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Resultatregnskap

Belgp i: NOK Note 2017 2016
RESULTATREGNSKAP

Inntekter

Annen driftsinntekt 200 000 229 402
Sum inntekter 200 000 229 402
K ostnader

Avskrivning pavarige driftsmidler 394 737
Annen driftskostnad 2738674 63 308 152
Sum kostnader 2738674 63 702 889
Driftsresultat -2538 674 -63 473 487

Finansinntekter og finanskostnader

Inntekt painvestering i datterselskap 99 672 349 56 648 388
Innt. painv. annet foretak i samme konsern 8 000 000
Renteinntekt fraforetak i samme konsern 13 775585 24 487 593
Annen renteinntekt 1 747 406 262 461
Annen finansinntekt 41723713

Sum finansinntekter 156 919 053 89 398 443
Verdired. av andre finansielle omlgpsmidler -85 944 766 -370 532 697
Annen rentekostnad 45 393 248 82 973 336
Annen finanskostnad 126 881 503 -34 555 746
Sum finanskostnader 86 329 985 -322 115 107
Netto finans 70 589 068 411 513550
Ordinaert resultat far skattekostnad 68 050 394 348 040 063
Skattekostnad pa ordinaat resultat -1 160 750 -6 855 805
Ordineert resultat etter skattekostnad 69 211 145 354 895 868
Arsresultat 69 211 145 354 895 868
Arsresultat etter minoritetsinter esser 69 211 145 354 895 868
Totalresultat 69 211 145 354 895 868
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Resultatregnskap

Belgp i: NOK Note 2017 2016

Overfaringer og disponeringer

Tilleggsutbytte 761 860 799
Udekket tap 354 895 868
Overfaringer fra overkurs -692 649 655
Sum overfaringer og disponeringer 69 211 145 354 895 868
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Balanse

Belgp i: NOK 2017 2016
BALANSE - EIENDELER

Anleggsmidler

Immaterielle eiendeler

Utsatt skattefordel 1303 319 23698 491
Sum immaterielle eilendeler 1303 319 23698 491
Finansielle anleggsmidler

Investering i dattersel skap 1019414 261 3360471711
Lan til foretak i samme konsern 161 139 877 629 418 341
Sum finansielle anleggsmidler 1180554 137 3989 890 052
Sum anleggsmidler 1181 857 456 4013588543
Omlgpsmidler

Varer

Fordringer

Kundefordringer 4512 4781 482
Andre kortsiktige fordringer 4 065 295 9932 647
Konsernfordringer 20 336 551 41923 147
Sum fordringer 24 406 358 56 637 276
Bankinnskudd, kontanter og lignende

Bankinnskudd, kontanter o.I. 58 315 757 30028 484
Sum bankinnskudd, kontanter og lignende 58 315 757 30 028 484
Sum omlgpsmidler 82722115 86 665 760
SUM EIENDELER 1264579571 4100 254 303
BALANSE - EGENKAPITAL OG GJELD

Egenkapital

Innskutt egenkapital

Sel skapskapital 10 000 000 10 000 000
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Balanse

Belgp i: NOK Note 2017 2016
Overkurs 642 382 861
Sum innskutt egenkapital 10 000 000 652 382 861

Opptjent egenkapital

Fonds 169 335 843 690 533 728
Avsatt utbytte 546 412 573

Sum opptjent egenkapital 715748 416 690 533 728
Sum egenkapital 725748 416 1342 916 589
Gjeld

Langsiktig gjeld
Annen langsiktig gjeld

Gjeld til kredittinstitusjoner 527 784 094 2409 260 369
Langsiktig konserngjeld 199 268 017
@vrig langsiktig gjeld 30 000 17 879 787
Sum annen langsiktig gjeld 527 814 094 2626 408 174
Sum langsiktig gjeld 527 814 094 2626 408 174

Kortsiktig gjeld

Leverandaergjeld 1134177

Betalbar skatt 280 335 3221377
Skyldig offentlige avgifter -2 059 047

Kortsiktig konserngjeld 1111013 7 309 686
Annen kortsiktig gjeld 10550583 120 398 477
Sum kortsiktig gjeld 11 017 061 130929 540
Sum gjeld 538 831 155 2757337714
SUM EGENKAPITAL OG GJELD 1264 579 571 4100 254 302
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Konsernetsresultatregnskap

Belgp i: NOK Note 2017 2016
RESULTATREGNSKAP

Inntekter

Gross rental incom 131 756 000 259 617 000
Property opertating expenses -16 205 000 -18 803 000
Sum inntekter 115551 000 240 814 000
Kostnader

Adjustment to value of investment property -72 354 000 -272 548 000
General and administrative expenses 27 690 000 41 124000
Sum kostnader -44 664 000 -231 424 000
Driftsresultat 160 215 000 472 238 000
Finansinntekter og finanskostnader

Annen rentei nntekt 814 000 9993 000
Gain on sales of subsidiaries/property -95 067 000 35538 000
Sum finansinntekter -94 253 000 45531 000
Annen rentekostnad 44173 000 94 782 000
Sum finanskostnader 44 173 000 94 782 000
Netto finans -138 426 000 -49 251 000
Ordineert resultat far skattekostnad 21 789 000 422 985 000
Income tax expense -95 998 000 85 874 000
Ordinaart resultat etter skattekostnad 117 787 000 337 111 000
Arsresultat 117 787 000 337111000
Arsresultat etter minoritetsinter esser 117 787 000 337111000
Net other comprehensive icome

Tax relatet to other comprehensive income

Totalresultat 117 787 000 337111000
Overfaringer og disponeringer
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Konsernetsresultatregnskap

Belgp i: NOK Note

2017 2016

Retained earnings 117787 000 337111 000

Sum overfaringer og disponeringer 117 787 000 337 111 000
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Konsernets balanse

Belgp i: NOK Note 2017 2016

BALANSE - EIENDELER

Anleggsmidler
Immaterielle eiendeler

Varigedriftsmidler
Investment property 2101 260 000

Sum varige driftsmidler 2101 260 000

Finansielle anleggsmidler

Other long term receivables 8 075 000
Sum finansielle anleggsmidler 8 075 000
Sum anleggsmidler 0 2109335000
Omlgpsmidler

Varer

Investment Property 2089 783 000
Sum varer 2089 783 000
Fordringer

Account recevable 889 000
Other recevables 14 612 000
Sum fordringer 15 501 000

Bankinnskudd, kontanter og lignende

Cash and cash epuivalents 83901 000
Sum bankinnskudd, kontanter og lignende 83901 000
Sum omlgpsmidler 0 2189185000
SUM EIENDELER 0 4298 520 000

BALANSE - EGENKAPITAL OG GJELD

Egenkapital
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Konsernets balanse

Belgp i: NOK Note 2017 2016
Innskutt egenkapital

I ssued capital 10 000 000
Overkurs 752 645 000
Sum innskutt egenkapital 762 645 000
Opptjent egenkapital

Retainet earnings 517 159 000
Sum opptjent egenkapital 517 159 000
Sum egenkapital 0 1279 804 000
Gjeld

Langsiktig gjeld

Utsatt skatt 114 193 000
Sum avsetninger for forpliktelser 114 193 000
Annen langsiktig gjeld

Gjeld til kredittinstitusjoner 1109 370 000
Langsiktig konserngjeld 42 607 000
Other long term liabilities 9828 000
Sum annen langsiktig gjeld 1161 805 000
Sum langsiktig gjeld 0 1275998 000
Kortsiktig gjeld

Interest bearing loasn and borrowing 1572 810 000
Leverandargjeld 43 602 000
tax payable 3221000
Other current liabilities 123 085 000
Sum kortsiktig gjeld 1742718000
Sum gjeld 0 3018 716 000
SUM EGENKAPITAL OG GJELD 0 4298 520 000
20.09.2019 kl 19:51 Brgnngysundregistrene Side 8 av 37



== Brgnngysundregistrene Arsregnskap regnskapséret 2017 for 914813905

RSM Norge AS

Tao the General Meeting of Norwegian Lights AS Fiipstad Brygae, 0252 Oslo
Fh 1312 Vika, 0112 Osio
NO 982 316 588 MVA
independent Audifcr's Report

T+ 4/ 231142 00
Report on the Audit of the Financial Statements Fred723m42m
Oﬁiﬂiﬁk’? V\f\’\f‘W.iSﬂ!ﬂDigE.ﬂD

We have audiied the financial statements of Norweglan Lights AS. The financisl sialemenis comprise:

e The financial statements of the parent company showing a profit of NOK 68 211 145, which
comprise the balance sheet as at 31 Desember 2017, and the income statement, statement of
changes in equily and cash flow statement for the vear then ended, and netes to the financial
statements, including a summary of significant accounting policies, and

» The financial statements of the group showing a profit of NOK 117 787 469, which comprise
the balance sheet as at 31 December 2017 and income staiement, statement of changes in
equily, cash flow statement for the year then ended, and noles lo the financial stalements,
including a summary of significant aceounting policies.

in our opinion:
= The financis! statements are prepared in accordance with the law and reguiations.

+ The financial statements give a frue and fair view of the financial posifion of the parent
company as at 31 December 2017, and its financial performance and s cash flows for the
yaar then ended in sccordance with international Financial Reporting Standards as adopled
by the EUL

» The financial siatemenis give a frus and fair view of the financial position of the group as at 31
December 2017, and #is financlal performance and its cash flows for the vear then ended in
accordance with International Financial Reporting Standards as adopied by the EU.

Basis for Opinion

We conducted our audit In accordance with laws, regulations, and auditing standards and practices
generally accspted in Norway, including International Standards on Audiling (18As]), Our
responsibilities under those standards are further described in the Audifor’s Responsibilifies for the
Audit of the Financial Biatements section of our report. We are independent of the Company and the
Group as required by laws and regulations, and we have fulfilled our other ethical responsibilities in
sccordance with these reguirements. We believe that the audit evidence we have oblalned is sufficient
and appropriate to provids & basis for aur opinion,

Other information
Management is responsible for the other information. The other information comprises the Board of
Directors’ report, but does not include the fihancial stalements and our audBor's report theraon,

Cur apinion on the financial stalements does not cover the other information and we do not express
any form of assurance conclusion thereon.

in connection with our audit of the financial siatements, our responsibility Is (o read the other
information and, in doing so, consider whether the other information s materizlly inconsistent with the

THE POWER OF BEING UNDERSTOOD
AUDIT I TAX I CONSULTING

RSM Norge AS bz araember of the RSM petwork and trades ag RSM. RSM s the trading name used by the merbers of the Rl network. Each rngmber of the RSMnetwork is an
independent accounting and consulting frrwhich praclices in la ownright, The RSM network is not itself & separate legs! entity inany jurisdiction.

R3M Norge A% er mediem av/is a member of Ren norske Revisarforening.
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Auditor's Report 2017 for Norwegian Lights AS

financial statements or our knowledge obtained in the audit or otherwise appears to be materially
misstated.

if, basad on the work we have performed, we conclude that there is a material missiatement of this
other information, we are required o report that fact. We have nothing to report in this regard.

Responsibilities of the Board of Direcltors for the Financisl Statements

The Board of Directors are responsible for the preparation in acoordance with law and reguiations,
including fair presentation of the financial statements in accordance with International Financial
Reporting Standards as adopted by the EU, and for such internal conirol as management delermines
is necessary (o enable the preparation of financial statements that are free from material
misstatement, whether due to fraud or error.

in praparing the financial siatements, management is responsible for assessing the Company's and
the Group's ability to continue as a going concern, disclosing, as applicable, matiers related o going
concern and using the going concern basis of accounting unless management gither infends to-
tquidate the Group or 1o cease operations, or has no realistic alternative but o do so.

Auditor's Responsibiliies for the Audit of the Financis! Staterments

Our ebjectives are to obtain ressonable assurance about whether the financial statements as a whols
are free from material misstalement, whether due 1o fraud or error, and to issue an auditor's report that
includes our opinion. Reasonable assurance is a high level of assurance, but is not 2 guaraniee that
an audit conducted in accordance with laws, regulations, and auditing standards and practices
generally accepted in Norway, including [SAs will always detect a material misstatement when it
exists, Misstatermnents can arise from fraud or error and are considered material i, individually or in
aggregate, they could reasonably be expected fo influence the sconomic decisions of users iaken on
the basis of these financial statements.

As part of an audit in accordance with laws, regulations, and auditing standards and practices
generally accepted in Norway, including 1SAs, we exercise professional judgment and maintain
professional scepticism throughout the audit. We also:

+ identify and assess the risks of material missistement of the financial statements, whather due
to fraud or error. We design and perform audit procedures responsive to those risks, and
obtain audlt evidence that is sufficient and appropriate to provide a basis for owr opinion. The
rigk of not detecting a material misstatement resulting from fraud is higher than for one
resulting from error, as fraud may involve caollusion, forgery, intentional omissions,
misrepreseniations, or the override of internal control.

+ obitain an understanding of internal control relevant to the audit in order to design audit
procedures that are appropriate in the circumstances, but not for the purpose of expressing an
opinion on the eflectiveness of the Company and the Group's internal control.

+  evaluale the appropriateness of accounting policies used and the reasonablenass of
accounting estimates and related disclosures made by management.

+ conclude on the appropriateness of management's use of the going congern basis of
accouniing and, based on the audlt evidence obiained, whether a material uncertainty exists
refated 1o events or conditions that may cast significant doubt on the Company or the Group's
ability to continue as a going concern. if we conclude that & material unceriainty exists, we are
required o draw gttention in our suditor's report to the related disclosures in the financial
statements or, § such disclosures are inadequate, o medify our oplnlon. Qur conclusions are
based an the audit evidence obtained up to the date of our auditor's report. However, future
evenis or conditions may cause the Company or the Group o cease to continue as a going
congern.
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Auditor's Report 2017 for Norwegian Lights AS

s evaluate the overall presentation, structure and content of the financial statements, including
the disclosures, and whether the financial statements represent the underlying transactions
and events in @ manner that achieves fair presentation.

= obtain sufficient appropriate audit evidence regarding the financial information of the entities or
business activities within the Group to express an opinion on the consclidated financial
statements. We are responsible for the direction, supervision and performance of the group
audit. We remain solely responsible for our audit opinion.

We communicate with the Board of Directors regarding, among other matters, the planned scope and
timing of the audit and significant audit findings, including any significant deficiencies in internal control
that we identify during our audit.

Report on Other Legal and Regulatory Reguirements

Opinion on the Board of Directors’ report

Based on our audit of the financial statements as described above, it is cur opinion that the
information presented in the Board of Directors’ report concerning the financial statements, the going
concern assumption, and the proposal for the allocation of the profit is consistent with the financial
statements and complies with the law and regulations.

Opinion on Registration and Documentation

Based on our audit of the financial statements as described above, and control procedures we have
considered necessary in accordance with the International Standard on Assurance Engagements
(ISAE) 3000, Assurance Engagements Other than Audits or Reviews of Historical Financial
Information, it is our opinion that management has fulfilled its duty to produce a proper and clearly set
out registration and documentation of the Company and the Group's accounting information in
accordance with the law and bookkeeping standards and practices generally accepted in Norway.

Oslo, 74 April 2018
F{S ﬁorge AS§
i N
*E/\%%\%’ﬁ z\‘ :
Wbtk to

State Authoriséd Public Accountant
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Norwegian Lights AS
Annual accounts
Parent & Group

2017

Auditor's report
Directors' report

Statement of comprehensive income
Statement of financial position at 31 December
Statement of changes in equity
Cash flow statement
Notes
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The board of director’s report 2017 for Norwegian Lights AS

Norwegian Lights AS

Operational review

Norwegian Lights AS (“the Company”) was established 16" of January.2015 and acquired 4™ of March
a portfolio of commercial real estate praperties in Norway with the potential for asset management
through re-leasing, repositioning, refurbishment or expansion. The Company will seek to manage the
real estate portfolio in order ta optimize the return on investment, based on a five year business plan.
The company will be managed by UNION Eiendomskapital Lux AS.

Norwegian Lights AS has invested in 28 office and retail properties in Norway. During 2017 the
Company divested 19 properties, and entered into unconditional SPAs for additional two properties,
including properties under unconditional SPAsfor divestment, the Company has divested properties
representing apr. 95 % of the initial property value.

The companies headguarter is in Oslo.

Going concern
In accordance with the Accounting Act § 3-3a, we confirm that the financial statements have heen
prepared under the assumption of going concern. The Group’s economic and financial position is

sound.

Comments related to the financial statements
The valuations of the owned properties as of December implied an increase in values of 9,9% during
2017 and 22,3 % since acquisition,

The portfolio as of 31.12.2017 had a rental occupancy of approx. 90 %, and the average duration of
the lease contracts were 3.8 years.

Norwegian Lights AS had an operating loss of MNOK 87,7, The Group had an operating profit of MNOK
65,1. Profit before tax was positive with MNOK 68,1 for the parent company and positive with MNOK
21,8 for the Group. The Group net rental income was MNOK 115,5 for the year 2017,

The Board of Norwegian Lights AS proposes that the positive total comprehensive income for the year
of the parent company of MNOK 69,2 is allocated as follows:

Transfer from Fund for unrealized gains: MNQK -521,2
Iransfer to retained earnings MNOK 590.4
Total allocated profit MNOK 63,2

The campany's liquid assets are invested in bank and considered to be low rigk.

As per 31.12.2017 the parent company had a bank balance of MNOK 58,3 and for the Group MNOK
69,0.
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The total capital pr. 31.12.2017 was MNOK 1 297,6 for the Group. Long-term debt equals 3,4% and
short-term debt equals 41,8 %. The equity ratio for the Group was 54,8%.

Environment

The parent company and the Group do not pollute the environment beyond what is normal for the
operations of the Group. Waste and emissions arising from operations are treated under applicable
laws and regulations.

Financial risk
Market risk

The company is expased to effects related to macro economic conditions and local market conditions.
This could lead to changes in rent levels, occupancy rate and value of the properties.

Norwegian Lights AS is exposed to changes in interest rates. Total liabilities to credit institutions in
Norwegian Lights AS are per 31.12,2017 MNQK 527,8 {grossed amount). Of the total debt to credit
institutions 0% were hedged per 31.12.2017. Average interest rate on the loan portfolio was per
31.12.2017 2,86 % (including margin).

Norwegian Lights AS complies with all covenants per 31.12.2017,

Credit risk

The company has risks associated with its tenants on the properties. The tenants economy and
financial strength, and thus their ability to serve the rent, has great significance for the risk associated
with the loss of rent/income. The risk of vacancy depends to a large extent on the economic conditions,
Vacancy in a property will lead to loss of rental income, and cause the company to cover the missing
common costs. The company strives to achieve a bank guarantee or rent deposit upon signing or
renegotiating lease contracts.

Risk of liguidity

The Board assesses the company’s liquidity as satisfactory and it strives to have a liguidity buffer in
case unforeseen events arise through daily operation of the properties.

Research and development
Norwegian Lights AS is not affected by conditions that can be defined as research and development
activities.

Future development

The trough in the Norwegian economy have passed, and macroeconomic indicaters are pointing to
stable growth. The economic outlook is expected to facilitate a stable absorption of office and
commercial space. At the same time, the net supply of new office space is relatively low due to a
combination of low office construction activity and a trend of converting office buildings to
residential units. This leads to expectations of low office vacancy and increasing rental prices. (n
addition, Norway still stands out as an attractive long-term investment opportunity due to factors
such as strong public finances and a favorable demographic development.
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Norwegiam Lights AS

Statenient of comprehensive income

Parcnt company Cansalidated proup

2016 2017 All amounts in NOK T 000 Note 2017 2016

229 - Gross rental income 131 756 258607
(257 - Property operating expenses (16 205) (18 803)
(28) - Net rental and related income 410 115 551 240 813

34 640 (85 158) Gain / (loss) on sales of subsidiaries / property 2 (95 067) 353538
- . Adjusiinent 1o value of invesiment property 310 72354 272 548
3201) (2539 General and administrative expenses 361416 (27 690) (41 124)
31438 (87 697) Qperating profit 65 148 307 7175
98 359 115195 Financial income 712 R4 9693

370 533 85945 Change in fair value shares in subsidiaries 3 . .

(52 044) (45 393) Financial costs 7 {44 173) {94 782)
376 847 155747  Net financin) items {43 359) (84 789)
408 285 68 050 Profit before tax 21789 422 985
(7212) 1141 Income lax expense 316 95 998 (85 874)
401 073 69 211 Profit for the year 117 787 337 111

Other comprehensive income

- Net other tomprehensive income 10 .
- - Tax related to other comprehiensive income 8 - .
401 073 62211 Fotal comprehensive income Jor the yeor 117 787 337111
1
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Norwegian Lights A8

Statement of fimancial position at 31 December

Parent company

Conselidrted group

2016 2617 ALl amounts in NOK | 000 Nate W7 Hié
ASBETS
Mon-current assels
. . fnvestiment property 34 1013 15 63 144 2104 200
3360 472 1019414 Investimenls in subsidiaries 215 .
629 418 161 140 intercompany foan 9 .
8075 . Other tong term recetvables 9 8075
- 1303 Deferred tax assels 816 - -
3 997 965 I 181 857 Totel tion-currenl assets 63 144 2 109 335
Currené assets
. . lnvestment property held for sale 1015 E1R] 522 2 09 783
2992 . Aecounts receivable EA LR 300 889
45 570 24 406 Other receivablcs o1} 2 3698 14652
30028 58 316 Cash and cash cquivalenis 912 4% 001 83 %1
78 591 82 722 Tolal current assets 234 522 2 189 185
4076 556 I 264 580 TOTAL ASSETS £ 197 666 4 208 521
EQUITY AND LIABILITIES
Equity
Paid in capital
10 000 10000 Issued capital t0 000 18000
642382 . Share premium . 752 645
£52 382 10 400 Toial paid In capital 160 000 762 645
Accumulated profits
690 534 169 336 Tund Tor unrealised gains
75481 546 413 Retained carmings 701 213 592 640
766 018 715 748 Total secumulnied profits 701 213 §92 641
Nen-vontrofling interests - -
1418 397 725 748 ‘Tatal equity 701 213 1 355 185
MNon-gurrent linhiliics
1109 370 R [nlerest-beuring loans and borrowings QL1313 1809370
42 607 Shareholdess lonn 9 . 42 607
138 Deferred tax liabilities § 16 A0 418 138 020
17 B8O Csther tong lonm Habilitics q 3482 9828
1 169 995 - Tatal non-current Habilities 43 80 1799 834
Current liabiities
| 456 322 527 814 Enterest-hearing loans and borrewinps 3111315 577 T84 1572810
400 1134 Agcvounts payable 912 1420 43 602
3221 280 Tax payable 8 1613 3221
28020 2603 Qther current fiabilities 312146 9737 23767
1 488 163 £38 831 Fotal curvent linbilitics 847 554 1643398
7 658 158 538 831 Fote! linbilities 486 454 2943233
4 076 556 i 264 580 TOTAL LOUITY ANB LIABILITIES 1297 666 4298 521

The Beard of Norwegian Lights AS
Oslo, 20. Apri} 2018

skein Landvik
Chairman

Board member

/.

Boarg/member
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Norwegian Lights AS

Statement of changes in equity

Alk amounts in NOK 1 000 Note Attributable to parent company equity holders

. Share Share Retained Total equity
Consolidated group capital premium  earnings
Equity as at 31.12 2015 10 000 752 645 226 223 988 868
Correction of error {net of tax) 16 - - 29 695 29 695
Restated total equity as at 1.1.2016 10 000 782 645 255918 1 018 563
Total commprehensive income - - 290 935 290 935
Equity as at 31.12 2016 10 009 752 645 546 854 1 309 499
Correction of error {net of tax) 16 - - 45787 45787
Restated total equity as at 1.1,2017 10 066 752 645 592 641 1355 285
Total comprehensive income - . 117 787 117 787
Dividends - (752 64%) {9 216) {761 861)
Equity as at 31.12 2017 10 600 - 701213 711213

Share Share Fund for Retained  Total equity
Parent company capital premium  unrealised  earnings
gains
Equity as at 31.12 2015 10 000 653 012 325 8§55 - 988 867
Correction of error {net of tax) 16 - - 29 6935 29 695
Restated total equity as at 1.1.2016 16 009 653 012 325855 29 695 1 618 563
Total comprehensive incoms R (9 783) 364 679 - 354 896
Effect on equity from merger - (848) - - (848}
Equity as at 31.12 2016 10 000 642 382 690 534 19 695 1372611
Correction of error (net of tax) 16 - - 45787 45 787
Restated total equity as at 1.1.2017 10 660 642 382 690 534 75 482 1418 397
Total comprehensive income - B {521 198) 390 409 69211
Dividends - (642 382) {119 479) (761 861)
Equity as at 31.12 2017 10 000 - 169 336 546 413 725 748
3
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Norwegian Lights AS

Statement of cash flows

Consolidated group

Parent company
2016 2017 All amounts in NOK 1 000 2017 2016
Cash flow from operating activities
408 285 68 050 Profit before tax fot the year from comprehensive income 21 789 422 985
- (3221 Income taxes paid (3221) -
(370 533) (85 945) Adjustnient to value of investment i subsidiaries - -
- - Adjustment to value of investment property (72 354) (272 548)
(34 666) 85158 Gain / (loss) on sales of subsidiaries / property 95067 (35 538)
2510 2992 (Increase)decrease in accounts receivable 588 754
(32911) 21 164 (Increase)/decrease in other receivables 18 990 (10 642)
339 734 Increase/(decrease) in accounts payable (40 182} 39292
(6292) (12219) increase/{decrerse) in other current liabilities (14 832} {25 012)
(33 268) 76 713 Net cash flow from operating activities 6 645 119292
Cash flows from investing activities
- - Additions on investment property (37 578) (197 884)
- - Proceeds from sale of investment property 2981242 227323
142122 2356 844 Proceeds from sale of investments in subsidiaries - -
- 10 000 Repayment of investments in subsidiares - -
145 428 445 155 (Increase)/decrease in intercompany loan - R
287 550 2 811 999 Net cash flow used in investing activities 2943 664 29 439
Cash flows from financing activities
(280 169) (2 098 564) Repayment of borrowings (2203 348) (171 630)
- {761 861} Dividend paid to equity holders of the parent (761 861) -
(280 169) (2 860 425) Net cash flow from financing activities (2 965 209) (171 630}
(25 886) 28 287 Net increase/(decrease) in cash and cash equvivalents (14 900) (22 900)
55915 30028 Cash and cash equivalents at beginning of period 83901 106 802
30028 58 316 Cash and cash equivalents at end of peried 69 001 8391
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Norwegian Lights AS
Notes 2017

1  Summary of significant accounting policies

Norwegian Lights AS is a limited company, incorporated in Norway, headquartered in Oslo. Address
headquarter: ¢/o UNION Eiendomskapital AS, Bolette Brygge 1, 0252 Oslo, Norway. The company was
established in 2015. In March 2015 the company bought a portfolio of 44 companies. 2017 is the third year the
group is consolidated,

The combined consolidated financial statements of the consolidated group and parent company of Norwegian
Lights AS for the fiscal year 2017 were approved in the board meeting at 20. April 2018.

The Group is engaged in the development, letting, management, operation, purchase and sale of office and retail
properties in Norway. Norwegian Lights AS is managed by UNION Eiendomskapital Lux AS (the Manager).

The Group is ultimately controlled by Partners Group Futurum S.A.R.L, domiciled in Luxembourg, which holds
98 % of the shares of Norwegian Lights AS.

1.1 Basis for preparation of the annual accounts

The Norwegian Lights AS’ annual accounts, consisting of the annual accounts of the parent company and the
Group’s consolidated financial statements, has been prepared in accordance with International Financial
Reporting Standards (IFRS) which have been adopted by the EU and are mandatory for financial years
beginning on or after 1 January 2017,

The annual accounts are based on historical cost, with the exception of the following:

¢  Financial instruments at fair value through profit or loss, and loans, receivables and other financial
liabilities which are recognised at amortised cost.
« Investment properties which are assessed at their fair valve,

The consolidated financial statements have been prepared on the basis of uniform accounting principles for
similar transactions and events under otherwise similar circumstances.

1.2 Functional currency and presentation currency
The functional currency and presentation currency for the parent company is NOK. The consolidated financial
statements are presented in NOK.

1.3 Consolidation principles
(a) Subsidiaries

The Group’s consclidated financial statements comprise Norwegian Lights AS and companies in which
Norwegian Lights AS has a controlling interest. A controlling interest is normally obtained when the Group
owns more than 50 % of the shares in the company and can exercise control over the company. Non-controlling
interest are included in the Group’s equity.

Business combinations are accounted for under the acquisition method. Any excess of the purchase price of
business combinations over the fair value of the assets, liabilities and contingent liabilities acquired and resulting
deferred tax thereon is recognised as goodwill. Any discount received is credited to the income statement in the
period of acquisition.

If the business combination is achieved in stages, the acquisition date carrying value of the acquirer’s previously
held equity interest in the acquiree is re-measured to fair value at the acquisition date and any gains or losses
arising from such re-measurement are recognised in the income statement.

Acquisition of subsidiaries that are not considered to represent business combinations as defined in IFRS 3, for
example the acquisition of a “Single Purpose™ subsidiary that only owns a property and neither has employees,
management or significant processes, arc recognised as an acquisition of an asset. The cost is allocated to the
individual identifiable assets and liabilities on the basis of their relative fair values at the date of purchase. In
such circumstances there is no recognition of deferred tax.
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Norwegian Lights AS
Notes 2017

The Group management is of the opinion that the acquisition of all existing subsidiaries is considered not to
represent business combinations.

Consolidation of a subsidiary begins when the Company obtains control over the subsidiary and ceases when the
Company loses control over the subsidiary. Specifically, income and expenses of a subsidiary acquired or
disposed of during the year are included in the consolidated statement of comprehensive income from the date
the Company gains control until the date when the Company ceases to control the subsidiary.

Whenever necessary, adjustments are made to the financial statements of subsidiaries to bring their accounting
policies in line with the Group’s accounting policies.

A change in the ownership interest of a subsidiary, without a loss of control, is accounted for as an equity
transaction. The consideration is recognised at fair value and the difference between the consideration and the
carrying amount of the asset is recognised at the equity attributable to the parent.

In cases where changes in the ownership interest of a subsidiary lead to loss of control, the consideration is
measured at fair value. Assets and liabilities of the subsidiary and non-controlling interest at their carrying
amounts are derecognised at the date when the control is lost. Differences between the consideration and the
carrying amount of the asset are recognised as a gain or loss in profit or loss.

{b) Associates

An associate is an entity in which the Group has a significant influence but does not control the management of
its finances and operations {(normally when the Group owns 20 %-50 % of the entity). The consolidated financial
statements include the Group’s share of the profits/losses from associates, accounted for using the equity
method, from the date when a significant influence is achieved and until the date when such influence ceases.

When the Group’s share of a loss exceeds the Group’s investment in an associate, the amount carried in the
Group’s statement of financial position is reduced to zero and further losses are not recognised unless the Group
has an obligation to cover any such loss.

(c) Other investments

All other investments are recognised in accordance with IAS 39 Financial Instruments: Recognition and
Measurement, and additional information are provided in note 9.

(d) Inter-company transactions and balances

Inter-company transactions and inter-company balances, including internal profits and unrealised gains and
losses, are eliminated. Correspondingly, unrealised losses are eliminated but only to the extent that there are no
indications of impairment in the value of the asset that has been sold internally.

(e) Non-controlling interests

The non-controlling interest in the consolidated financial statements is the non-controlling interest’s share of the
carrying amount of the equity. Tn a business combination are the non-controlling interests measured at the non-
controlling interest’s proportionate share of the acquiree’s identifiable net assets.

The subsidiary’s profit and loss is together with the separate components of other comprehenstve incone, is
attributable to the owners of the parent company and the non-controlling interests. The comprehensive income is
attributable to the owners of the parent company and to the non-controlling interest even though this leads to
negative non-confrolling interests.
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Norwegian Lights AS
Notes 2017

1.4 The use of estimates and assessment of accounting policies when preparing the annual accounts

1.4.1  Estimates and assumptions
The management has used estimates and assumptions that have affected assets, liabilities, incomes, expenses and
information on potential liabilities. Estimates and their underlying assumptions are reviewed on a regular basis
and are based on best estimates and historical experience. Changes in accounting estimates are recognised during
the period when the changes take place. If the changes also apply to future periods, the effect is divided among
the present and future periods.

142  Judgements
The management has, when preparing the financial statements; made certain significant assessments based on
critical judgement when it comes to application of the accounting principles. The following items have been
subjected to a significant level of judgement when applying the accounting principles:

¢ Investment property valuation (further information in notes 3, 9, 10 and 13)
e Fair value of investments in subsidiaries (notes 2, 3 and 9)
e Financial liabilities including interest rate derivatives (notes 3, 9 and 13)

1.5 Revenue recognition
The Group recognises revenue on an accruals basis, when the amount of revenue can be reliably measured and it
is probable that future economic benefits will flow to the Group.

The Group’s revenue includes rental income from investment properties, other income and proceeds from the
sale of properties.

Rental income from investment property leased out under an operating lease is recognised in the income
statement on a straight-line basis over the term of the lease. The revenue is measured net of any value added tax.
Lease incentives being offered to occupiers to enter into a lease, such as an initial rent-free period, are an integral
part of the net consideration for the use of the property and are therefore recognised on the same straight-line
basis.

Any overhead costs are recognised in the balance sheet along with payments from the tenants and consequently
this has no effect on the result.

Other income is recorded as income in the periods in which it is earned.

Proceeds received on the sale of propertics are recognised within Revenue when the significant risks and rewards
of ownership have been transferred to the buyer.

1.6 Financial assets and financial liabilities
Recognition and measurement

Financial assets and financial liabilities are recognised when the Group becomes a party to the contractual
provisions of the instruments.

Financial assets and financial liabilities are initially measured at fair value. Transaction costs that are directly
attributable to the acquisition or issue of financial assets and liabilities (other than financial assets and liabilities
at fair value through profit or loss) are added to or deducted from the fair value of the financial assets or financial
liabilities, as appropriate, on initial recognition.

Transaction costs directly attributable to the acquisition of financial assets or financial liabilities at fair value
through profit or loss are recognised immediately in the income statement.

The Group classities its financial assets in the following categories: at fair value through profit and loss
(FVTPL), and loans and receivables. The classification depends o the nature and purpose of the financial assets.
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Norwegian Lights AS
Notes 2017

(a) Fair value through profit and loss (FVTPL)

Financial assets at FVTPL include held for trading derivative financial instruments and debt and equity
instruments designated as fair value through profit or loss. A financial asset is classified as at FVTPL ift

— it is a derivative that is not designated and effective as a hedging instrument, or

— the designation eliminates or significantly reduces a measurement or recognition inconsistency that would
otherwise arise, or

— if the financial asset is managed, evaluated and reported internally on a fair value basis, in accordance with the
Group’s documented risk management or investment strategy.

Financial assets at FVTPL are initially recognised and subsequently measured at fair value on a recurring basis
with gains or losses arising from changes in fair value recognised through gains in investments in the income
statement. Dividends or interest earned on the financial asset are excluded from the gains on investments and
recognised separately within finance income.

Assets in this category are classified as current if they are either held for trading or are expected to be realised
within 12 months of the balance sheet date. Otherwise, they are classified as non-current.

The Group’s management have designated all investments in subsidiaries in the separate financial statements for
the parent company as Financial instruments at fair value through profit or loss, because this designation results
in more relevant information as the Group manages these investments, evaluate its performance and makes
purchase and sale decisions based on their fair value, in accordance with a documented risk management and
investment strategy, and information about the Group is provided internally on that basis to the entity's key
management personnel. See notes 2, 3 and 9 for “investments in subsidiaries”.

(b) Loans and receivables

Loans and receivables are non-derivative financial assets with fixed or determinable payments that are not
quoted in an active market. They are included in current assets (“accounts receivables” and “other receivables”;
see note 9) except for maturities greater than 12 months after the end of the reporting period. These are classified
as non-current assets,

Loans and receivables are subsequently measured at amortised cost using the effective interest method, less any
impairment. Interest income is recognised by applying the effective interest rate, except for short-term
receivables when the effect of discounting is immaterial. The Group classifies its financial liabilities in the
following categories: at fair value through profit or loss (FVTPL), and other financial fiabilities.

(a) Financial liabilities at fair value through profit and loss (FVTPL)

Financial liabilities at EVTPL include derivative liabilities and other financial liabilities designated as FVTPL.
A financial instrument is classified as at FVTPL if it is a derivative that is not designated and effective asa
hedging instrument, or the designation eliminates or significantly reduces a measurement or recognition
inconsistency that would otherwise arise.

Financial liabilities are also classified as at FVTPL when the financial liability is held for trading.

Financial liabilities at FVTPL are initially recognised and subsequently measured at fair value on a recurring
basis with gains or losses arising from changes in fair value recognised through gains in investments in the

income statement. Interest paid on the financial instruments is excluded from the gains on investments and
recognised separately within Finance costs.
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Norwegian Lights AS
Notes 2017

(b) Other financial labilities

Other financial liabilities (including borrowings and trade and other payables) are recognised initially at fair
value and subsequently measured at amortised cost using the effective interest method.

Borrowings are recognised initially at fair value less atwributable transaction costs. Subsequent to initial
recognition, borrowings are stated at amortised cost with any difference between the amount initially recognised
and the redemption value being recognised in the income statement over the period of the bortowings, using the
effective interest method (“interest-bearing loans and borrowings™; notes 3, 9, 11 and 13).

Trade payables are classified as carrent liabilities if payment is due within one year or less. If not, they are
presented as non-current liabilities (“accounts payable™ and “other current liabilities”; notes 9 and 11},

Derecognition of financial assets and liabilities

The Group derecognises a financial asset when the contractual rights to the cash flows from the asset expire, or
when substantially all the risks and rewards of ownership of the asset are ransferred to another party. On
derecognition of a financial asset in its entirety, the difference between the asset’s carrying value amount and the
sum of the consideration received and receivable, and the cumulative gain or loss previously recognised in other
comprehensive income and accumulated in equity, is recognised in profit or loss.

The Group derecognises financial liabilities when, and only when, the Group’s obligations are discharged,
cancelled or they expire, The difference between the carrying amount of the financial liability derecognised and
the consideration paid and payable is recognised in the income statement.

Offsetting of financial assets and liabilities

Financial asseis and liabilities are offset and the net amount presented in the statement of financial position when
the Group has a legal right to offset the amounts and intends to either settle on a net basis, or to realise the asset
and settle the liability simultaneously.

Impairment of financial assets

With the exception of financial assets classified as fair vatue through profit or loss, the Group assesses whether
there is objective evidence that financial assets may he impaired at each reporting date such as a covenant breach
or restructuring. A financial asset is impaired when objective evidence indicates that a loss event has occurred
after the initial recognition of the asset and that the loss event has an impact on the estimated future flows.

Financial assets valued at amortised cost are written down when it is probable, based on objective evidence, that
the instrument’s cash flows have been negatively affected by one or more events occurring after the initjal
recognition of the instrument. The impairment loss is recognised in the statement of comprehensive income. If
the reason for the impairment loss disappears in a later period and this disappearance can be objectively linked to
an event which takes place after the impairment loss has been recognised, the previous write-down is reversed.
The reversal must not result in the carrying amount of the financial asset exceeding the amount that the
amortised cost would have been if the impairment loss had not been recognised on the date when the write-down
was reversed. The reversal of a previous impairment loss is presented as income.

Financial assets that are classified as available for sale are written down when there are objective indications that
the asset has fallen in value. The accumnulated loss that has been recognised directly in equity (the difference
between the cost and fair value minus impairment that has previously been recognised in the statement of
comprehensive income and any amortisation amounts} is removed from equity and recognised in the statement
of comprehensive income. If the fair value of a debt instrument which is classified as available for sale increases
during a later period and the increase can be objectively linked to an event which took place after the impairment
loss was recognised in the statement of comprehensive income, the impairment loss is to be reversed in the
statement of comprehensive income. An impairment loss recognised in the statement of comprehensive income
relating to an investment in an equity instrument is not to be reversed in the statement of comprehensive income.
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Norwegian Lights AS
Notes 2017

Derivative financial instruments
The Group uses derivative financial instruments to manage exposure to interest rate risk.
They are initially recognised on the trade date at fair value and subsequently re-measured at fair value.

In assessing fair value the Group uses its judgement to select suitable valuation techniques and make
assumptions which are mainly based on market conditions existing at the balance sheet date.

A derivative with a positive fair value is recognised as a financial asset whilst a derivative with a negative fair
value is recognised as a financial liability. A derivative is presented as a non current asset or non current Hability
if the remaining maturity of the instrument is more than 12 months, otherwise a derivative will be presented as a
current asset ar current liability. Changes in fair values of derivatives are recognised immediately in the income
statement.

Amounts paid under interest rate swaps, both on obligations as they fall due and on early settlement, are
recognised in the income statement as finance costs. Fair value movements on revaluation of derivative financial
instruments are shown in the income statement through changes in fair value of financial instrunents.

The Group does not currently apply hedge accounting to its interest rate swaps.

1,7 Segments

Norwegian Lights AS operations consist primarily of ownership and management of commercial properties in
Norway. There are no significant differences in risk and profitability in areas where the company operates. The
Company and the Group operates in one business segment and one geographical market, thus no further segment
information will be prepared.

1.8 Borrowing costs related to construction and rehabilitation

Botrowing costs are recognised in the statement of comprehensive income when they arise. Borrowing costs are
capitalised to the extent that they are directly related to the purchase, construction or rehabilitation of a non-
current asset. The interest costs accrued during the period until the non-current asset is capitalised. Borrowing
costs are capitalised until the date when the non-current asset is ready for its intended use. If the cost price
exceeds the non-current asset’s fair value, an impairment loss is recognised.

1.9 Income tax
The tax expense consists of the tax payable and changes to deferred tax. Deferred tax/tax assets are calculated on

all differences between the book value and tax value of assets and liabilities.

Deferred tax assets are recognised when it is probable that the company will have a sufficient profit for tax
purposes in subsequent periods to utilise the tax asset. The companiss recognise previously unrecognised
deferred tax assets to the extent it has become probable that the company can utilise the deferred tax asset.
Similarly, the company will reduce a deferred tax asset io the extent that the company no lenger regards it as
probable that it can utilise the deferred tax asset,

Accordingly to the exception in 1AS 12 deferred tax is not recognised when buying a company that is not a
business. A provision for deferred tax is made after subsequent increases and decreases in the value beyond

initial cost.

Deferred tax and deferred tax assets are measured on the basis of the expected future tax rates applicable to the
companies in the Group where temporary differences have arisen.

Deferred tax and deferred tax assets are recognised at their nominal value and classified as non-current asset
investments (long-term liabilities) in the balance sheet.

Taxes payable and deferred taxes are recognised directly in equity to the extent that they relate to equity
transactions,

10
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Norwegian Lights AS
Notes 2017

1.10 Investment property

Investment property consists of properties (Jand, buildings or both) that are used to accrue rental income, to
increase the value of capital or both. Investment properties are recognised at their fair value. The fair value
equals the estimated market value without any deductions for expenses incurred in the case of any sale. Changes
to the fair value are recognised in the statement of comprehensive income during the period when it arises.

The fair value is assessed twice a year, based on a valuation by an independent valuation expert that is qualified
and has extensive experience of the area and the type of property that is valued. The valuation is prepared by
discounting the total net annual rental income by a required rate of return that reflects the risk in net cash flows.

.11 Non-current assets held for sale and discontinued operations

Non-current assets and groups of non-current assets and liabilities are classified as held for sale if their carrying
amount will be recovered through a sales transaction instead of through continued use. This js only regarded as
having been fulfilled when a sale is highly probable and the non-current asset (or groups of non-current assets
and liabilities) is available for immediate sale in its present form. The management must be committed to a sale
and the sale must be expected to be carried out within one year after the classification date.

Non-current assets and groups of non-current assets and liabilities that are classified as held for sale are valued at
the lower of their former carrying amount or fair value minus sales costs.

1.12 Cash and cash equivalents
Cash includes cash in hand and at bank. Cash equivalents are short-term liquid investments that can be converted
immediately into a known amount of cash and have a maximum term to maturity of three months.

1.13 Equity

Equity and liabilities

Financial instruments are classified as liabilities or equity in accordance with the underlying economical
realities.

Interest, dividend, gains and Josses relating to a financial instrument classified as a liability will be presented as
an expense or income. Amounts distributed to holders of financial instruments that are classified as equity will
be recorded directly in equity.

Transaction costs directly related to an equity transaction are recognised directly in equity after deducting tax
expernses.

1.14 Provisions

A provision is recognised when the Group has an obligation {legal or seifiimposed) because a result of a
previous event, it is probable (more likely than nof) that a financial settlement will take place because a result of
this obligation and the size of the amount can be measured reliably. If the effect is considerable, the provision is
calculated by discounting estimated future cash flows using a discount rate before tax that reflects the market is
pricing of the time value of money and, if relevant, risks specifically linked to the obligation.

1.15 Events after the reporting period

New information on the company’s financial position on the end of the reporting period which becomes known
after the reporting period is recorded in the annual accounts. Events after the reporting period that do not affect
the company’s financial position on the end of the reporting period but which will affect the company’s financial
position in the future are disclosed if significant.

11
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1.16 Application of new and amended standards

The following accounting standards or interpretations were effective for the financial year beginning 1 January
2017 and have been applied in preparing these financial statements to the extent they are relevant to the
preparation of financial information:

»  Amendments to IAS 7 titled Disclosure Initiative (issued in January 2016)
Amendments to TAS 12 titled Recognition of Deferred Tax Assets for Unrealised Losses (issued in
January 2016}

»  Amendments to IFRS 12 (drnual Improvements to IFRS Standards 2014-2016 Cycle, issued in
December 2016)

None of the standards above have had a material impact on the Group’s reporting.

The following accounting standards and interpretations which are relevant to the Group have been issued, but are
not yet effective:

e IFRS 9 Financial Instruments (issued in July 2014}

e  Amendments to IFRS 10 and IAS 28 titled Sale or Contribution of Assets between an Investor and its
Associate or Joint Venture (issued in September 2014)

o IFRS 15 Revenne jfrom Contracts with Customers (issued in May 2014 and amended for clarifications in
April 2016}

e IFRS 16 Leases (issued in January 2016}

These standards and interpretations have not been early adopted by the Group,

Based on a preliminary assessment and due to the type and nature of the Group's financial instruments, the
management is not expecting any significant impacts on the Group's consolidated financial statements from
IFRS 9.

As the main source of revenue for the Group is rental income through lease of investment property (which is
outside the scope of IFRS 15) management has assessed that IFRS 15 will have limited impaet on the Group's
consolidated financial statements,

Based on a preliminary assessment management is expecting a limited impact from IFRS 16 as the Group is a
lessor and therefore already has recorded the leased asset on its balance sheet.

There are no other IFRS or IFRIC interpretations that have not come into effect that are expected to significantly
impact the Group's financial statements.

12
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2 List of subsidiaries

Nerwegian Lights AS

Notes 2017

All amounts in NOK. 1 000 unless otherwise stated

The following subsidiaries are included in the consolidated financial statements:

Campany Business Shareholding / Acquisition date  Ownership Ownership
Dffice voting rights interest

Alf Bjerckes vei 14 AS™ Oslo 160,06 % 04.03.2015 1000 % Directly
Brobekkveien 80 AS ™ Oslo 100,0 % 04.03.2015 100,0 % Directly
Deliveien 10 A8 Qslo 100,0 % 04.032015 1000 % Directly
Parkeringshusel Sandgata 28 AS * Oslo 100,0 % 04.03.2015 100,0% Dircctly
Sverdrupsgate 27 Ejendom AS * Stavanger £00,0 % 04.03.2015 100,0% Directly
Sverdrupsgate 27 Hjemmel AS * Stavanger 1000 %% (¢4.03.2015 100,0 [ndirectly
* Subsidjarics that are classified as Feld for sale See note 15 for more information.
Subsidiaries sobd im 2617 (consofidated in the ownership peried):
B8O Bygg {8 AS ** Osta 100,0 % 04.03.2015 100,0 % Directly
Dagligvare Otia Eiendom ANS #%# Oua 100,0 % 04032015 100,0 % Directly
Bilittveien 6 AS ** Qslo 100,0 % 04.03.2015 100,0 % Directly
Dronningens Gate 3 AS ¥ Qslo 100,0 % 04.03.2015 100,0 % Drirectly
Gidsken Incobsens Vei 12 AS ##¥* Bode 100,0 % 04.03.2015 100,0% Directly
Gidsken Jacobsens Vel 14 AS ###% Boda 100,0 % 04.03.2015 100,0 % Directly
Gidsken Jacobsens Vei 22 AS ***+* Boda 100,0 % 04032015 100,0% Directly
Thans Milsen Hauges vei | AS ¥*" Fredrikstad 100,0 % 04,03.2015 100,0 % Directly
Hans Nilsen Mauges vei | Hiemmel AS *** Fredrikstad 100,0 % 04.03.2015 100,0 Indircetly
Indusiriveien 7 Eiendom AS ** Trondheim 100,0 % (04.03.20858 100,0 % Directly
Karl Johans Gate 12 AS ™ Oslo 1000 % 04,03.2015 100,0 % Direetly
Kirkegaten 32 A8 * Osta 100,0 % 04.03.2015 100,0 % Direotly
Luramyrveien 65 A5 ¥+ Stavanger 100,0 % 04.03.2015 100,0 % Direclly
Markveien 35 AS ** Osle 100,0 % 04.03.2015 100,0 % Directly
Mjdvannsvegen 69 AS ™ Kristiansand 100,0 % 04.03.2015 100,0 % Directly
Moveien 33/35 Biendom AS **** Spadefjord 100,0% 04.03.2015 100,06 % Directly
Maoveicn 53753 Hjemmel A5 *#%* Sandefjord 00,0 % 04032015 190,0% Indirectly
Orkdalsvegen 100 AS = Qrkdat 100,0 % 04.03.2015 100,0 % Birectly
Revierstradet 2 A5 * Uslo 100,0 % 04.03.2015 1000% Directly
Storgata 32 Otta A5 =¥+ Otta 100,0 % 04.03.2015 100,0 % Directly
Teollisveien 6 AS ¥*** Qslo 100,0 % 04.03.2015 100,0% Directly
Trolsveien Higmmel ANS #*** Oslo 100,0 % 04,03.20E5 100,0 % Directly
Vesire Rosten 79 AS * Troandheim 100,0 % (:4.03.2015 100,0 % Directly

* Sold in Q1 2017

w* Bold in Q2 2017
*&x Sold in Q3 2017
e Sold in Q4 2017

There are no parlicular significant restrictions on the ability of subsidiaries to transfer funds to the parent in the form of cash dividends or to repay louns
or advances.
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3 Critical accounting estimates and subjective judgements

In accordance with IFRS 13, disclosure is required for financial instruments that are measured in the consobidated statement of financial position
at fair vaiue.
This requires disclosure of fair value measurements by level for the follewing fair value measurement hierarchy:

- Level 1 fuir value measurements are those derived from quoted prices (unadjusted) in active marke(s for identical assets or liabilities

. Level 2 fair vabue measurements are those derived from inputs other than quoted prices included within Level 1 that are observable for
the asset or liability, either directly (ie. ns prices) or indirectly (i.e. derived from prices)

- Level 3 fair value measurements are thase derived from valuation technigues that include inputs for the asset o liability that arc not based
observable market data (i.e. unobservable inputs)

The following provides an analysis of financial insiruments that are measured subsequent to initial recognition at fair value, grouped into
Levels 1 to 3 based on the degres to which the fair value is observable.

There were no transfers between levels in the period.

Fair value of investment properties
Investment properties are measured at their fair value based on exfernal, independent valuations.

Property valuations are inherently subjective as they are made on the basis of assumptions made by the valuer which may not prove Lo be aceurale.
For these reasons, and consistent with EPRA"s guidance, the Group hive classified the valuations of the investment property portfolio as
Level 3 as defined by IFRS 13,

All the properties ar¢ valued by independent, external valuer two times a year. The valuations at 31 Deccmbur 2017 were obtained from Newsec AS
{www.newsee.no), The valuations are mainly based on the discounted cash flow method, which involves discounting fisture cash flow over a
specified period using an estimated discount rate and then adding a residual value at the end of the period. Future cash Qows are caloulated on

(e basis of cash fows from signed feases, as weil ag future cash flows based on an expected market rert at the ead of the lease termgs. The fair
value of investment properties is thercfore mainly affected by expected market rents, discount sates and iaflation. ‘The maeket cent for cach

prapesty takes into account the propesty’s situation, standard and leases signed for comparable properties in the area. For the duration of existing
tease tetms, the discount rate is mainly based on an assessment of the individual tenant’s financial solidity and classification. After the end of the
jease term, cash flgws are discounted using 2 discosnt rate that takes into account the risk relating to letiing and location. Tnflation is estimated
using the consensus of 4 selection of banks and official statistics.

Witen carrying out their valuations, the valuers receive comprehensive details of the leases for the propertics, foor space snd details of any

vacant premises, and up-to-date information about all ongoing prejects. Any uncertainties relating 1o the properties/projects and leases are also
clarified verbally and in writing as and when required, The Group management performs interme] controls to ensure that st retevant informatien is
included in the valuations.

The valuers pecform their valuations on the basis of the information the have received, and estimate future market rents, yields, inflation and othe:
relevant parameters, Each individual property s assessod in terms of its market position, reatal income (contractual renis versus market rents) and
ownership cost, with estitates beiug nuude for anticipaied vacancy levels and the need for alterations and upgrades, The semaining tenm of teases
is also assessed for risk, along with any special clauses in the contracts, fach property 15 also compared with recently sold properties in the same
segment (location, type of property, mix of tenants, efc.)

Fair value of subsidiarics

The sole purpose of the subsidiaries of the Group is ta own the investment prepertics deseribed above. Any other assets or liahilitics that the
subsidiaries iy have witl ki the most part consist of cash and cash equivadents and shor-term payables and receivables, and the faic valug of these
{tems is expected fo approximate the naminal and carrying amounts.

As the main assets of the subsidiaries, i.e. the investment propertics, are classified as level 3 financial instruments, the subsidiacies are also classilied
as Jevel 3 instruments,
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3 Critical accounting estimates and subjective judgements - continucs

The valuation technique for measuring the fair value of the subsidjaries is an adjusted net asset value method, where the fair vatue of the main assets
are measured by an income approach, and the fair value of the subsidiaries is then estimated by adjusting for any other assets and liahilities,

Consequently the inpuis and the relationship ol unobservable inputs to fair value for the subsidiarics will correspond with those for the
investment properties,

Reconciliation of Level 3 fair value measurgments of subsidieries: Parent Parent
company company
2017 2016
Ralance as of 1 January 3360472 3097395
Additions - -
Disposals {2255113) (107 456)
Change in fair value (85 945} 370 533
i 019 414 3360 472

Batance as of 31 December

Fair value of derivatives
The interest rate swaps used by the Group are not traded in an active market. As a result, their fair value is based on valuation techniques that ars

consistent with generally accepted valuation methedotogies for pricing financial instruments and they incorporate all factars and assumptions that market
participants would consider in sctting the price.

The most frequently applied valuation techniques include forward pricing and swap madels, using present value calculations, The valuations are
market observable, internally caleulated and verified to cxternally sourced data and are therefore included within level 2.

The derivatives have heen valued by the Group’s banks, and these valuations have been tested for reasonablencss by the Group’s Management.

4 Operating leases

The Group mainly enters into contracts with a fixed rent for the lease of property.

The future accumulated rent includes properties held for sale. C fidated C lidated

group group

The Group's future zecumulated rent from non-terminable operational lease contracts at31.12 2017 2016
Within 1 year 79 808 221 829
Between | and 5 years - 461 708
Later than 5 vears - 416 128
79 803 1 699 665

Total

5 Remuneration to senior exceutives, auditors ete, and number of employees

Number of employees
The parent company and the group eompanies have no empleyees.

Remuneration to members of the Board

The Board has not received any remuneration for their work, Parent Purent Consolidated Consalidated
company’' company' group group
Expensed audit fee (exch VAT) 2087 2016 207 2616
Statutory audit 342 330 771 1007
Other assurance services 79 2 179 33
Qther non-gssurance services 228 179 267 403
Tax consuitant services 40 12 74 31

Total cxpensed audit fee 789 529 292 t 474

! Bees to RSM Norge AS and affiliated companies.

Shares held by Beard members

Shares are awned indircctly by Gystein A Landvik in the form of ownership in UNION Blendomskapital Lux AS through UNION Gruppen and their privale
holding companics. UNION Eiendomskapital Lux A3 owns directly shares in Nocweyian Lights AS. The Iolding companies owns 26,67% of the UNION
Gruppen, Hikon Sundbye owns shares in Union Investeringsselskap AS, which has 0,27 % ownership in Norwegian Lights AS.

18
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& General and administrative cxpenses Parent Parept  Consolidated Consolidated
company company group group
Gencral and administrative expenses 2017 2016 2017 2016
Auditor's fee 694 528 1175 1474
Management fee 1395 1443 10945 19 679
Other fees 258 220 3472 14 430
(uher general and administrative expenses 162 1009 12 098 5 541
Total general and administrative expenses 2539 3208 27 69 41 124
7 Financiat income and costs Parent Parent  Consolidated Consolidated
company company Eroup group
Financizl income 2017 2016 2017 2016
Tnterest income o cash and cash equivalents 1747 262 814 14033
intercst income intercompanics 1370 24 488 - -
Dividends and Groug contribution 99 672 G4 548 B -
Other financial income - 8961 - 8 961
‘Totat financizl income 115 195 98 359 814 S 993
Financial cosis
Inserest expense on financial Habilities 45303 87993 44 173 &1 R&t
Irerest expense loan from owaers - 3041 - 3941
Other {inancial costs - 11t - 8961
Total financiat costs 45 393 92 U4 44173 94 782
8 Income tax Parent Parent Consolidated Cansolidated
company company group group
Incotie taX CXpense 2017 2016 207 2016
Curvent lax;
Tax payable 280 Ja 1613 3221
Deferved tax:
Changes in deferred tx/(deferred tax gssel) ¢1 441} 3991 (97 6113 82 (53
FTotal income 18X expense (1 168} T2l {95 998) B5874
Parent Parent Consolidated Consolidated
company company group group
Reconcitistion of (he effective rate of tax 2017 2016 2017 2016
Theome taves caiculated at 24%/25% of profit before tax 16332 102 071 5229 15 46
Other (35) (@93) (79 285) (993)
Tax group contribution 6 561 7388 - -
Tax related 10 change in value of shares (189) (32 633) - B
Tax effect on non deductible expenses - (8 621) (21 942) (18 879)
Tax effect from Testating opening balance an deferred tax (see note 16) (23 830} - - -
Tax cfiect on deferred tax from changes in tax rales 57 - - -
Total income tax eXponse {1 168 T2i2 (95 998} 85 874
Parent Parent C lidated C lidated
company cempany group group
Deferred tax and deferred tax assats: 2017 2016 2017 2016
Defirred fax assels
Tax losses carried forward - - - -
Defcrred tax asset SWAP 2562 3767 2562 3767
Othee deforred tax assels 3ind 3734 - § 058
Deferred tax nssels - gr0ss 5667 7501 2562 11825
Peferred tax liabilitics
Deferred tax change in value of properties - {181 398) (576 615)
Deferred tax establishment cost loan - (8 075) - (8 075}
Qther deferred tay liabilities - - 304 (2257}
Deferred tax liahilities - gross - {8 075) {178 2043 {586 947}
et deforred tax sxset/(mbittics} S 667 (574) RN 575 123)
Net recopnised deferred fax asset/{liabilitics) 5667 (574} {175 731) {875 122)
Book value st 31.12 23 % at 31,12.2007) 1303 (138) (40 4183 {138 029)
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9 Carrying amounts and fair value of financial instruments

The follawing table provides infermation about the carrying amounts and the fair value of all classes of financial instruments:

Parent Parent Cansolidated Coasolidated

comapany company group group
Financial assets - non corrent 2017 2016 2017 2016
Fimpsviof assels desigrated as FETPL
Investments in subsidiaries 1019414 3360472 -
Loans and receivables held ai amoriised vost
Intercorspany lean 161 140 619 418 - -
Other long term receivables - 8075 - 3075
‘Fotal non current fnancinl assels | 180 554 3997 965 - 8878
Financial assets - current
Loans andd receivabies held at amortised cost
Accounts receivables - & 141 301 889
Other reeeivables from group companies 40 564 - -
Other reecivables 24 406 1 858 3698 14612
Cash and cash equivatents 58316 30028 a4 001 83 901
Total current financial asscts 82 722 78 591 73 600 99 403
Financial liabilities - nan current
Financial liahilities held at amortised cost
Secured bank debt - 1109370 - 1109370
Owners loan - 42 607 - 42 607
Intercompany loasn - 9000 - -
Qther non curcent Habititios - 8 880 3482 9 828
Total non current lahilities - 1 169 857 3482 i 161 865
Financiai linbilities - current
Finencial labilitnes a FYTPL
Interest ratc swap - 3767 - 3767
Epmctcd Habititics held at amoritsed cost
Sevured bank debt 327 814 b 456 522 527784 L 372 880
Accounts payables 1134 - 3420 43 602
Accounts payables (o group companies - 400 - -
Other payables 1o group companics B 6910 - -
Interest debt to owner - 354 - 354
Current debt to swner 30 30 30 30
Cithee current liabilities 9 453 20182 1i 320 22 837
‘Fotal eurrent lishilities 538 831 1 488 163 542 554 § 643 399

These figuees are incuding any asseis or liabilities classified as held for sale. See note 15 for information about assets and liabilities
classified as held for sale.

The fair values for all "Loans and receivables held at amortised cost", "Cash and cash equivalents”, and all current "Financial liabilities held ut amortised
cost” are expected to approximate their carrying amourts given the shori-term nature of these financial instruments.

The total carrying value of non ewrrent "Financial liabilities measured at amortised ¢cost" is a reasonable approximation of their fair value at the
year end date.
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10 Investment property Consolidated Consolidated
group group
Investment property 2017 2016

Opening balance as at 1 January 2104 260 3412396
Additions from acquisitions - -
First day gain change in fair vidue - .
Additions during the year 26 089 197 884

Disposals (at book value) (975 037) (191 785)
Fair value adjustments of investment properties 72 354 271 548
‘Pransfer 1o investment peoperties held fur sale {1 1613522y (2 089 783)
Balance at 31 Decernber 63 144 2161 260

Investment property at 31 December includes onty Delivyeien 10. This progerty is as of 31.12.2017 100% vacant,
The fair value estimate takes inta account that the property cumently is fully vacant, but with cxpectaioss that the property will be let in the future.

Parent Parent  C lidated Ci lidated
company compaiy group groug

Income and ¢xpenditure relating to iny propertic: 2017 2016 2017 2016
Rental income - 229 131 756 259 617
Dircet operating expenses of properties that generated income B {257 {8 134} {11568
Direct operating expenses of properties that gencrated o income - - (807 {7 235)
Ralanee st 31 December - (28} 115 551 244 813
11 Pledged assets Parent Parent  Consolidated Conselidated
company company group group

2047 2016 2017 2616

Secured Jong-term debt - 1 109 37¢ - 1 109 3%
Secured short-term dibt 527 814 £ 456 522 527 784 31 572810
Fair vatue of investment propesty {1and. building and [ixfutes) less tax - 4 191042 £ 224 666 4191 042
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12 Related parties

12.1 ldemification of related parties

Amangst the identified related parties these bave been transactions with the Group's subsidiaries, the Group's management and UNION
Eiendomskapital Lux AS. Subsidiaries are listed in Note 2. Apart from the transactions described hefow, there are no significant transactions
with related partics

Information about 1he parent company is provided in note 14,

12.2 Group relaied transactions
Tnterests on internal long-ferm loans is equal o the groups interest rate + 0,25 % per annum.
Transactions with group companies huve been eliminated in the Consolidated Group.

The parent company recharge the group companies management fee based on an distribution model, The distribution mode! is based on work
carried out for group companies.

12.3 Board, management and owners
UNION Eiendomskapital Lux A% have entered into a management ageeement with Motwegian Lights AS. The managetnent fe
for (he investment perind amouants to 1,5% of Net assel value:

Carried imerest

Distributions after paymenl of the Fund's fees, costs, expenses and I1ahilities;

- First, return to investors of drawn down commitments cqual to 12% IRR

- Second, if the TRR is at least 12% and until the IRR is 15%, 85% to the A-shares and 15% to the B-shares

- Third, if the TRR. is over 15%, 100% to the B- shares uniil the B-shares have received an amount equal to 20% of the total distribution
- Remaining distributable procceds shall thereafter be distributed 80% to the A-shares and 20% 1o the B-shares

Other fees:

When UNICN Eiendemskapital Lux AS negotiate lease contracts on behatf of greup companies, the manager receives a letling fee of
10% for the first year's rent for a new lease and for the folfowiny; percentages of the first year's sent upon renewal of an existing lease
depending on the period of renewal as follows in the range of 0%-6%.

When UNION Eiendemskapital Lux AS work on 3 development project the manager receives u project fee which equal to 0-2,5% of the
value of the investments.

Transactions with the manager (UNION Eiendomskopital Lux A4S} Parent Parent & lidated G lidated
company company group group
Amount of iransactions 2017 2016 2017 2016
Management fee £ 395 1 443 12 541 19 679
Rental fee/development tee - - 2483 (6 165}
Other fees and expenses - - - -
Purent Parent C lidated C lidnted
company company group group
Ouistanding balances M7 2016 2017 206
Accounts payable {7203 (4 968) (720) {466}
Other current liabilities - - - -
Transactions with the subsidiaries Parent Parent C lidated C lidated
company company group group
Ameunt of transactions 2017 2016 2017 2016
Intesest received from subsidiaries 13776 24 488 - B
Dividends and Group contributions received from subsidiaries 99 803 &4 648 - -
Management fee paid by subsidiaries 11422 18236 - -

In the parent company's separate financial statement the management fees paid by subsidiaries are presented net of management fee that the parent
has paid 10 the manager.

Parent Parent  Consoliduted Consalidated
campany company group group
Onutstanding balances 2017 2016 2017 2016
Nan current loans to subsidiasies 161 140 625 418 - -
Accounts reecivable from subsidiaries 20337 41 923 - -
Accounts payable ta subsidiaries 1111 7310 - -
Other current liabilities payable (o subsidiaries - 9000 -
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13 Information on financial risks

Norwegian Lights AS will through recognised financial instruments be exposed 1o various forms of risk, The main types of risk will be Hquidity risk, credit
risk and market risk. It is the responsibility the fund's manager to determine the strategies for managing risk associated with financial instruments and to
operationatize and implement the chosen strategy. Selected strategiss, fixed limits and actuzi exposure in relation 1o established limits are reported
periadicatly 1o the Board of Nerwegian Lights AS. Narwegian Lights AS has adopted & moderate 7isk profite, and this ideration is alse goveming the
determination of the steategy for risk management in financéal instruments.

$3.4 Liquicity risk

Norwegian Lights AS are exposed to Hquidity risk i the form of repayment of loans from credit instituions, current interest on such obligations, and the
use of interest rate swaps resull in payment obligations when paid interest exceods inferest received. The mansger prepares liguidity forceasts, which
include matarity overvisws of debt, The cash flow projection are reported 1o the group hoard and form the basis for futare fuancing plans.

All interest bearing debt is settled as of December 31 2017,

13.2 Credit risk

For the financial assets in the balance sheet, financial derivatives and receivables, the masimum credit risk thay be hest expressed by the recognised value
of the assets. No security have been established for financiat assets. The risk connected with the financinl dexivatives and bank deposits are perceived

in practice Jimited due to the counterparts being major Morwegian commercial banks. Tn terms of expasire to other counterpastios than banks aee at any
given time is refatively Himited compared to the rotal batance. For most rental agreements security in the form of cash or bank gusrantees egu ivalent to
half the annual rent including share of common costs have buen established.

73.3 Intwrest vate risk
The Group’s exposure to interest rate risk will not applicable as the foan have been seftied in January 2018

This is the same for the Group's Swaps.

The cxpected maturity profiles of the Group’s interest rate swapy are as follows (based on nominal values):

Parent Parent lidated Consolidated
company company group group
2017 2016 2017 2016

One year or less, o on demand 2562 341 688 2562 341 688
More than one year bui not more than twe years - 389 813 - 389 313

More than two years but ot more than five years - 399 438 - 399 438
More than five years - . - -

13.4 Foreign exchange risk

The Group is not exposed to curreney risk in relution to the transkation of net assets, currency transactions or the translation of net assets and income
statement of foreign subsidiaries
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14 Share capital, sharcholder information and dividend

(Number of shares are in whole numbers)

14.1 Share capital 2017
Ordinary A-shaces, nominal amount NOK 1 9 800 000
Ordinary B-shares, nominal amount NOK | 200000
Total pumber of shares 16 000 (00
Bath A- and B-shares have one voting right each.
Ownership
14,2 Shareholders at 31 December 2017 A-shares B-shares interest  Voting interest
Partners Group Futurum S AR.L 9 80¢ 000 - 98.000 % 98,000 Yo
WLAS Holding AS - 173 448 1.734 % 1,734 %
Union Investeringsselskap AS - 26 552 0,266 % (3,266 %
Totat number of shares 930G 030 2610 000 00,00 % 166,00 Y
Reconciliation of total number of shaces in issue:
Ordinary A-shares Ordinary B-shares Total
As al December 31 2016 9 §060 000 200 000 10000 000
Issued duting the period - - .
issued as of 31 Decombger 2017 - fully paid in 9 800 008 260 (60 £0 000 600
As at December 31 2013 9 800 000 200000 10 000 00¢
issued during, the period - - .
tssiredt 25 of 31 December 2016 - fully paid in 9 800 000 204 (00 16 060 060
14.3 Dividends
2017 2016
NOK pr share Total NOK prshare Fotal
A-shares
Total dividends apporaved and paid 76,19 746 623 543 - -
B-shares
Total dividends apporaved and paid 76,2 15237 216 - -
Total 155 761 86l 197 - -

14.4 Estimated allocation of cquity

The sharcholders of Norwegian Lights AS have entered into a shareholders agreemoent where the allocation of profits have been set out. This
allocation will be settled on the date of liquidation of the fund.

15 Investment property held for sale

As of 31 December 2017, the Group had entered into contracts for the sale of the subsidiaries set out betow. The risks and rotums of ownexship had
nort fully transferred 1o the buyer as of this date, and as a result the investment propertics for these subsidiazies are classilied as nssets held for sale

Brobekkveien 8¢ AS

Alf Bjerckes vei 14 AS
Parkeringshuset Sandgata 28 AS
Sverdrupsgate 27 Eiendoms AS

“The fransastion is expected to close in the first quarter of 2018, and it is currently cstitnated that the dispesal group will realise jis carrying amount {net
of disposal costs).

Gross rental income from these investment properties was TNOK 79 805 in 2017.

The subsidiuries that have been sofd in 2017 (sec nate 2) are not considered o represent a separate major line of business, and conseguently the
tequirements for discontinued operations in IFRS 5 dees not apply.
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16 Correction of ervor in the statement of changes in equity

The Group management has in the consolidated annual accounts up to and including 2016 made provisions for a performance fee. After a revision of this
practice in 2017 it was decided that it should not be made such provisions in the cansolidated accounts Conseguently the provisions made in
prior periods are reversed,

The accrued amount a5 of December 31 2016 was TNOK 99 318 (before tax).

This error have been cormected by restating cach of the affected financial statcenent line items for 2016, as follows:

Parent company Consolidated group
Profit/asset Profit/asset
fncrense/ Tnerease/

1016 {Decrease} 2016 {Restated) 2016 {Decrease) 2016 (Restated)
Statement of profit or foss {extract)
General and administrative expenses {63 440) 60 245 (32013 {101 369) 60 245 (41 £24)
Profit befare tax 348 040 60 245 408 285 362 741 60 245 422 985
income tux expense 6 8§36 {i4 G(ﬁ) (7212} (71 806) {14 0&_8) (85 874)
Profit for the year 354 896 46 177 461 073 290 935 26177 337 11t
Statement of financiaf position {extract)
Deferred tax assets 23 698 (23 698) - - - B
Deferred tax linbilities - (138) (138) (114 193} (23 836) (138 029)
Other current liabilities (127 338) 99318 (28 020% (123 084} 92318 (23767

The operating cash fow is changed correspondingly.
The eftects en the equity for prior periods ate described in the statement of changes in equity.

The error did not have an impact oo the Group's statement of other comprehensive income or investing and (inaneing, cash flows.
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