N\ Transition into a Diversified J-REIT through Merger:
Investment in New Uses

Proactive acquisition of
residential properties as stable assets under management

Residence =

In March 2021, Japan Metropolitan Fund Investment Corporation (JMF)
became one of Japan's largest diversified J-REITs, investing in a wide
range of urban real estate that supports Japan’'s three major metropolitan
areas of Tokyo, Osaka, and Nagoya (live, work and consume).

One of the ways in which we are working to fulfill this role is through
the acquisition of rental houses in urban areas, which is seen as a
relatively stable source of income. Since our transition into a diversified
J-REIT, we have been using various methods to acquire this type of
property, which was not previously an investment target for JMF.

In September 2021, we announced our first acquisition of a property for
standalone residential use. As of the announcement of financial results for
the 42nd fiscal period (ended February 28, 2023), we had acquired a total
of 12 residential properties. Since May 2021, we have also been
continuously acquiring investment units of private REITs that own
residential properties, the first such initiative by a J-REIT. The total value,
based on (scheduled) acquisition prices, of residential properties since the
March 2021 merger has reached 34.0 billion yen, or 2.8% of our portfolio.

JMF-Residence Ikebukuro 1-chome
(completed in November 2022)

We will continue to diversify our portfolio, including the acquisition of JMF-Residence Osaka Fukushima

residential properties, with the
aim of ensuring stable
medium- to long-term
revenues while achieving
steady growth in our assets
under management.

Living space

JMF-Residence Machida
(scheduled for completion in September 2023)

JMF-Residence Osaka Fukushima JMF-Residence Fujisawa

Residential property acquisitions (announced) since the merger

Property name

Acquisition price
(scheduled)

Area ‘

JMF-Residence Gakugeidaigaku (Setagaya-ku, Tokyo) Total of
JMF-Residence Kita-Shinagawa (Shinagawa-ku, Tokyo) 20 1 .
JMF-Residence lkebukuro 1-chome (Toshima-ku, Tokyo), etc. eLjtitlion}ven

Total (scheduled)
acquisition price
(including private REITs)

34.0

billion yen

Tokyo area (8 properties)

JMF-Residence Osaka Noda (Fukushima-ku, Osaka-shi, Osaka) Total of
JMF-Residence Osaka Fukushima (Kita-ku, Osaka-shi, Osaka)
JMF-Residence Tenjimbashisuji 6-chome (Kita-ku, Osaka-shi, Osaka)

Osaka area (3 properties) & .4 piui
& billion yen

3.2 billion yen >>

Acquisition price

May, July 2021 . N . . . . Total of
January 2022, January 2023 Investment units of Nisshin Private Residential Reit, Inc. 5.0 billion yen

Other government-

e Cefareres) aies [ preperid JMF-Residence Chihaya (Higashi-ku, Fukuoka-shi, Fukuoka)

Average
building age
(excluding unfinished
construction and private REITs)

Private REIT investment unit acquisitions

Acquisition date Property name

approx. 7 years

March 2022 Investment units of Hoosiers Private REIT Investment Corporation

1.1 bittion yen

Japan Metropolitan Fund Investment Corporation

https://www.jmf-reit.com/english/index.html  Tokyo Building 7-3, Marunouchi 2-chome, Chiyoda-ku, Tokyo, Japan

Fiscal Period Ended
February 28, 2023

SEMI-ANNUAL REPORT

September 1, 2022 — February 28, 2023

Securities code 8 9 5 3

MF

JAPAN METROPOLITAN FUND

J

v

Japan Metropolitan Fund
Investment Corporation

Tokyo Building 7-3, Marunouchi 2-chome, Chiyoda-ku, Tokyo, Japan




JAPAN METROPOLITAN FUND

Largest scale of
assets among diversified REITs

One of the largest
diversified J-REIT

The Japan Metropolitan Fund Investment Corporation (JMF)
was established on March 1, 2021 as one of the largest
diversified J-REIT to support metropolitan life (live, work and
consume) in Japan from the perspective of real estate
through investing in such properties.

The largest asset size in diversified J-REIT

\ /.

0

Support metropolitan life (live, work and consume) in Japan from the perspective of real estate

Enhanced stability and
growth acceleration

Pursuing a portfolio that
can respond to
environmental changes

JMF aims to stabilize its portfolio by expanding its
investment universe and investing in “locations where people
gather” with social needs over the medium to long term and
also aims to achieve sustainable growth in response to
environmental changes by building its own unique acquisition
scheme.

Expanding our investment universe targeted toward urbanization
and diversification

® Facing high street
Retail ® Urban retail
©® Residential Station

©® OfficexRetail @ Complex for
Mixed-use  ® OfficexResidence three or
® ResidencexRetail more uses

® Urban
® Commuter-town

o
4
=4
0
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Residence ©® Rental houses in urban areas

G060

Hotels in urban areas
New categories
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Maximizing profitability and
asset value

Management
professionals

Our aim is to improve profitability of owned assets and
maximize asset value by leveraging our acquisition and
management capabilities to build a portfolio that spans a
variety of uses and heightens mutual use among assets held
in the same area, while responding flexibly to environmental
changes.

Property Management

The highest and best

Ve x Area management

Improvement in
Profitability

Improve profitability of Further improve earning

each owned asset by making power and asset value by
the best use of properties to linking assets held in the
meet rental needs same area
. J

Property acquisition

Develop proprietary networks and
new acquisition methods

| would like to take this opportunity to express my
sincere gratitude to all investors for their ongoing
support. Japan Metropolitan Fund Investment
Corporation recently closed its 42nd fiscal period
(ended February 28, 2023). We attribute our
success in this period to the support of our
investors, for which we are sincerely grateful.

Going forward, we will continue our efforts to
meet the trust and expectations of unitholders
through growth in unit value. We look forward to
your continuing support.

Napsehid Dridiola

Masahiko Nishida
Executive Director
Japan Metropolitan Fund Investment Corporation

Japan Metropolitan Fund Investment Corporation
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% Highlights

1 2 8 properties

Distribution per unit of 2,313 yen for the fiscal period ended February 28, 2023 (42nd)

> Increase in revenue-based rent and improvement in the balance of utility cost led to a result which
was 33 yen higher than the announced forecast of 2,280 yen

Asset replacement with transactions worth 200.0 billion yen progressed,
bringing the retail ratio to the 50% target

>Announced acquisition of seven properties worth a total of 17.9 billion yen and disposed one
property worth 6.4 billion yen, reducing the retail ratio of our portfolio to 59.7%

>Secure gains on disposal in the six consecutive periods up to the period ending on February 28,
2026 (the 48th fiscal period)

> Developed new acquisition methods and became the first J-REIT to participate in an urban
redevelopment project

Portfolio occupancy rate stable with a year-on-year increase to 99.2%

> Revenue-based rent from tenants rose in step with a recovery in retail sales. Earnings also
benefited from rent increases implemented during tenant replacements and renewals

>Steady progress on leasing in each sector, thanks to JMF's management capabilities

Build a strong financial base and proactive efforts to tackle ESG issues continued

>Adopt flexible financing methods in response to changes in the fundraising environment

>Continue measures to achieve medium- to long-term targets for our ESG initiatives, including the
adoption of new GHG emission reduction targets

[ Assetsize
1,207.2bnyen 992%

NOI yield

4.5

NOI yield Market
after depreciation capitalization

Unrealized loss NAV per unit

3.5% 714.9 bn yen 155.5 bn yen 109,300 yen*!

Credit ratings

Japan Credit Rating Agency

AA (stable)

Avg. interest rate

0.58 %

Total interest-bearing debt LTV

550.6 bn yen 44.1 %

GRESB rating

B stars*

Environmental certification
acquisition rate

78.0 %+

2 ‘ Japan Metropolitan Fund Investment Corporation

The values and indices used here were current as of February 28, 2023. The same
applies below, unless otherwise stated.

*1 (Net assets + unrealized losses/gains — total distributions) + number of investment
units issued

*2 The GRESB rating is as of October 18, 2022.

*3 The percentage of properties that have acquired environmental certifications is based
on total floor area.

Investment Performance/Forecasts for Operating Results

Feb. 2022 (40th) Aug. 2022 (41st) Feb. 2023 (42nd) Aug. 2023 (43rd)
fiscal period fiscal period fiscal period fiscal period
Results Results Results Forecast
Operating Revenue 40.50n yen 41.1 bn yen 41.3bn yen 41.3bn yen
Operating Income 18.8 bn yen 17.6bn yen 17.8 bon yen 17.5bn yen
Net Income 169 bn yen 15.7 bn yen 159 bn yen 15.5 bn yen
Distribution per Unit 2,284 yen 2,263 yen 2,31 3 yen 2,250 yen

% Message from the Asset Management Company

Our post-merger growth strategy for Japan Metropolitan Fund Investment
Corporation (JMF) calls for a 200.0 billion yen asset replacement plan. In the period
ended February 28, 2023 (the 42nd fiscal period), we announced the acquisition and
disposal of multiple properties. These transactions resulted in steady progress on
asset replacement, including the retail ratio reaching the 50% mark, as well as

portfolio diversification.

An analysis of the operating status of existing properties shows that there was
a substantial increase in revenue-based rent from the retail sector thanks to a
recovery in retail sales. There was also progress toward the reduction of vacancies

in the office sector. The overall portfolio occupancy rate remained high at 99.2%.

Going forward, we will continue to make full use of JMF's unique acquisition
and management capabilities to expand our asset size and maintain steady income.
We look forward to your continued support as we work to grow unit value.

Keita Araki

Executive Officer &
Head of Metropolitan Division
KJR Management

[EP%E
JMF Introductory Video and Financial Results Highlights Video (Japanese only) -+~ EE%
( Five-minute video introducing JMF ) <42nd fiscal period financial results highlights video)
Video outlining the g Financial highlights of the

characteristics and WW

Shguidiie

management strategies of JMF. ¥

42nd fiscal period explained
based on the financial results
presentation materials.

JMF Q-

% BEEN7 7 ERIRA
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Progress on Asset Replacement Strategy

Asset replacement with transaction worth 200.0 billion yen progressed,
steadily reaching the replacement strategy goal

Since JMF's transition into a diversified J-REIT following the isiti
. 202 . . 9 Ac_qulsmoln (scheduled) 1 26.5 bn yen (data after the announcement of financial results for the
merger in March 2021, we have been working to shift away from price tota period ended August 31, 2022: 17.9 bn yen)

a retail-based portfolio and create a more diversified use of

asset types. To achieve this, we plan to replace assets totaling L\
200.0 billion yen over a period of 3-5 years. Di_5p°ts“ti°l" (scheduled) 87.5 bn yen (data after the announcement of financial results for the
Approximately two years since the merger, the retail ratio pricelicls period ended August 31, 2022: 6.4 bn yen)

reached the 50% target.

> The three goals for our asset replacement strategy, and progress as of the announcement of financial results
for the period ended February 28, 2023

Portfolio diversification Improve profitability

) Reduce retail ratio to 50% in order to achieve an appropriate E ) Improve yield by acquiring assets with NOI yields of over 3%
level of diversification of asset types as a diversified J-REIT after depreciation, and disposing of assets with NOI yields at
or below 3% after depreciation

Mar. 2021 as of the merger As of the announcement of
financial results for the period Ayield of 126.5 billion yen on acquired assets

ended February 28, 2023 announced following the merger

Average NOI yield
Retail >> Retail Average NOI yield (after depreciation)

71% 59.7%
* b (Includes those 3 . 7% 3 . 2 %

already announced)

[ Gains on disposal
3 ) Maintain and improve stable distributions by securing gains on disposal through the disposition of assets with unrealized gains
Since the merger, we have secured approximately 11.8 billion yen in gains on disposal

1 1 8 through the disposition of 87.5 billion yen in assets. Going forward, we expect to realize
Approx. «O bnyen further gains on disposal through the disposition of additional assets

Approx. 6_ 2 bn yen [Gains on disposal secured after 43rd period }

AEON MALL Tsurumi Ryokuchi

(25% quasi co-ownership)
V

Approx. Approx. Approx. Approx. Approx. Approx.

0.34bn yen 2.53 bn yen 1.41 bn yen 1.34bn yen 2.0 bn yen 08 yen 0.7 bn yen 0.7 bnyen 0.7 bnyen 1.3 bn yen

Aug. 2021 (39th) Feb. 2022 (40th) Aug. 2022 (41st) Feb.2023 (42nd) Aug. 2023 (43rd) Feb. 2024 (44th) Aug. 2024 (45th) Feb. 2025 (46th) Aug. 2025 (47th) Feb. 2026 (48th)
fiscal period fiscal period fiscal period fiscal period fiscal period fiscal period fiscal period fiscal period fiscal period fiscal period

New acquisition methods

@ Participation in Sapporo urban redevelopment project

« JMF is participating in the redevelopment of a large-scale mixed-used property in a prime location with direct
access to Sapporo Station. As a participating partner in this project, JMF will contribute a total of approximately
9.6 billion yen and plans to acquire a share of both the site and office space in the building, which is scheduled for
completion in FY2028

« By participating in the project from the development stage, we expect to achieve higher yields compared with
neighboring office buildings

« Possibility of securing new investment methods and acquisition opportunities by cultivating relationships with . . 3 ’
government agencies and other parties *Image

Japan Metropolitan Fund Investment Corporation

Properties acquired and disposed of since the announcement of
financial results for the period ended August 31, 2022

Acquisition price total: 17.9 bn yen

Relative transactions/limited bids

@ Partnership with KKR

@ JMF-Residence Fujisawa

® JMF-Residence Akabane Shimo

Location Nakano-ku, Tokyo Location Kita-ku, Tokyo Location Fujisawa-shi, Kanagawa
Acquisition price | 4,000 mn yen Acquisition price | 2,200 mn yen Acquisition price | 1,270 mn yen

NOI yield 4.3% NOI yield 41% NOI yield 4.4%

Acquisition date | March 24,2023 Acquisition date | April 27,2023 Acquisition date | March 30, 2023

® JMF-Residence JMF-Residence Additional investment in
Shin-Yokohama Asakusabashi 3-chome @ private REITs
Location Taito-ku, Tokyo
Acquisition price | 4,320 mn yen (Scheduled) « Acquire exposure to highly profitable
NOI yield 3.6% residential properties
Acquisition date | April 30, 2024 (Scheduled) « Expand our residential investment and

management opportunities while
achieving profitability with dividend yields
JMF-Residence of 4% or higher

Tenjimbashisuji 6-chome

Location Kita-ku, Osaka-shi, Osaka @ Nisshin Private Residential Reit, Inc.

Acqu|.5|t|on price | 1,527 mn yen (Scheduled) Date of additional January 2023
. Kohoku-ku, Yokohama-shi, NOI yield 4.0% acquisitions (fourth acquisition)
Loeztion Kanagawa Acquisition date | May 31, 2024 (Scheduled)
- Additional investment
Acquisition price | 3,190 mn yen amount 1.4 bn yen (5.0 bn yen)
NOI yield 41% (total investment)
Acquisition date | April 27,2023 Dividend yield 4.2%

Scheduled disposition price: 6.4 bn yen

Flexibly secure gains on disposal in the fiscal year ending February 29, 2024

Scheduled disposition for September 2023

AEON MALL Tsurumi Ryokuchi
(25% quasi-co-ownership interest)

Scheduled . .
. o . Gains on disposal
disposition price

6.4 bn yen Approx. 800 mn yen

« Realize gains on disposal in the period ending February 29,
2024 (44th fiscal period) by partially disposing of assets at
appraisal prices based on a comprehensive assessment of
competing properties in the area, future profit potential, and
other factors

« Existing agreements with tenants extended through to 2038

« Consider disposal of the remaining 75% of equity, which
represents an unrealized gain of approximately 2.5 billion yen,
in the future

Japan Metropolitan Fund Investment Corporation



Portfolio Status

JMF invests in carefully selected assets, especially in the three major metropolitan areas
of Tokyo, Osaka, and Nagoya, as well as other government-designated cities. Target
properties include retail properties, offices, residential houses, hotels, and mixed-use
properties that combine these categories.

I

Properties located in urban areas and used for multiple purposes, such as retail properties, offices, hotels, or residences
{
{ Twin 21 JMF-Bldg. Hiroo 01

- BERBRRT =
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Office

Residence

Rental housing near rail stations in densely
populated areas

Office buildings located in and around major business areas

JMF-Bldg. Yokohama
Bashamichi 01

JMF-Resi
Gakugeidai

6 Japan Metropolitan Fund Investment Corporation

Urban retail

Retail properties located on main streets in major business areas, urban retail properties
with the potential for conversion to other purposes or mixed-use, and supermarkets and
other retail properties near rail stations in densely-populated areas

E Suburban retail

Suburban retail properties classified as non-urban

AEON MALL Musashi Murayama

Nagasaki

Okinawa

Fukuoka

Hiroshima

Aichi

'“d city
L)

e Hokkaido

Miyagi

Nagano Tochigi

Kanagawa

Hotels in urban areas, new
categories, etc.

OMO3 Tokyo Akasaka

Distribution by area

Other Tokyo
area

12.0%
Nagoya * 54.7%
area The three

5. 3% major

metropolitan
areas

88.0%

Osaka
area

28.0%

Diversification of asset type

Suburban
retail
16.3%
Other )
1.0%

Asset size*

i 1,213.3
' bn yen

Mixed-use
0,
17.6% Urban
Office retail
18.7% 45.3%

As of February 28, 2023

*Asset size includes the acquisition price of private REITs
investment units

Japan Metropolitan Fund Investment Corporation
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S .
Operating Status

Pursue internal growth through
original initiatives backed

by JMF’s unique management capabilities

Rise in revenue-based rents thanks
to a recovery in inbound tourism

@ GYRE (Shibuya-ku, Tokyo)

Record retail sales led to substantial growth in
revenue-based rents

- Retail sales rose by 37.8% year on year to a new record due to
resumption of inbound tourism. This has resulted in a 32.5% increase
in revenue-based rents from the previous fiscal year

« Ratio for fixed rents is also expected to rise due to future tenant
replacement

(Millions of yen) Revenue-based rents (left axis) (Millions of yen)

200 <O~ Total sales in buildings (right axis) +32.5% 15,000
’ 12,000

150
] O 9,000

100
6,000

50
3,000
0 0

FY 2019 FY 2020 FY 2021 FY 2022

Japan Metropolitan Fund Investment Corporation

February 2023

Occupanc
s 99.2-
rate . o
(99.1% at the end of the
previous fiscal period)

February 2023 (end of the previous fiscal period)

0e

Retail Office, Mixed-use

99.7% (99.6%) 96.5% (96.6%)

cd\SZE Progress in attracting tenants and

leasing

@ G-Bldg. Shinsaibashi 03
(Chuo-ku, Osaka-shi, Osaka)

Building A | Accelerating efforts to
conclude long-term contracts

@ February-

March 2023 After the departure of the previous tenant, online fashion
retailer SHEIN opened its first Japanese outlet in this
space in October 2022. It then extended the lease for an
additional two months.

@ April-
July 2023 IKEA opened a store with over 700m? of sales floor area

for a limited period

@ August 2023~ Substantive negotiations over a long-term lease with a
potential new tenant are currently in progress

Conclude a long-term contract and lease-up

= A long-term lease was signed in January 2023 for a vacant space
previously occupied by a drugstore, resulting in a 100% occupancy rate

JMF-Bldg. Akasaka 02 (Minato-ku, Tokyo)

IR

Filling back vacancies progressing at projected rent

levels, full occupancy soon

« Succeeded in filling back three of the
three and a half vacant upper floors

* Rents are being maintained at the
projected levels at the time of acquisition

96.4%
(planned)

83.7%

»
£

_;
" | Au

78.1%

gust 2022 | |February 2023| August 2023

Colline Bajikouen (Setagaya-ku, Tokyo)

Invited a nursery school to move into an urban retail
property, converting it into a mixed-use property

« In a new initiative, space previously occupied by an entertainment
business was offered to the Aoba-Japan Bilingual Preschool (A-JB)
Yoga Campus

« Property was converted from urban retail to
mixed-use in response to change in the q O ; :A
tenancy mix e

© e

Residence Hotel

96.4% (98.1%)

100.0% (100.0%)

03 Improve property competitiveness
through renovation

JMF-Bldg. Toyocho 01 (Koto-ku, Tokyo)

[T

Renovated common areas to enhance value of facility

and improve occupancy rates

« Carried out major renovations
to the common areas of
33-year-old property

 Increased occupancy rates by
improving the property’s
competitiveness in the leasing

market

79.1%

August 2022 March 2023

JMF-Residence Chihaya
(Higashi-ku, Fukuoka-shi, Fukuoka)

Renovated the entrance to maintain high occupancy
rates and increase rent levels

* Renovated the common area
entrance of 16-year-old e
property in February 2023 . r

« Occupancy rate of 96.9% as of
the end of February 2023. This
high occupancy rate will be
maintained by further
enhancing the competitiveness
of the property

Japan Metropolitan Fund Investment Corporation ‘ 9



ESG Initiatives

||| Adoption of ﬁew KPls

JMF has further strengthened its commitment to achieving carbon neutrality by setting new greenhouse gas emission reduction targets for 2030.
Please visit the JMF website for more information.

ESG Materiality KPI

» Reduce total Scope 1+2 emissions by 42% by 2030
(compared with 2020 levels)

< Aim to achieve net zero total GHG emissions throughout the
value chain by 2050

Acquiring certifications for over 75% of the total portfolio
(total floor area base)

Improving sustainability activities through * GRESB Acquiring “5 stars”
participation in external evaluation institutions | « CDP Acquiring “A-" (leadership level)

Response to

: Reduction in GHG emissions
climate change

Improve acquisition rate of environmental

Response to sustainability certifications

certifications

« Preparing emergency supplies at 100% of the properties
where such supplies can be kept

« Developing an emergency communication network that covers
100% of properties

« Collecting engineering reports (ERs) regularly for 100% of
properties

Building resilience Implementing disaster prevention measures

Renewable energy ratio of electricity used in business activities
to 50% (Target year: 2030)

Improving communication space and break room at the time of
renewal

Energy efficiency Introduction of renewable energy use

Ensuring the health, well-being, | Improvement in tenant employee space
and convenience of people
(tenants) Visualization of health and comfort

Considering acquisition of wellness certification

||| Eco Action 21 Certification

5. ML

In December 2022, JMF obtained certification and completed registration under Eco Action 21, a third-party environmental ;fﬁ’“"gfg
management certification and registration system established by Japan's Ministry of the Environment.

::j:g*_;_s;z.i

||| External Evaluation & Percentage of Initiatives for ESG

GRESB Real Estate Assessment CDP Climate Change Program MSCI ESG Rating
", A Y

: N'CDP ] MscCl&: BBB

Yo B stars
GRESE (Highest Rank) s nss e

Environmental certification acquisition rate Ratio of renewable energy introduction

Al 78.0x @ 13.1«

(total floor area base) percentage of portfolio)

Percentage of female employees in the
asset management company

o 35.94
v
ar (excluding officers and
temporary employees)

The inclusion of JMF in any MSCl index, and the use of MSCI logos, trademarks, service marks or index names in this document, do not constitute a sponsorship, endorsement or promotion of JMF
by MSCl or any of its affiliates. The MSCI indexes are the exclusive property of MSCI. MSCI and the MSCl index names and logos are trademarks or service marks of MSCI or its affiliates.

A

:‘ The website explains SDGs that are closely related to the ESG materiality.
i https://jmf-reit_sustainability.disclosure.site/en/ E=;
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EnviIRONMENT & SociaL

Contributing to the improvement of urban
environments and traffic conditions
through the introduction of the LUUP
e-scooter service

We have introduced the LUUP
micromobility sharing service at
seven of our office and retail
properties. The LUUP app allows
users to easily access e-scooters
and e-bikes at ports across the
city. The service is excellent for
the environment since it produces
no exhaust emissions, and is also
expected to improve traffic
conditions.

Properties with
LUUP access

- JMF-Bldg. Toyocho 01
« JMF-Bldg. Sasazuka 01
« JMF-Bldg. Kitahama 01
- JMF-Bldg. Higobashi 01
= JMF-Bldg. Shibuya 01
« Konami Sports Club
Kyobashi

« Twin 21

- J

Promoting cyclical consumption at
properties through recycling and
upcycling to turn clothing into furniture

In October 2022, MARINE & WALK YOKOHAMA (Naka-ku,
Yokohama-shi, Kanagawa) launched the ONE ACTION for the
Earth project with the aim of creating a sustainable society, and
hosted a clothing collection event as the first step.

The clothing items collected are remade into PANECO®, a
textile recycling material board product, and then upcycled into
displays, chairs, and tables. In addition to giving our tenants,
customers, and local
communities opportunities
to action on sustainability,
we are striving to promote
cyclical consumption at our
properties.

Furniture made from PANECO®
textile recycling material board

— ___ J
PN/

Product Waste

LA o

-~

~_

Recycling Collection

G OVERNANCE

Governance system and the holding of General
Meeting of Unitholders and Board of Directors

JMF is operated by a Board of Directors meeting consisting of one executive
director and two supervisory directors. Certain matters concerning JMF are
decided at the General Meeting of Unitholders (convened at a certain time

once every two years), which comprises the unitholders.
In addition, the Board of Directors meeting is held during the fiscal

period as indicated below to fully discuss the status of legal compliance and

the internal control system.

General Meeting of Unitholders (Date of latest meeting) Nov. 26, 2021

Number of board meetings/attendance rate
(Sep. 1, 2022 - Feb. 28, 2023)

13 times/100%

Supervisory Director Executive Director ~ Supervisory Director
Masaharu Usuki ~ Masahiko Nishida Osamu Ito

y

Japan Metropolitan Fund Investment Corporation
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Unitholder Information

2023 2024
End of 42nd April 19 May 25 End of 43rd Mid-Oct. Late-Nov.
fiscal period announcement Commence cash fiscal period 43rd Commence cash
of financial distributions announcement  distributions
results of financial

results

*Videos of financial results presentations are available on our website. https://www.jmf-reit.com/english/ir/account.html

Unitholders’ attribute Units issued and 470,785 Total number of 215 441 (1.5%)
(As of February 28, 2023) outstanding: (6.7%) unitholders: (0.7%) fnzbgo/)
total 6,989,091 29,521 =7
2,224,995
(31.8%)
4,113,664 28,197
179,647 —= (58.9%) (95.5%)
(2.6%)
[ Retail investors/Others M Financial Institutions (including financial instrument service operators) Other Corporations M Overseas Investors

Changes in investment unit prices

Market capitalization 714,984 million yen (as of February 28, 2023)
(March 1, 2020 - February 28, 2023)

Fiscal period ended Highest during the period 111,300 yen (Nov. 1, 2022)
February 28, 2023 Lowest during the period 97,700 yen (Jan. 19, 2023)
Closing price at the end of the period 102,300 yen (Feb. 28, 2023)

— Investment unit price (left) === Trading volume (unit) (right)

(yen) (unit)
150,000 300,000
125,000 250,000
1000004 Mwwmvw 200000
75,000 \ "‘WM 150,000
50,000 W ' 100,000
25,000 | ‘ " : ‘ | : ‘ ‘ 50,000

0
2020 2021 2022 2023

Aug. (37th) fiscal period ‘ Feb. (38th) fiscal period ‘ Aug. (39th) fiscal period ‘ Feb. (40th) fiscal period Aug. (41st) fiscal period Feb. (42nd) fiscal period

*1 Tokyo Stock Exchange closing price basis
*2 As we split each investment unit into two investment units with an effective date of March 1, 2021, figures prior to February 24, 2021, the last day of trading at the pre-split price, have been revised.

Source: Bloomberg

can view the latest information about JMF from your PC or smartphone

JMF provides individual investors with easy-to-understand
explanations of JMF policies, features, and concepts. In
addition, you can access detailed information on the website
from QR codes* at various places in this Semi-Annual Report.

*The word “QR Code" is a registered trademark of DENSO WAVE INCORPORATED.

I:'D https://www.jmf-reit.com/english/

Japan Metropolitan Fund Investment Corporation

About the Asset Management Company

A professional real estate asset management company which have the both ability to discerning property
acquisition and developing them

KJR Management, JMF's asset management company, was established in 2000 and is entrusted with managing the assets of two investment
corporations: JMF and Industrial & Infrastructure Fund Investment Corporation.

The balance of assets under management for the two investment corporations has expanded to approximately 1.5 trillion yen, which is one of the
biggest totals in the J-REIT asset management industry.

The asset management company has established a system that enables proactive and sustainable real estate management by recruiting specialists
with extensive careers and a wide range of qualifications in real estate management, as well as experience in planning, design, and tenant leasing.

Introducing our sponsor KKR

KKR is a leading global investment firm that boasts USD504.0 bn of assets under management. With over 45 years of investment experience, the firm
invests in a wide range of assets, including private equity, credit, and real estate. KKR's investment strategy has included real estate for over 40 years.

The firm has an on-the-ground presence in Japan with an office in Tokyo since 2006. By leveraging KKR's strengths in addition to its investment
capabilities developed over many years as an asset management company, we aim to provide asset management services that will allow unitholders
to invest with peace of mind, utilizing various investment methods in line with market conditions.

Structure of
investment 76KK,

Asset

management Japan Metropolitan Fund

Investments

5 . Asset Management R
corporations a subsidiary of KKR 3 c‘,mp:ly aareement Investment Corporation*
Investment ratio . .
100% KJR Management Executive Director 1

Supervisory Director 2 Distributions

*There are no employees as JMF is prohibited from hiring employees pursuant to the provisions of the Investment Trust Law.

Organizational structure of
asset management company
(as of January 1, 2023)

Shareholders Meeting

Statutory Auditor

Board of Directors

Senior Advisory Board

Compliance Committee

Compensation Committee

Investment Committee

Risk Management Committee

Sustainability Committee

Representative Director

I President I

Internal Audit Office

ESG Promotion Office

Deal Review Meeting
Strategic Planning Office

Compliance & Risk Management Office

|

Industrial Private Solutions

Metropolitan

Investment Kansai
Division Office

S . Corporate Division
Division Division P

Division

In charge of asset Established in January 2023

management of JMF

Japan Metropolitan Fund Investment Corporation
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I. ASSET MANAGEMENT REPORT

Outline of asset management operation

1. Operating results and financial position

Fiscal period

s ruar; r 2
As of /for the six months ended February 28, August 31, February 28, August 31, February 28,
2021 2021 2022 2022 2023
Operating revenues (Millions of yen) 30,518 40,360 40,598 41,112 41,332
(Rental revenues) (Millions of yen) (29,392) (38,022) (37,812) (39,006) (39,674)
Operating expenses (Millions of yen) 17,013 24,800 21,790 23,417 23,445
(Rental expenses) (Millions of yen) (13,842) (17,239) (16,995) (18,245) (18,761)
Operating income (Millions of yen) 13,505 15,560 18,808 17,694 17,887
Ordinary income (Millions of yen) 11,897 13,549 16,924 15,723 15,965
Netincome (a) (Millions of yen) 11,896 13,549 16,924 15,722 15,964
Net assets (b) (Millions of yen) 433,967 623,671 624,859 624,776 625,221
(Period-on-period change) (%) (+0.1) (+43.7) (+0.2) (-0.0) (+0.1)
Total assets (c) (Millions of yen) 903,221 1,235,720 1,247,439 1,248,964 1,249,604
(Period-on-period change) (%) (-0.0) (+36.8) (+0.9) (+0.1) (+0.1)
Unitholders’ capital (Millions of yen) 411,878 411,878 411,878 411,878 411,878
(Period-on-period change) (%) (0.0) (0.0) (0.0) (0.0) (0.0)
Number of investment units issued and outstanding (d) (Units) 2’602)483 6,989,091 6,989,091 6)989)091 6,989,091
Net asset value per unit ‘;’l{ idz) (Yen) 83,375 89,234 89,404 89,393 89,456
Total distributions (e)  (Millions of yen) 11,711 15,977 15,963 15,816 16,165
Distribution per unit (e)/(d) (Yen) 4,500 2,286 2,284 2,263 2,313
(Profit distribution per unit) (Yen) (4,500) (2,286) (2,284) (2,263) (2,313)
(Distribution per unit in excess of profit) (Yen) ©] ©] (-) ) ]
Ratio of ordinary income to total assets Note 3 (%) 1.3 (2.7) 1.3 (2.5) 1.4 (2.7) 1.3 (2.5) 1.3 (2.6)
Return on unitholders’ equity Note 3 (%) 2.7 (5.5) 2.6 (5.1) 2.7 (5.5) 2.5  (5.0) 2.6 (5.2)
Ratio of net assets to total assets (b)/(c) %) 48.0 50.5 50.1 50.0 50.0
(Period-on-period change) (0.0) (+2.5) (-0.4) (-0.1) (0.0)
Payout ratio (e)/(a) (%) 98.4 118.0 94.3 100.6 101.3
Additional information:
Rental net operating income (NOI) Note3  (Millions of yen) 20,950 26,944 26,840 26,736 26,720
Net profit margin o o) 39.0 33.6 417 382 38.6
Debt service coverage ratio I\;(:Zsf (Multiple) 14.6 12.8 15.4 14.7 15.1
Funds from operation (FFO) per unit N‘;‘j; 35 e 6,230 2,833 2,985 2,974 2,995
FFO multiples oS ovtiple) 16.8 19.0 15.5 18.7 16.9
Distributable income per lfnit after adjustment for Note 6 (Yen) 4,609 2,280 2,276 2,261 2,312
taxes on property and equipment
FFO per unit afte'r adjustment for taxes on Notes 4, 5 Yem) 6,217 2,828 2,977 2,973 2,994
property and equipment and 6

Note I Figures less than the unit indicated in each column have been rounded down for amounts and rounded for ratio unless otherwise indicated.

Note2 JMF executed a two-for-one unit split (the “Unit Split”) on March 1, 2021 as the effective date. Net asset value per unit in the above table shows pro forma per unit information which has
been adjusted to reflect the Unit Split as if it had been effective on September 1, 2020.
Note 3  Figures are calculated using the formulas below. Percentages in parentheses are annualized using 181,184,181,184 and 181 days for the 38th, 39th, 40th, 41st and 42nd fiscal period,

respectively. FFO multiples are unaudited.

Ratio of ordinary income to total assets
Return on unitholders’ equity

Rental net operating income (NOI)
Net profit margin

Debt service coverage ratio

Funds from operation (FFO) per unit

FFO multiples

Ordinary income/Average total assets

Average total assets = (Total assets at beginning of period + Total assets at end of period) + 2

Net income/Average net assets

Average net assets = (Net assets at beginning of period + Net assets at end of period) +2

(Rental revenues - Rental expenses) + Depreciation
Net income/Operating revenues

Net income before interest expenses, amortization of bonds issuance costs and depreciation/Interest expenses

(Net income + Loss or gain on sales of property + Depreciation + Other depreciation related property + Amortization of goodwill +

Amortization of deferred assets + Extraordinary losses or gains)/Number of units issued and outstanding
Market price per unit at end of period/Annualized FFO per unit




Note4 Net income used for calculation of “Net profit margin”, “Debt service coverage ratio” and “FFO multiples” does not include deferred income taxes.

Note 5 From the 40th fiscal period, JMF has changed the calculation method of FFO to "Net income + Loss or gain on sales of property + Depreciation + Other depreciation related property +
Amortization of goodwill + Amortization of deferred assets + Extraordinary losses or gain". FFO per unit from the 38th fiscal period to the 42nd fiscal period listed in the table above are
calculated by new method.

Note 6 The figures indicate pro forma distributable income per unit and pro forma FFO per unit assuming that taxes on property and equipment were not capitalized but charged to income in
the periods in which were incurred. These figures are unaudited.

2. Outline of asset management operation for the 42" fiscal period

(1) Principal activities

Japan Metropolitan Fund Investment Corporation (“JMF”) was established under the Law
Concerning Investment Trusts and Investment Corporations of Japan (Law No. 198 of 1951; as
amended) on September 14, 2001. It was the first investment corporation in Japan to specifically
target retail real estate assets. It was listed on the Real Estate Investment Trust (“REIT”) Section of the
Tokyo Stock Exchange (securities code: 8953) on March 12, 2002.

After that, JMF effected an absorption-type merger (the “Merger”) effective on March 1, 2021 with
JMF as the surviving corporation and MCUBS MidCity Investment Corporation (“MMI”) as the
dissolving corporation and changed the corporation name from Japan Retail Fund Investment
Corporation to Japan Metropolitan Fund Investment Corporation.

During the fiscal period ended on February 28, 2023, as in the previous fiscal year, JMF promoted
asset replacement, one of growth strategies after the Merger, and acquired two properties and
disposed of one property. JMF also acquired investment units of a private residential REIT.

As a result, the total assets managed by JMF as at the end of the 42nd fiscal period (fiscal period
ended on February 28, 2023) amounted to 1,207.2 billion yen (the total acquisition price for 128
properties). The total acquisition price including investment securities such as the silent partnership
interests related to Nagoya Lucent Tower, the investment units of Nisshin Private Residential Reit,
Inc., and the investment units of Hoosiers Private REIT Investment Corporation is 1,222.7 billion yen.

(2) Investment environment and results
i. Investment environment

(Macroeconomic trends)

During this fiscal period, the Japanese economy showed signs of a gradual recovery as retail
sales recovered due to high commodity prices and personal consumption. The quarter-on-quarter
gross domestic product (GDP) growth rate was +0.0% (+0.1% annualized) in the October to
December 2022 quarter (secondary preliminary figures announced on March 9, 2023). However,
while the end of the COVID-19 pandemic is in sight, the outlook remains uncertain due to factors
such as the impact of soaring energy prices.

In capital markets, the Nikkei Stock Average fell sharply following the expansion of the
allowable range of fluctuation in long-term interest rates by the Bank of Japan in December 2022
in the bank’s quantitative and qualitative monetary easing policy with long-term and short-term
interest rate controls. However, it recovered to 27,445 yen at the end of February 2023, the end of
the current period. On the other hand, in the J-REIT market, the Tokyo Stock Exchange REIT Index
started at 2,013 points on September 1, 2022, the beginning of this fiscal period, but fell sharply
afterwards due to concerns about rising interest rates. Although the index had been on a slight
recovery trend since then, it stood at 1,843 points at the end of February 2023, the end of this
fiscal period.

(Real estate trading market)
With the ongoing weak yen and low interest rate environment in Japan despite the impact of



domestic and foreign monetary policies, the acquisition environment continues to be severe, with
investment appetite remaining strong among domestic and overseas investors.

(Real estate leasing market)

In retail properties, the relaxation of COVID-19-related border control measures in October 2022
led to a significant recovery in inbound tourism. In March 2023, a change in the government
policy toward infectious disease control led to an even more pronounced recovery in the domestic
flow of people. High demand continued, mainly from brands, for opening stores on high streets
in central Tokyo and Shinsaibashi in Osaka, and there was also a growing need for store openings
in new formats, indicating that tenant types are becoming more diverse.

In offices, vacancies have been filled due relocations to improve location or to expand office
space, and the vacancy rates in Tokyo and Osaka, in particular, are showing signs of gradual
recovery.

ii. Results

In this environment, JMF completed the acquisition of two new properties (JMF-Residence Osaka
Noda and Karuizawa Commongrounds (Land with leasehold interest)) and the disposition of one
property (a 40% quasi-co-ownership of trust beneficiary right to the G-Bldg. Ginza 01) in this fiscal
period as part of its portfolio property replacement strategy. In addition, JMF acquired the
additional investment units of Nisshin Private Residential Reit, Inc., a private residential REIT, as a
measure to achieve growth through new initiatives.

As a result, the assets managed by JMF at the end of the fiscal period totaled 128 properties with
atotal value of 1,207.2 billion yen on an acquisition price basis and 1,303 billion yen on an appraisal
value basis. The total leasable area was 2,545,338.43n7 with the total number of tenants standing at
1,747, and the occupancy rate of the overall portfolio was 99.2%.

Primarily as a result of disposition of existing properties with unrealized gains, etc., the
unrealized losses/gains ™) of the overall portfolio at the end of the fiscal period decreased by 1.7
billion yen from the end of the previous fiscal period to 155.5 billion yen.

Note: “Unrealized losses/gains” is the difference between the appraisal value or researched value and book value of the individual
property.

(3) Funding

To fund the repayment of existing borrowings, JMF borrowed 25.8 billion yen, consisting of 28.8
billion yen in borrowings that came due in the current fiscal year. In addition, in November 2022, JMF
issued the 4th JMF Green Bond (4th Unsecured Investment Corporation Bond) in the amount of 3.0
billion yen. In addition, JMF took on short term borrowings of 1.0 billion yen to partially fund the
acquisition of JMF-Residence Osaka Noda.

As aresult, JMF’s interest-bearing borrowings outstanding at the end of the fiscal period amounted
to 550.6 billion yen, consisting of short-term borrowings of 6.2 billion yen, long-term borrowings of
478.9 billion yen ™1 and investment corporation bonds of 65.5 billion yen ™2 (including Green
Bonds Mot ),

Consequently, the ratio of long-term borrowings ™ ¥  ratio of fixed interest rates ™5 and LTV
(Note ©) were 98.9%, 95.5% and 44.1%, respectively, as at the end of the fiscal period.

Note 1: Long-term borrowings include borrowings that mature within a year.

Note 2: Investment corporation bonds include bonds that mature within a year.

Note 3: The issuance of Green Bonds must adhere to the International Capital Market Association’s (ICMA) Green Bond Principles.
Green Bonds are a type of bond instrument issued by corporations, investment funds, and municipalities to finance eligible
“green projects” (environmentally-friendly investment projects).

Note 4: The ratio of long-term borrowings is calculated by dividing the total of long-term borrowings, investment corporation bonds



by the interest-bearing borrowings.

Note 5: The ratio of fixed interest rates is calculated by dividing the total of fixed-rate debts (including debts, which the interest
rates are fixed through interest rate swap agreements) and investment corporation bonds by the interest-bearing
borrowings.

Note 6: LTV is calculated by dividing the total of interest-bearing borrowings by total assets.

(4) Results and distributions

The operating revenue for the period was 41,332 million yen, and operating income was 17,887
million yen after deducting operating expenses such as property taxes and asset management fees.
Ordinary income was 15,965 million yen, and net income was 15,964 million yen.

With regard to distributions, in accordance with the distribution policy set forth in Article 26,
Paragraph 1, Item 2 of the Articles of Incorporation, JMF intends to distribute in excess of 90% of
distributable profit under Article 67-15, Paragraph 1 of the Special Taxation Measures Law of Japan
(Law No. 26 of 1957; as amended).

From the fiscal period ended on August 31, 2017, reversal of the retained earnings for Temporary
Difference Adjustments accompanying the partial revision of the “Rules on Real Estate Investment
Trust and Real Estate Investment Corporations” made by The Investment Trusts Association, Japan,
was started and it was decided to add the more than 31 million yen reversal amount onto the dividend.

In addition, with respect to the additional tax burden arising from the discrepancy between
accounting treatment and tax treatment, JMF will reduce the accrual of income taxes by making
distributions through the reversal of voluntary reserves (reserves for adjustment of temporary
differences, etc. or reserves for dividends) and distributions in excess of earnings (distributions
equivalent to the increase in allowance for adjustment of temporary differences, etc.).

In accordance with this distribution policy, it was decided to distribute, as a distribution of profit,
atotal of 16,165 million yen, calculated by adding 6 million yen of the reversal of reserve for reduction
entry of property and 194 million yen of the reversal of retained earnings for temporary difference
adjustments to, the unappropriated retained earnings at the end of the period of 15,964 million yen.
As a result, distributions per unit amounted to 2,313 yen.



3. Changes in unitholders’ capital

The changes in unit holders’ capital and number of investment unit s issued and outstanding for last five
years until February 28, 2023 were as follows:

Number of investment units Unitholders’ capital

issued and outstanding

(Millions of yen)

Capital transaction

Increase Increase
Balance Balance
(Decrease) (Decrease)
August 18, 2020 Retirement (15,534) 2,602,483 - 411,878 Note 1
March 1, 2021 Split of investment units 2,602,483 5,204,966 - 411,878 Note 2
March 1,2021 Allocation of investment units through merger 1,784)125 6,989,091 - 411,878 Note 3

Note 1

Note 2

Note 3

JMF acquired its own investment units at Tokyo Stock Exchange Market based on a discretionary transaction contract with a securities company from April 14, 2020 to June 5, 2020 and
retired all of its own investment units on August 18, 2020 according to a resolution of the Board of Directors held on August 7, 2020. As the acquisition cost of its own investment units was
deducted from capital surplus, there was no change in unitholders’ capital.

JMF implemented a split of its investment units on a two-for-one basis with February 28, 2021 as the record date and March 1, 2021 as the effective date for the unit split.

JMF issued 1,784,125 of new investment units and allocated one investment unit after the unit split for each of all the outstanding investment units of MMI in the merger on March 1,
2021.

Fluctuation in market price of the investment securities:

The market price of the investment securities on Tokyo Stock Exchange REIT Market fluctuated during each

fiscal period as follows:

As of /for the six months ended

(Yen)

Fiscal period

February 28,2021

August 31,2021 | February 28,2022 | August 31,2022 | February 28,2023

Highest price 225,600 123,400 112,600 112,500 112,500
Lowest price 149,200 99,300 87,000 90,400 96,600
Closing price at end of period Note 105,300 106,900 93,100 110,600 102,300

Note

split.

JMF implemented a split of its investment units on a two-for-one basis with March 1, 2021 as the effective date for the unit split. The market price as of February 28, 2021 reflects the unit




4. Distributions

In accordance with the distribution policy in JMF’s article of incorporation 26, Paragraph 1, Item 2, JMF
makes distributions in excess of 90% of distributable profit as defined in Article 67-15, Paragraph 1 of the
Special Taxation Measures Act of Japan. From the six months ended August 31, 2017, JMF has also
commenced to reverse retained earnings for temporary difference adjustment, equal to or more than ¥31
million every fiscal period, and appropriate the reversals to distributions by applying the revision of the
Ordinance on Accountings of Investment Corporations as well as the regulations of the Real Estate
Investment Trusts and Real Estate Investment Corporations as stipulated by The Investment Trusts
Association, Japan.

For the six months ended February 28, 2023, JMF declared a total of ¥16,165 million cash distributions
consisted all of retained earnings at the end of the period amounting to ¥15,964 million after reversals of
reserve for reduction entry of property amounting to ¥6 million and retained earnings for temporary
difference adjustment amounting to ¥194 million. As a result, distribution per unit amounted to ¥2,313 for
the six months ended February 28, 2023. Distribution in excess of profit prescribed in the article of
incorporation 26, Paragraph 2 is not made.

Retained earnings (including reserve for dividends and reserve for reduction entry of property) shown in
below table will be distributed mainly when; (a) a net of gain or loss on sales of property due to strategic
replacement of investment assets in same fiscal period and loss on disposal of property due to a large-scale
renewal for replacing tenants results in loss, or (b) additional income tax expenses due to differences
between accounting profit and taxable profit are charged.

Fiscal period

As of /for the six months ended February 28,2021 | August 31,2021 | February 28,2022 | August 31,2022 |February 28,2023

Net income (Thousands of yen) 11,896,522 13,549,190 16,924,222 15,722,673 15,964,846

Retained earnings
(including reserve for dividends  (rp, gy san s of yen) 7,470,660 5,042,789 6,003,928 5,910,288 5,709,367

and reserve for reduction entry of

property)

Total distributions (Thousands of yen) 11,711,173 15,977,062 15,963,083 15,816,312 16,165,767
(Distribution per unit) (Yen) (4,500) (2,286) (2,284) (2,263) (2,313)
Profit distributions (Thousands of yen) 11,711,173 15,977,062 15,963,083 15,816,312 16,165,767
(Profit distribution per unit) (Yen) (4,500) (2,286) (2,284) (2,263) (2,313)
Unitcapital refunds (Thousands of yen) R R B _ R
(Unitcapital refunds per unit) (Yen) ) - ) O )

Unitcapital refunds from retained
earnings for temporary difference (Thousands of yen) - - - - -

adjustment

(Unitcapital refund per unit from

retained earnings for temporary (Yen) (») (—) (—) (—) (—)
difference adjustment)

Unitcapital refunds from deduction

(Thousands of yen) - - - - -
of unitcapital under tax rules
(Unitcapital refund per unit from
deduction of unitcapital under tax (Yen) (—) (-) (-) (—) (-)

rules)




5. Management policies and Issues

On a short-term basis, the economic fundamentals and corporate performance should continue to
be closely monitored amid concerns over interest rate and currency fluctuations caused by domestic
and foreign monetary policies. In the retail sector, demand is expected to recover moderately, with
the recovery trend mainly in domestic consumption and signs of recovery in inbound tourism. In the
office sector, demand is expected to continue, with continued moves for location improvement and
expansion.

However, on a medium- to long-term basis, new need may arise for various usages in urban areas,
as people's work styles, dwelling styles and consumption patterns are changing considerably. Thus,
management capabilities that cover specific properties or specific areas and are not limited to
existing applications and property categories are thought to be necessary.



6. Subsequent events

Disposition of properties

JMF disposed of the following properties on March 1, 2023 and April 4, 2023, respectively.

Property name: Round1 Stadium Takatsuki (Trust beneficial interest) ®
Use: Retail facilities
Disposition amount: ¥3,320 million
Completion date of contract: October 19, 2022
Disposition date: April 4, 2023
Purchaser: Not disclosed
Property name: LIFE Kishibe (Land with leasehold interest) (Real property) @
Use: Retail facilities
Disposition amount: ¥2,600 million
Completion date of contract: October 21, 2022
Disposition date: March 1, 2023
Purchaser: Not disclosed )
Notes:

(i) Gains on sales of property of approximately ¥1,369 million will be recognized in profit as operating revenues for the six
months ending August 31, 2023.

(ii) Gains on sales of property of approximately ¥638 million will be recognized in profit as operating revenues for the six months
ending August 31, 2023.

(iii) Name of the purchaser is not disclosed because the consent from the purchaser has not been obtained.

JMF entered into a sale agreement for the following property on April 14, 2023.

Property name: AEON MALL Tsurumi Ryokuchi
(25% of quasi-co-ownership in trust beneficiary interest)
Use: Retail facilities
Disposition amount (Scheduled): ¥6,400 million
Completion date of contract: April 14, 2023
Disposition date(Scheduled): September 29, 2023
Purchaser: Asset Finance Osaka Tsurumi Godo Kaisha
Note

Gains on sales of property of approximately ¥823 million will be recognized in profit as operating revenues for the six months
ending February 29, 2024.



(Additional information)

a. Acquisition of properties

JMF has acquired or plans to acquire the following properties after the end of the current fiscal period.

(Note 3)

Osaka

Acquisition Acquisition date
Property name Use Location amount (%cheduled)
(Scheduled)
JMF-Residence Ikebukuro 1-chome . . .
. Residence Toshima-ku, Tokyo ¥1,670 million March 1, 2023
(Trust beneficial interest)
JMF-Residence Osaka Fukushima . Kita-ku, .
. Residence . ¥1,518 million March 1, 2023
(Trust beneficial interest) Osaka-shi, Osaka
JMF-Residence Kita-Shinagawa (Trust . Shinagawa-ku, .
L Residence ¥1,900 million March 1, 2023
beneficial interest) Tokyo
JMF-Bldg. Nakano 01 (Trust beneficial . .
it 9 Mixed-use Nakano-ku Tokyo ¥4,000 million March 24, 2023
interes
. . Shime-machi,
Kaden sumairukan YAMADA Fukuoka Retail .
. . . Kasuya-gun, ¥702 million March 27, 2023
Shime Honten (an expanded portion) facilities
Fukuoka
JMF-Residence Fujisawa (Trust . Fujisawa-shi, L
L Residence ¥1,270 million March 30, 2023
beneficial interest) Kanagawa
JMF-Residence Akabane Shimo (Trust . . . .
.. Residence Kita-ku, tokyo ¥2,200 million April 27, 2023
beneficial interest)
. . Kohoku-ku,
JMF-Residence Shin-Yokohama (Trust . . . .
beneficial int 9 Residence Yokohama-shi, ¥3,190 million April 27, 2023
eneficial interes
Kanagawa
JMF-Residence Machida (Real Resid Machida-shi, ¥4.059 milli October 2, 2023
esidence million
property) (Note 1) Tokyo ’ (Note 4)
JMF-Residence Asakusabashi 3- Aoril 30. 2024
ri
chome (Trust beneficial interest) Residence Taito-ku, Tokyo ¥4,320 million P ’
(Note 2) (Note 4)
JMF-Residence Tenjimbashisuji 6- . .
L. . Kita-ku, Osaka-shi, . May 31, 2024
chome (Trust beneficial interest) Residence ¥1,527 million

(Note 4)

Note1 The purchase agreement of the property is considered to be a forward commitment, etc. which is defined as a postdated sales

and purchase agreement which provides for the delivery and settlement to take place one month or more from the effective

date of the agreement or any other related agreements under the Comprehensive Guidelines for Supervision of Financial

Instruments Business Operators (the “Forward Commitment, etc.”) by an investment corporation. If JMF cannot meet its

forward commitment, 20% of the expected purchase price shall be paid as a penalty for breach of contract. The appraisal

value of the property by an independent appraiser as of February 28, 2023 is ¥4,290 million.

Note 2

The purchase agreement of the property is considered to be the Forward Commitment, etc. If JMF cannot meet its forward

commitment, 20% of the expected purchase price shall be paid as a penalty for breach of contract. The appraisal value of the

property by an independent appraiser as of March 1, 2023 is ¥4,530 million.

Note 3

The purchase agreement of the property is considered to be the Forward Commitment, etc. If JMF cannot meet its forward

commitment, 20% of the expected purchase price shall be paid as a penalty for breach of contract. The appraisal value of the

property by an independent appraiser as of February 28, 2023 is ¥1,670 million.

Note 4

As the property is under construction, the acquisition date may change depending on the progress of construction.




b. Disposition of property

JMF entered into a sale agreement for the following property on July 29, 2022.

Disposition amount Completion Disposition date

Property name Use (Scheduled) date of contract (Scheduled)

Purchaser

20% of quasi-co-ownership
in trust beneficiary interest

August 30, 2024

20% of quasi-co-ownership
AEON MALL in trust beneficiary interest

Sapporo Naebo Retail s February 28, 2025 Aeon Hokkaido
¥9,300 million July 29, 2022

(Trust beneficial | facilities 20% of quasi-co-ownership Corporation
interest) in trust beneficiary interest

August 29, 2025

40% of quasi-co-ownership
in trust beneficiary interest

February 27, 2026

Note The disposition of the property will have no impact on operating results for the six months ending August 31, 2023 and
February 29, 2024.
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Outline of JMF

1. Investment unit

Fiscal period

February 28, 2021

August 31, 2021

February 28,2022

August 31, 2022

February 28, 2023

Number of investment
. . (Units)
units authorized

8,000,000

16,000,000

16,000,000

16,000,000

16,000,000

Number of investment
units issued and (Units)
outstanding

2,602,483

6,989,091

6,989,091

6,989,091

6,989,091

Number of unitholders (People)

22,240 30,692

31,233

30,074

29,521

2. Unitholders

Major unitholders as of February 28, 2023 were as follows:

Custody Bank of Japan, Ltd. (Trust

Address

Number of
investment units
owned

(Units)

Ratio of number of
investment units

owned to total number

of investment units
issued (Note)

(%)

8-12, Harumi 1-chome, Chuo-ku, Tokyo 1,393,190 19.93
Account)
The Master Trust Bank of Japan, Ltd. 11-3, Hamamatsu-cho 2-chome, Minato-
1,189,717 17.02
(Trust Account) ku, Tokyo
The Nomura Trust and Banking Co. . .
g0, 2-2, Otemachi 2-chome, Chiyoda-ku, Tokyo 341,761 4.88
Ltd. (Investment Trust)
. . 3-1, Marunouchi 3-chome, Chiyoda-ku,
SMBC Nikko Securities Inc. 163,633 2.34
Tokyo
STATE STREET BANK WEST CLIENT 1776 HERITAGE DRIVE, NORTH QUINCY, 147.698 911
- TREATY 505234 MA 02171, U.S.A. ’ )
ONE LINCOLN STREET, BOSTON MA USA
SSBTC CLIENT OMNIBUS ACCOUNT 02111 143,578 2.05
. X 2-10, Nihonbashi-Kayabacho 1-chome,
Japan Securities Finance Co., Ltd. 115,255 1.64
Chuo-ku, Tokyo
240 GREENWICH STREET, NEW YORK,
BNYM AS AGT/CLTS 10 PERCENT 112,392 1.60
NEW YORK 10286 U.S.A.
Mizuho Securities Co., Ltd. 5-1, Otemachi 1-chome, Chiyoda-ku, Tokyo 110,647 1.58
Mitsubishi UF] Morgan Stanle
. 1 & y 9-2, Otemachi 1-chome, Chiyoda-ku, Tokyo 102,207 1.46
Securities Co., Ltd.
Total 3,820,078 54.65

Note  Ratio of number of investment units owned to total number of investment units issued is calculated by rounding down to the second decimal place.
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3. Officers

(1) Directors and independent auditor

(Thousands of yen)

Compensation or fees for
Major additional post the six months ended

February 28, 2023 (Note2)

Executive Director

President of Marks group Co., Ltd.

. . 2,527
Certified public accountant / Tax accountant ’

Masahiko Nishida

Supervisory Director

Professor at Graduate School of Economics of

Masaharu Usuki . K R 1,627
Nagoya City University (Note 3)

Osamu Ito Partner of United Fuso Law Office, Attorney 1,627
. PricewaterhouseCoopers Aarata
Independent auditor LLC - 31,000

Note1 There is no investment unit of JMF held by the Executive Director nor the Supervisory Directors in their own name or that of others. Although Supervisory Directors may have additional
posts in other companies than those listed above, there is no conflict of interests between those companies including listed above and JMF.

Note2  Compensation for Directors indicates actual payments, and the independent auditor’s fees consist of estimated audit fees on an accrual basis and ¥6,000 thousand of fees for English
financial statement audit and issuance of a comfort letter with respect to issuance of investment corporation bonds in November 2022.

Note 3 Masaharu Usuki retired from Professor at Graduate School of Economics of Nagoya City University on March 31, 2023.

(2) Policy for dismissal or refusal of reappointment of independent auditor
If necessary, the Board of Directors shall dismiss the independent auditor in accordance with the Act on
Investment Trusts and Investment Corporation of Japan. The Board of Directors shall also decide
reappointment of the independent auditor considering audit quality, fees or other various factors.

(3) Matters concerning compensation agreement between directors, etc. and investment corporation

None

4. Directors and officers liability insurance agreement

Outline of the Directors and officers liability insurance agreement entered into by JMF is as follows:

Scope of the insureds ‘ Outline of agreement ‘

and Supervisory
Directors

All Executive Directors

(Outline of insured event to be covered)

The agreement covers compensation for damages and court costs, etc. incurred by the
insured as an officer of JMF to a certain extent.

(Percentage of insurance premiums to be paid)

JMF pays all of the insurance premiums.

(Measures to ensure that the appropriateness of the execution of duties)

The agreement does not cover damages incurred by the insured due to criminal act or
acts executed with knowledge that they violate laws and regulations.
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5. Name of asset manager and other administrator

13

Classification

Asset manager

Name

KJR Management

Custodian

Mitsubishi UFJ Trust and Banking Corporation

Agency for unit investment securities transference and

special account administrator

Mitsubishi UFJ Trust and Banking Corporation

General administrator (regarding book keeping)

Mitsubishi UFJ Trust and Banking Corporation

General administrator (regarding investment corporation
bonds)

MUFG Bank, Ltd.
Mizuho Bank, Ltd.

General administrator (regarding income and other taxes)

PwC Tax Japan




Condition of investment assets

1. Composition of assets

As of August 31, 2022

As of February 28, 2023

Total of
net book value

Total of
net book value

Classification .
- Region
of Assets

(Note 1)

(Millions of yen)

(Note 1)

(Millions of yen)

14

Tokyo metropolitan area 13,506 1.1 13,492 1.1
Retail Osaka and Nagoya metropolitan areas 6,876 0.6 6,871 0.5
facilities  |other areas 4,426 0.4 4,419 0.4
Real Sub-total 24,810 2.0 24,784 2.0
property Tokyo metropolitan area 5,304 0.4 5,295 0.4
Mixed-use [Other areas - - 516 0.0
Sub-total 5,304 0.4 5,812 0.5
Total of real property 30,114 2.4 30,596 2.4
Tokyo metropolitan area 307,001 24.6 300,986 24.1
Retail Osaka and Nagoya metropolitan areas 285,681 22.9 284,352 22.8
facilities
(Note 2) Other areas 70,300 5.6 69,718 5.6
Sub-total 662,983 53.1 655,057 52.4
Tokyo metropolitan area 201,303 16.1 201,566 16.1
Office Osaka and Nagoya metropolitan areas 20,842 1.7 20,750 1.7
Building Other areas 6,862 0.5 6,853 0.5
Sub-total 229,008 18.3 229,170 18.3
Trust Tokyo metropolitan area 1,574 0.1 1,570 0.1
beneficial Osaka and Nagoya metropolitan areas - - 1,469 0.1
interest in Residence
real Other areas 3,412 0.3 3,418 0.3
property Sub-total 4,987 04 6,458 0.5
Tokyo metropolitan area 7,937 0.6 7,916 0.6
Hotel Other areas 4,395 0.4 4,380 0.4
Sub-total 12,333 1.0 12,297 1.0
Tokyo metropolitan area 110,112 8.8 113,058 9.0
Mixeduse |Osaka and Nagoya metropolitan areas 95,790 7.7 95,804 7.7
(Note 2) Other areas 5,037 0.4 5,033 0.4
Sub-total 210,940 16.9 213,896 17.1
Total of trust beneficial interest in real property 1,120,252 89.7 1,116,880 89.4
Sub-total 1,150,367 92.1 1,147,477 91.8
Investment securities (Note 3) 14,285 1.1 15,833 1.3
Bank deposits and other assets 84,310 6.8 86,293 6.9
Total assets 1,248,964 100.0 1,249,604 100.0

Note 1

Note 2

Note 3

Total of net book value is carrying amounts on the balance sheets (amounts of Real property and Trust beneficial interest in real property are book values net of depreciation) at the end of

the fiscal period.

Use of Colline Bajikouen are changed to mixed-use from retail facilities.

Investment securities are equity interest of Tokumei Kumiai agreement managed by R40 Godo Kaisha (40% of its equity interest), investment units of Nisshin Private Residential Reit,
Inc.(22.2% of total issued investment units), equity interest of DREAM Mezzanine Debt Separate3 Investment Limited Partnership (49.4% of its equity interest) and investment units of

Hoosiers Private REIT Investment Corporation (24.4% of total issued investment units)



2. Major property
The principal properties (top ten properties in net book value) as of February 28, 2023 were as follows:

Ratio of rent

Net book | Leasable [ Leased |Occupancy

Name of property revenue to total

value area area ratio rent revenues Major use
(Note 1) (Note 2) (Note 3) (Note 3
(m?) (m?) (%)
Twin 21 (Note 4) (trust beneficial interest) 60,222 84,910.91 83,517.50 98.4 6.2 | Mixed-use
mozo wonder city (Note 5) (trust beneficial interest) 49,535 86,327.49  85,548.44 99.1 8.5 f:;_el:iils
JMF-Bldg. Akasaka 02 (Note 4) (trust beneficial interest) | 43,939 | 12,202.96| 10,208.88 83.7 1.6 Bgiflfji:lg
Higashi-Totsuka Aurora City (trust beneficial interest) 43,316 109,355.90| 109,355.90 100.0 3.2 fall'elti?iils
KAWASAKI Le FRONT (trust beneficial interest) 34,596 49,224.14 49,224.14 100.0 4.9 | Mixed-use
Nara Family (Note 5) (trust beneficial interest) | 33,037 | 83,278.28|  83,210.29 99.9 47 fa‘z;t:is
G-Bldg. Shinsaibashi 03 (trust beneficial interest) 30,164 5,319.30 1,522.30 28.6 Note 6 fal;?lti:iils
AEON MALL Tsudanuma (trust beneficial interest) 28,704 101,210.44| 101,210.44 100.0 1.8 falzielti:iitles
JMF-Bldg. Yokohama Bashamichi 01 (Note 4)  (trust beneficial interest) 23,915 25,151.58  25,151.58 100.0 1.7 Bgiflf;ig
JMF-Bldg. Kawasaki 01 (Note 4) (trustbeneficial interest) | 23,714 | 24,485.71| 22,216.58 90.7 18 Bgiﬁ:g
Total 371,145 = 581,466.71 571,166 98.2 -

Note1 Regardless the share of c