting a
matarial misstalamani resulting from fraud is higher than for one mesulling from emor as fraud may
Involve collusion, forgery, intantional omissions, misrepresantations or the ovetride of intamal control.
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Independent auditor's report

— oblain an undersianding of intamal conlro! relavant to Iha audit in ordar Lo design audit procaduras that
are approprate & the circumstancas, but not for the purpose of expressing an opinion on the
afieclivenass of the Company's internal control,

— evaluale the appropriataness of accounling policles used and the reasonablaness of accounting
aslmales and relaled disclosures made by Managemenl

~-conciude on the approprialeness of Managament's use of the going concemn basis of accounling In
preparing the financial statemants and, basad on the audil avidence cbtained, whather a materal
uncerzinly exists ralated lo events or condilions that may cast significant doubt on the Cempany's
ability to continue as a polng concern, If we conclude thal & matanal uncartalnly exists, we aro
required to draw altention in cur auditor's reper o the relaled disclosuras in the financlal stalaments
or, il such disclosures ara inadequale, to modify our opinion, Our conclusions are based on the audil
evidenca obtained up to the date of our auditor's report. However, fulure avenls er condilions may
cause the Company lo cease (o continus as a going concam,

—evaluale the overall prasentation, slructurs and contents of tha financial statements, including the
disclasures, end whether the financial stalements represenl the underying transactions and evenis in
a mannaer that gives a trua and fair viaw,

We communicala with those charged with govemance regarding, among alhat matiars, the planned scope

and liming of the audit and significant audit findings, including any significant deficiencies In intemal
contra! thal wa identify during our audit.

Statement on the Management's review
Managemenl is responsibla for the Management's review.

Our opinion on the financial stalamenis does nat cover the Manggement's raview, and we do not exprass
any form of assuranca conclusion thareon.

In connection with aur audit of the financlal statements, our responsibility is lo read the Managemant's
raview and, in dolng so, considar whathar the Management's raviaw is matarially Inconsistent with the
financial statements or our knowladge cbiained during the audit, or olherwise appears to be materally
niastalgd.

Moreovar, #l Is our respensibility to consider whalher the Managemen's review provides the information
required under the Danish Financial Statements Act.
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Independent auditor's report

Basad an the wark we have parformad, we conclude that the Managemen!'s ruview Is i aucordence with
the financial statements and has been praparad In accordance with the requirements of tha Danlsh
Financial Statements Act. We did not identify any material missiatament of the Managemant's review.

Copenhagen, 26 March 2019
KPMG

Statsautoriserel Revislonsparinersalskab
CVRno. 256768164

st

Jalte Kjer Bach
State Autherised
Pub¥c Accountant
mnel8812
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Management's review

Company details

M7 EREIP IV OK PropCo 1 KIE
c/o M7 Real Estata ApS
Bargergada 2, 8

1300 Kebanhawn K

CVR no.’ 390356 50

Eslablished: 11 Oclober 2017

Registered office: Copanhagen

Financial pesiod. 11 October 2017 - 31 Decamber 2018

Executive Board

Pemilla Ohisen
Niats Chiistian Wedell-Wedalisborg
Matte Seifert

Auditor

KPMG

Statsautoriserat Revisionspartnarsalakab
Damplamgeve] 28

DX-2100 Copenhagan

Annual general meeting
Tha annual general masting will be held on 25 March 2019
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Management's review

Operating review

Principal activities
The objactive of the Company is to acquira real estale propanty for investment purposas.

Development in activities and financial position

The Company's income stalemant for the yaar anded 31 Decembar 2018 shows profit of DKK 17,919
thousand, snd the Company's batance shest al 31 Decamber 2018 shows equlty of DKK 150,520
thousand.

Tha results for the period are considered la be In accordancs with expactations

Events after the balance sheet date

No avenls have occured after the balance sheet dale that malerially afect the Company's financial
pasilion.

Declaration of financial support to M7 EREIP IV DK HoldCo K/S

M7 EREIP IV OK PropCo 1 KIS has provided M7 EREIP IV BK HoldCo KIS with a letter of support
ensuring sufficient kiquidity lo seltle M7 EREIP IV DX HoldCo K/S' obligations as they fall due al least unhl
31 Dacember 2019 At 31 Dacember 2018, the equity of M7 EREIP |V DK HoldCo K/S is nepativa by DKK
540 thousand. Furtharmora, reflerence Is mada to nola 5
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Financial statements 11 October - 31 December

Income statement

DKICO0D
Gross profit

Operating profit

Falr vafue adjustment of invesimen! properties
Financisl Incoms

Financlal expenses
Profit for the year

Proposed profit appropriation
Retained eamings

Nolg

1110 2017-
a1/12 2018

38,583
38,583

21,873
S0

-40,597
17,918
————

11818
17519
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Financial statements 11 October — 31 December

Balance sheet

DKK000

ASSETS

Fixed assats

Property, plani and equipment
Investment properties

Total fixad zasets

Currant anssta

Rscelvables

Trade meeivables

Recaivables irom group entities
Prepaymanis

Cash at bank and In hand
Total current assets
TOTAL ASSETS

Nota

2018
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Financial statements 11 October - 31 December

Balance sheet

OKiKooD

EQUITY AND LIABILITIES
Equity

Shara pramium

Retlalned aamings

Tolal aquity

Liabltities

Non-currant llabHites
Mezzanine loans

Debi to credit institutions
Payablas to shareholders
Deposiis and prepald rant

Currant liabllitles

Mazzanina loans from group entitins
Debt to cradit institutions

Trada payablas

Other payables

Payabilas lo sharehokders

Tolal Habllities
TOTAL EQUITY AND LIABILITIES

Contractual obligations, contingancles, ete.

Mortgages and collaterat
Refated party disclosures

Nole

-3

2018

a
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Financial statements 11 October - 31 December

Statement of changes in equity

Conlribulad ~ Share Retained
DKK000 caplsl  premum _ eamings  Tolst
Equily al 11 October 2017 0 0 0 0
Conlribution 0 132610 0 132,610
Translemed over the profit appropriation g 0 17,919 17.919
Equity at 31 Decembar 2018 a 132810 17,818 150,529

mmr—_—===
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Financial statements 11 October - 31 December

Notes

Accounting policles

The annual report of M7 EREIP 1V DK PropCo 1 KIS for 2017/18 has baen prepared in accordance with
the provisions applying to reporting class B entites under the Danish Financial Statemanis Aci with optin
from a highar reporting classes

This is the enlity’s first financial year why thare ara no tomparaliva figuras. The first inancial year has
been axianded to 15 months.

Income statement

Gross profit

Pursuant lo Saction 32 of the Danish Financial Siatemanls Aci, the Company does not disclose its
revenis,

The gross profil reflects an aggregation of revenue and olhar external expenses

Revenue
Ravanus, comprising rental incoma, Is recognised in the pariod lo which it relates

Other external expenses
Other extemal expenses comprisa cosis Incured during the period as a resull of the rental of the
Company's properties and adminisiration,

Fair value adjustment of investment properties
Fair valug adjustment comprises the years changas in tha fair valise of invastrment property

Financial income and expenses

Financial income and expenses comprise interest Income, inlerest aexpanses, raalised and unrealised
capial losses on morigage debt

Balance sheet

Property, plant and equipment

!nvua‘slment properties comprise proparties that are held to eam rentals, hefd for capitat apprecialion or
both,

Initially, investment properties are measured at cost including purchase price and direcly relaled costs.
The carrying amount also includes costs for impravemants if the mcognition criteria is mat.

Subsequent to inllial recogntiion, investment proparties are stated at fair value. Gains and losses arising
from changes in the falr values are Included In the income statement in the year which thay arisa,

12
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Financial statements 11 October — 31 December

Notes

Accounting policles (continued)

The properties ars valued using the income capilalisation method wharg a property's fair value is
estimatad based on the normalisad net operaling income generatad by the property, which is divided by
iha capitalisalion rate, The calculated valua is adjusied with expected future changa in tents! value, voids,
capllal expenses and other special circumstances

Invesimenl propertlas ara nol depreciated

Gains and Ipsses on tha disposal of proparty, plant and equipment are siated as the difference belwean
the selling prices less sefling costs and the camying amount on the dale of the disposal, Gains and losses
ara racognised in the Income statamenl as other operating Income or olher operating expanses,
respactively,

Recelvablas

Raceivables are measured at amorfised cost
Write-down I3 mads for bad debl losses where there is an objectiva Indicalion that a recsivable or a

portofolio of receivables has been impalred. If there is an objective Indicalion thal an individual receivable
has been impaired, a write-down is mada

Prepaymeants
Prepayments comprise prepayments of cosls incurred relaling lo subsequen financlal years

Cash and cash equivalents
Cash and cash equivalents comprise cash in bank and in hand

Liabilities

Payables 1o credit institutions are recognised at cost at the date of barrowing, equivalant to proceeds
recalved less lransaction cosls paid

Subsequently, these financinl Sabiiiies ara meaured at amorilsad cost.
Olher Kablilities ame measured at nel raalisabla value.

Corporation tax and deferred tax

Tha Company is not subject to taxation. Taxabie income is taxed in the parent company M7 EREIP IV Lux
Denmark HoldCo S.arl.

13
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Financial statements 11 October — 31 December

Notes
Financial income
1110 2097-
DKK000 31112 2018
intarest income from group entiies 50
50
=2
Flnancial expanses
1Mo 2047
DKIK000 3112 2018
Intarest expansa {0 group snbtiag 4,662
Other financial costs 35,835
400597
_———
Property, plant and equipment
lnvesimenl
DKK'000 properties
Cast at 11 October 2017 o
Additians for Ihe year 540,095
Cost at 31 Dacember 2018 540,085
Ravalualions at 11 Oclober 2017 0
Revaluations for the year 21.873
Ravalualions at 31 December 2018 21,873
Canylng amount at 31 December 2018 561,988
—————

Tha valuation was performed by CBRE, an accredited and indepandent valuer with recognisad and
relevant professional qualifications and recanl experienca of the location and calegory of lnvesimant
properiies being valued. The valuation model applied Is In accordanca wilh the recommended by the
inlemational Valuation Standards Commilttes.

Invasiment proparties comprise of 10 logistic properties located In Denmark.

Key assumptions;

In valualion of the properties thera have been appiisd an equivalent yleld of between 6.25% and 10.0%
with an average of 7.3% When the nonemmination leasa terms of cumrent rental spreement expires, it Is
assumed that the lenancles can be re-let to market rent.

Sensitivity analysis:

An increase of the equivalent yleld by 0.50 percentage points would reduce the value of investmant
properties by DKK 37 mifion and a decrease of the equivalent yleld by 0.50 parcentage points would
increass the propetty vatus by DKK 43 mittion at the balance sheel data,

14
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Financial statements 11 October - 31 December

Notes

Non-current liabllities other than provisions

Quistanding
DrKooo Tolaldebtat Repaymenl, deblafiar

31122018 frstyear  five years

Mezzanine lvans 122,412 2,555 0
Dabt to eradit institulions 274,317 8,806 1]
Payablas to shareholdars 30,211 642 o
Prapaid rent and daposils 6,095 o 6,095

433,035 12,003 6,095
——em—— o =

Contractual obligations, contingencies, etc.
Tha Company has provided a self-labla guarantee 1o eredit Institulions of DKK 8,000 thausand

M7 EREIP IV DK PropCo 1 KIS has provided M7 EREIP IV DK HokiCo K/S with a latter of support
ensuring sufiicent iquidity to sattie M7 EREIP IV DK HoldCa KIS obfigations as thay fali due al laast until
31 Decemnber 2019 At 3¢ Dacamber 2015, the equity of M7 EREIP IV DK HoldCo KIS Is negalive by DKK
940 thousand

Mortgages and collateral

Invesimenl properies with a canying amount of DKK 582 milion at 31 Dacember 2018 have been
provided as collateral for debt to cradit instilutions of DKK 285 million

Related party disclosures

M7 EREIP IV DK PropCo 1 U5 13 includad in the consalidaled financial statement of M7 Euvropean Real
Estale Investmenl Partners IV LP, The Monument Building, 11 Monument Sireet, Londen, ECIR BAF,
United Kingdom, whare they can be cbialned.
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