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Highlights of August 2007 (11t") Period Performance

ernal Growtn

Acquisition of a wide range of properties including large properties, Strengthening competitive advantage of owned

development-type properties, urban retail facilities, as well as properties on a medium to long-term basis
properties in regional hub cities

P Improvement of management through collaborations with

» Acquired Properties (Acquisition price) property management companies (hereafter referred to as
ESPA Kawasaki Annex (Nete 1) (5,600 million yen) “PMs”) and cooperating with retail developers
Ito-Yokado Yotsukaido (23,600 million yen)
Oyama Yuen Harvest Walk (20,200 million yen) . L . A .
P Increasing value of existing properties by utilizing potential
P Properties to be Acquired (Expected acquisition price) strengths
AEON Yachiyo Midorigaoka SC (30,789 million yen) = Acquisition of adjacent properties and parking spaces
GYRE (8,000 million yen)(tete 2 Planning to increase parking facilities and expand sales
Urawa PARCO (27,320 million yen) space
Jingu Mae 4-chome East Project (2,233 million yen) . .
e NEmE) In"_lplgementatlo_n of services other than sale of products
Jingu Mae 4-chome West Project (3,400 million yen) within the business
(Tentative Name)
Ario Otori (19,100 million yen)

e e M) P Improve ability to attract customers by increasing

Cheers Sapporo (2,750 million yen) specialized stores and creating rooftop gardens
(Tentative Name)
(Note 1) ESPA Kawasaki Annex is not considered a new property, as it is under combined management with the

existing ESPA Kawasaki. P Portfolio adjustment and capital recycling
(Note 2) Acquisition price of GYRE refers to the building and a lease for land. The land price previously owned is not
included.

: ; p Issuance of unsecured corporate bonds P Upgrade of issuer rating and debt
Financial Strategy rating by R&I from AA-to AA

-5th Unsecured Corporate Bond Issuance (20 billion yen)
-6th Unsecured Corporate Bond Issuance (15 billion yen)

>
For August 2007 Period:

Operating Revenue 18,490 million yen(+10.6%), Net Income 6,396 million yen (+5.2%),

sDistribution per Unit 16,549 yen, FFO per Unit 26,018 yen (Note)

(Note) FFO per unit is calculated by “(Net income+ depreciation + other real estate related depreciation) / total units outstanding” and includes real estate sales profit/loss.
The figure excluding real estate sales profit/loss is 23,790 yen.
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Japan Retail Fund Investment Corporation

Highlights of August 2007 (11t) Period Performance

| Historical Operating Results

» Operating Revenue » NetIncome

6,396
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] August 2007 Results and Forecasts

Aug. 2007

Period
(Actual)

Aug. 2007

Period (Note)
(Estimate)

Iltem

Variance(%)

Operating Revenue

18,490 17,866 624 (3.5%)
(mn yen)
Operating |
perating income 7,408 6,982 426 (6.1%)
(mn yen)
Recurring Profi
ecurring Profit 6,409 5,007 502 (8.5%)
(mn yen)
Net Income
6,396 5,889 507 (8.6%)
(mn yen)
Distribution per Unit 16,549 15,236 1,313 (8.6%)
(yen)
it (Note2)
g/':e%per Unit 26,018 24,715 1,303 (5.3%)

(Notel) The Aug. 2007 Period forecast figures are those announced on April 12, 2007
(Note2) (Net income+ depreciation + other real estate related depreciation)/ total units outstanding

|| Asset Under Management

488,747 million yen

Total assets _ ,
(+1.7% from previous period)

Total acquisition value

455,241 million yen

Total appraisal value

509,570 million yen

Difference between acquisition and appraisal value

54,329 million yen

(Note) As of Aug. 31, 2007




Forecasts for February and August 2008 Periods

|2 DPU and Adjusted DPU (Note2)

12 August 2007 Period Performance and Forecasts

Aug. 2007 Period

Feb. 2008 Period

Aug. 2008 Period

(yen)

(184 days) (Estimate/182 days) (Estimate/184 days) [EAYSYN
Operating Income 16918 16'?3392 o
18,490 18,628 19,736 15,095 gy 15419 1970 S 1570 B “inieo 146m
(mnyen) 15,000 [ 14438 g 14,112 * o oy 276 : ' 14,498
. . 13,252 -9
Recurring Profit 12,660
d 6,409 5,965 5,661 N
(mn yen) 10.000 | [ ’
Net Income T
(mn yen) 6,396 5,950 5,646
Distribution per Unit (yen) 16,549 15,394 14,609 5,000
FFO per Unit (yen) (Note1) 26,018 26,452 26,730
. Aug. Feb. Aug. Feb. Aug. Feb. Aug. Feb. Aug. Feb. Aug. Feb. Aug.
FFO Payout Ratio 63.6% 58.2% 54.7% 2065 2003 2005 2004 2063 2005 2005 2006 2006 2007 2007 2§gs 2&(?3
. DPU Adjusted DPU
) capital Expenditures and Depreciation 1) FFO and Adjusted FFO (Note2)
(million yen)
Aug. Feb. Aug. Feb. Aug. Feb. Aug. 2008
2003 2004 2004 2005 2005 2006 2006 Period yen)
Period Period Period Period Period Period  Period Period  (Eglimate) 30,000 - 26477 ) 26,2673219
Capital 114 772 245 373 327 960 486 648 825 1,584 T
expendituresNote3) ' 24007 0273 23-%?3940 23,105 23,114 '
. 21,201 ’
Maintenance 38 86 41 43 121 194 81 48 124 71 0067 2052 20 202
20,000 18605 18,194
Total 153 857 286 416 448 1,154 567 696 950 1,655 15577 1657
Depreciation 844 1,081 1,497 1,682 2305 2472 2,894 3,411 3,659 4,274 10,000 |
’
(Note 1) (Net income + depreciation + other real estate related depreciation)/total units outstanding
(Note 2) The above adjusted DPU and FFO per unit are calculated by subtracting the property tax amounts that were capitalized, or included
in the acquisition values, from the distributable income for the period in which the acquisitions were made. In accordance with
Japanese GAAP, the property tax is capitalized and not recognized as an expense for the period in which the acquisition is made.
Please note that the above adjusted DPU and FFO per unit are unaudited figures 1 | | | | | | 1 1 |
(Note 3) The capital expenditure estimates do not include large-scale expansions of floor area or refurbishment unless they have already Aug. Feb. Aug. Feb. Aug. Feb. Aug. Feb. Aug. Feb. Aug. Feb. Aug.
been disclosed 2002 2003 20(?3 2004 2004 2005 20(?5 2006 2006 2007 2007 EEJE(;S 2?E)B
FFO Adjusted FFO per Unit
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History of Portfolio Growth

Due to acquisition of 2 new progerties and the sale of 1 pr%perty total asset size of the
portfolio at the end of August 2007 period has grown to 488.7 billion yen

s » Implied cap rate and NOI yield

8.0
7.0
..
6.0
5.5%
5.0 4.9%
NOI Yield 8 = °
4 0 == Cap rate of newly acquired property at the time of acquisition 43%
: - Implied cap rate
3_0 i i i i i i i i 1 i 1 |
wyem » History of Portfolio Growth 48 Properties
582.3 pn(Note 2,3)

600 42 PropertiesF===-+

41 Properties 488.7 bn | :
500 ~480.4bn : i

37 Properties

34 Properties 394.3 bn

400 32 Properties 339.8 bn ==
e

300 20 Properties244.7 bn

16 Properties200.6 bn
169.8 bn ——

200 10 Properties
126.3 bn

4 Properties
100 4 Properties 45.0 bn
44.0 bn

0 Aug. 2002 Fab.2003 Aug. 2003 Feb2004  Aug.2004 Feb.2005 Aug 2005 Fab 2006 Aug. 2006 Feb. 2007 Aug. 2007 Feb.2008

(Note 1) JRF has owned only the land at GYRE after the Feb. 2006 period until the Aug. 2007 period. and after
(Note 2) The estimate for the Feb.2008 period is calculated by adding estimated acquisition value of potential properties to the total asset value of Aug.2007. [planned}
(Note 3) For the Feb.2008 estimate, the site of GYRE which is part of GYRE will be cancelled out, therefore GYRE acquisition price has been added but the number of properties was not increased.
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Japan Retail Fund Investment Corporation

Financial Strategy

-D||ssuance of Unsecured Corporate Bonds DI Upgrades by Rating Agencies

'Dllnterest-bearing Liabilities as of Aug. 2007

5th 6th P On June 25, 2007, R&! upgraded the
issuer rating as well as rating of 1st-6t
| Totaloffering size | 20 billionyen 15 billion yen unsecured corporate bonds from AA- to
| Couponrate | 1.60% 2.17% AA,
| Collateral & Guarantee | None None
| Maturity |  5years 10 years Issuer ratings as of Aug. 31, 2007
| PricingDate | May 23,2007  May 23, 2007 Moody’s Al
| Date of maturity | May 23,2012  May 23, 2017 S&P A+
| Rating | Al(Moody’s), A+(S&P), AA(R&I) R&I AA

(Note)

The rating for R&l shows upgraded rating. Rating at the time of issue was AA-.

DI Details of Interest-bearing Liabilities DIMaturity Ladder

P Debt duration

(average remaining years) Approx. 6.9yrs

P Average cost of debt (including rental 1.11%
deposits/guaranteed deposits)

P Aug. 2007 period debt ratio 47.38%

p Aug. 2007 period debt ratio 42.60%
(marked-to-market base)

p Debt service coverage ratio 11.8X

(Note 1) Debt duration (average remaining years) does not include short-term liabilities.
(Note 2) Debt ratio = Total liabilities/Total assets x 100
(Note 3) Debt service coverage ratio = EBIT/interest paid

(million yen)
Short-term 30,000 r
25,000
Long-term 4,695
20,000
Unsecured 15000 | 2,632
Corporate 100,000 '
2,561
Bonds 10000 | -
Guaranteed
Deposits 5,000 -
s | 3 161 ] 2645 |
0 1 1 1 1 1 1 1 1 ]
2 4 1 12
0 0,000 40,000 60,000 80,000 100,000 120,000 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017
(million yen) (yn)
Long-term Unsecured Corporate Bonds B Guaranteed Deposits

(Note) Rental deposits at the end of Aug. 2007 period are 35,690 mn yen.




Future Growth Strategies
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Japan Retail Fund Investment Corporation

Macro Trends in the Japanese Retail Industry and Consumption

P Expansion of “specialized” businesses

Expansion of market share of specialized supermarkets in
contrast to “comprehensive” retailers such as department stores
and other supermarkets —Consumers shift towards “selective consumption”

Polarization of consumption

» Strong focus on quality, brand, and safety (high-quality consumption)
P Especially cost-conscious towards necessities

—~———

*New tenants, predominantly specialized stores
* Active tenant leasing via direct-leasing

1>80Historical Sales Volumes by Type

160 -
140 -
120~
100 -
80 -

60 -

40 T T T T T 1
1991 1994 1997 1999 2002 2004

—a— Department Store GMS —a— Specialized Supermarket

Expansion of service consumption (time-consuming type) in
a mature consumer society/aging society

Transformation into “information-transmitting” urban retail
facilities

More weight on consumption of “services” rather than “goods”

P Appeal of large-scale SCs that have wide-ranging service functions
P> Appeal of urban retail facilities that function as “information transmitters”

—

* Exertion of large-scale SCs’ continuous competitive strength
* Focusing effort on urban retail facilities

» Historical Household Consumption Figures
115 4

110 4
105 4
100 4
95 +
90 T T T T 1
2002 2003 2004 2005 2006
Goods —s=— Residence
—s— Transportation/Telecommunication —s— Education
—s— Entertainment Other expense

Department stores : Large department stores, Other department stores
GMS : Large GMS, Medium GMS Goods
Specialized Supermarket : Clothing stores, Grocery stores, Living goods stores, Home centers Other expense

: Food, Furniture/Household goods, Clothing
. Utility, Medical expense, Others

Source: Statistics Bureau

Source: Ministry of Economy, Trade and Industry — “Commercial Statistics 2004 Note: Rebased with 2002 to be 100

Note: Rebased with 1991 to be 100

k|
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Japan Retail Fund Investment Corporation

Future Growth Strategies

External Growth Strategies

Key drivers to increase FFO per unit in the short run

P Actively promote external growth by maintaining a healthy spread of implied cap rates over
cost of capital through utilizing low debt costs

P Acquire properties from a long-term perspective, considering whether the tenants have top
shares in the retail sector, and the properties are backed by operational know-how of
large-scale SCs

P Utilization of various strengths such as an abundant flow of deals, invelvement in:
development projects based on a long-term perspective

i
4
External I
Growth / /

i’

J -

(I 1w

Financial
Strategies

Financial Strategies

[ e

“Potential growth” is the biggest value driver in
the long run

P> Innovative effects within a traditional Japanese commercial facility leasing
structure

P Unearthing potential within existing properties and increasing value
P Continuous tenant relations management

P Comprehensive operations via full-scale portfolio management, including recycling
of capital by selling and buying properties

Internal
Growth

Procurement of capital to support external/internal growth, and leverage control towards maximization of

unitholder value

P Diverse and agile debt financing through maintaining and utilizing high ratings

P Securing debt capacity that can facilitate acquisition of new, large-scale properties

P Reinforcement of debt procurement ability by utilizing current value (unrealized profit) of portfolio
P Implementation of agile equity financing in accordance with growth of FFO per unit

Japan Retail Fund Investment Corporation 4p Mitsubishi Corp UBS Realty .




Japan Retail Fund Investment Corporation

Future Growth Strategies - External/Internal Growth Plan

Property L 2
Acquisition March 2007

ESPA Kawasaki Annex

Development-type
Properties

Strengthening of Mall Operations

Refurbishment,
Increased Floor Area etc

o 4

August 2007 September 2007
1Y Yotsukaido AEON Yachiyo Midorigaoka SC

2 ® . 2 ° ® 2 ®

August 2007 October 2007 December 2007 March 2008 April 2008 May 2008 December 2008

Oyama Yuen GYRE Urawa PARCO Jingu 4-chome Jingu 4-chome Ario Otori Cheers Sapporo

Harvest Walk East Project West Project (Tentative Name) (Tentative Name)
= (Tentative Name) (Tentative Name)

In external growth, ‘ indicates size in acquisition value

August 2007
Pass-through type
master lease

with Xymax Cube @ Suburban retail property

Urban retail property
August 2007 ¢
Began joint venture with

) Growth property
Toshin Development

Hakata Riverain

<o
February 2007 November 2007
Tenant changes Izutsuya (Salon de lzutsuya U) reopen
Nara Family
March 2007

1st floor major readjustment
of floor layout

May 2007
Rooftop garden “Sky Garden” open

April 2007
AEONMALL Itami Terrace

Increased floor area of bicxcle sales area

‘June 2007
AEONMALL Higashiura
Commencement of work
on new parking lot

»»> QOther potential development

Wonder City *

properties
October 2007

December 2006
Acquisition of adjacent land

Portfolio Adjustment

Jusco City Takatsuki

August 2007, Convert bowling alley to sales area

Construction of
new._pavilion_=
.

—7 properties

August 2007
Sale of Wonder City

Japan Retail Fund Investment Corporation 4p Mitsubishi Corp UBS Realty




Japan Retail Fund Investment Corporation

Future Growth Strategy - Portfolio Strategy

»  Investment in Large-scale Properties I3 Percentage of Properties by Leasable Area
P Shifts in average acquisition price/total leasable area of portfolio Over 100,000m?
properties 11.9%

*Properties that have internal Less than 3,000m?

(5 properties)

m? (milion yen) - growth potential, competitive 19.0%
100,000 - Average leasable area 1 2%09 strength and can cater to diverse (8 properties)
80,000 | el Ay erage acquisition price and changing consumer needs

4 20,000
60,000 |

4 15,000
40,000 |

1 10,000 -Prop_erties that can attract high-
20,000 [ ’ quality tenants with high rent-

paying capacit
0 000 commercial 10,000m? to 50,000m?
Aug. Feb. Aug. Feb. Aug. Feb. Aug. Feb. Aug. Feb. Aug. rowth potential ' 26.2% '

2002 2003 2003 2004 2004 2005 2005 2006 2006 2007 2007 .
(11 properties)

50,000m? to 100,000m?
42.9%

[> Investment in Urban Properties (18 properties)

(As of August 31, 2007)

P> Shifts in official land price in the Omotesando area 8083 Harajuku

(1,000 yen/tsubo) 1 FACiBldg. >
12000 r g jingumae 5-2-2 Jingumae 1-13-11 2 2 -
10.400 B = & (Reference) Number of SCs in Japan by floor area
’ c @
10,000 | 9.180 | z 2 >
' . z i § Over 50,000m2  Less than 3,000m?2
T | Takeshitastr @ (Tentative Name) 2 4.1% 4.9%
8,000 | 2 Jingu Mae Tentati mN
= ® 4-chome West .(]ir?gual\lll\;z ame)
6,000 g- Project L) 4-chome East
z Omotesando Hills  Project
4,000 | Metro 3,000m? to
! —— 10,000m t0 10,000m?
2000 | Meiji Jingu Mae T oyraHe 50,000m2 34.4%
Source: Ministry of Land, Infrastructure, \ Harajuku Esguisse 8953 56.5%
and Transport Japan ® Ekimae Omgtesando‘ Minami Aoyama
0 . . r ) Z Post Office MNex g953 Bldg.
S :
2004 2005 2006 2007 g Kita ébigsg/z'alma KOUOISE (Total number of SCs 2,813)

Source: Japan Council of Shopping Centers (as of Sep. 2007)

e
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Abundant Acquisition Pipeline

Number of properties and values considered in a year (July 2006 to end of June 2007) :
151 properties (cumulative 979 properties) , approximately 987.2 billion yen (cumulative approximately 6.1 trillion yen)

» ' Shift in Property Acquisition Methods p Shift in Number of Properties Considered
(# of Properties) (bilion yen) (# of properties)
14 .
7,000 4 1,200
Sumtotal —e— Sum total of cases
6,183
12 / \
/ \
6,000 | 1000
5,000
1800
4,000
1 600
3,000
1 400
2,000
1 200
1,000
2002 2003 2004 2005 2006 2007 2008 (yn) o LL60 87 0
(Estimate) Jun. Dec. Jun. Dec. Jun. Dec. Jun. Dec. Jun. Dec Jun Dec Jun
Development Type 2001 2001 2002 2002 2003 2003 2004 2004 2005 2005 2006 2006 2007

Acquisition from Other Corporation/Investment Fund
(Note) Properties re-considered for acquisition which had been considered before are added to period of re-consideration

B Cooperation with Mitsubishi Corp

(Note 1) Properties acquired in 2007 include properties to be acquired later in the year.
(Note 2) The development type property in 2007 includes acquisition of GYRE.
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Properties Acquired in August 2007 Period

[J ESPA Kawasaki Annex(Notet.2) 3 ito-Yokado Yotsukaido

P e S S
B

Overview Overview Overview

Acquisition Date :  Mar. 1, 2007 Acquisition Date : Aug. 30, 2007 Acquisition Date : Aug. 31, 2007
Location : Kawasaki, Kanagawa Location : Yotsukaido, Chiba Location : Oyama, Tochigi
Land : 17,500.97m? Land : 33,839m?2 Land: 113,692.86m?

Total Leasable Area: 15,364.89m?
Acquisition Price: 5,600 mn yen

Total Leasable Area: 59,207.19m?2
Acquisition Price: 13,600 mn yen

Total Leasable Area : 58,767.20m2
Acquisition Price: 10,200 mn yen

Investment Style :  Income Investment Style : Income Investment Style : Growth
Main Tenant : Sports Depo Main Tenant : Ito-Yokado Main Tenants : York Benimaru
Super Viva Home
¢Yd(ohamaJR: soaiite l}’:ﬁ Stkamata‘_ ) ot oo Kita
PP Expectation of e - S et ) Upon close of its ito-vokado \WEAESE »p A pass-through
| Yotsukaido maStel‘-|eaSe

former store which
operated for 28

years, it reopened i@t Gaku
“rotsuk.aido
as Ito-Yokado ;ngh?chool

expanding market in the &

surrounding area property that has

the PM company
Xymax Cube as its
master lessee

) First property in
Tochigi Prefecture

|\"

. Yotsukaldo
City Offi

P Acquisition of a retail
property adjoining in
an existing shopping
center aiming at
achieving synergies

Yotsukaido in
March 2005

p» Re-development of
the former “Oyama
Amusement Park”
site

ESPA Kavwanaki
.Rnnnx

.
- “rotsuwa
{5 achiba Elernertary School

(Note 1) ESPA Kawasaki Annex is not classified as a new property since it will be managed together with the existing ESPA Kawasaki SC.
(Note 2) Land and total leasable area include car parking area that we have acquired as ESPA Kawasaki.
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Properties Acquired/Acquisitions Planned in the February 2008 Period

Overview (Planned)

Acquisition Date : Mid-Oct. 2007
Location : Jingu Mae, Shibuya, Tokyo
Land : 1,768.78m?

Total Leasable Area: 4,944.37m?2
Acquisition Price: 8,000 mn yen

Investment Style : Growth
Main Tenants : CHANEL, BVLGARI,
> R o MoMA Design Store,
Overview Acquisition Date :  Sep. 4, 2007 Omotesando Ukaitei,
Location : Yachiyo, Chiba b Urban retail property located in a brand Le Pre Verre
Land : 45,990.71m2 concentrated area just like Ginza.

Total Leasable Area: 14,353.77m?
Acquisition Price: 30,789 mn yen
Investment Style : Income

Main Tenant : JUSCO

p-p Offers high potential as a commercial site: - Leading edge shops are to be included in
the growth rate in land value exceeded the mall: the BVLGARI shop will host the
40% according to the official land price world’s first BVLGARI café and MoMA's

d 200 design shop is the first one to be opened
announced on Jan. 1, 7. outside New York.

-
Gaien Mae

AEON Yachiyo-Midorigacka

>> A properw Shopping Center ”
accessible from a )
wide area situated | e B LA o
in a suburban i [ Vo
town outside
Tokyo.

-
Shinjubu

LAFORET
HARMLIKLI-

ARMIWERS AIRE
Omotesando

Chivoda Li o GAF Dmetesando Hills
iyoda Line

HAMAE MORI  Palacio
Euilding Aovyama

“ramate 2

Line
Shibuya
¥

(Note) The above image was provided by Takenaka Corporation. The picture is a computer-generated rendition prepared by the developer and subject to
subsequent modification.




Japan Retail Fund Investment Corporation

Acquisitions Planned after February 2008 —Development Type—

] Urawa PARCO

Acquisition Date
Location
Completion
Acquisition Price

I Investment Style
~ Main Tenant

Overview (Planned)

:Dec. 25, 2007

:Urawa, Saitama City, Saitama
:Sep. 2007

127,320 mn yen

Total Leasable Area :64,236.71m?2

:Income
:PARCO

3 'Jingu Mae 4-chome East Project

(Tentative Name)

Te-le-design: © All rights Reserved
Overview (Planned)

Acquisition Date :End of Mar. 2008

Location :Jingu Mae, Shibuya, Tokyo
Completion :End of Mar. 2008
Acquisition Price :2,233 mn yen

Gross Floor Area :479.06m?

Main Tenants :to be determined

» Jingu Mae 4-chome West Project

(Tentative Name)

Overview (Planned)
Acquisition Date
Location

Completion
Acquisition Price
Gross Floor Area

Main Tenants

:Apr. 2008

:Jingu Mae, Shibuya, Tokyo
:Late Oct. 2007

:3,400 mn yen

:553.95m?

:to be determined

Overview (Planned)

Acquisition Date :Beg. of May 2008

Location :Nishi-ku, Sakai City, Osaka
Completion :Late Mar. 2008

Acquisition Price 119,100 mn yen

Total Leasable Area :139,923.58m?

Investment Style :Income
Main Tenant :Ito-Yokado

b Cheers Sapporo (Tentative Name)

pp- Located in between Oodori Street and the
Susukino area.

P Second restaurant facility acquired by JRF
following Cheers Ginza.

Overview (Planned)

Acquisition Date :Dec. 2008

Location :Chuo-ku, Sapporo, Hokkaido
Completion :Oct. 2008

Acquisition Price :2,750 mn yen

Gross Floor Area :5,132.50m?

Main Tenants :to be determined

H 2 e e P i L i
Azahikawaw

Bis=
Cernter
M aE ==




Japan Retail Fund Investment Corporation

Sustaining and Increasing Property Value amidst Intensified Competition

3 Nara Family

b Several GMSs constructed within a 15 minute car ride

D
Operations aimed at sustaining the property value were implemented

» Renewal of the first floor (Mar. 2007)
Tenant replacement (e.g. first Banana Republic in Nara)
(Investment: approximately 200 mn yen)

p Conversion of the rooftop amusement park into a rooftop garden (May 2007)
Implementation of customer attraction measures including pro-environmental
measures, events and recreational areas
(Investment: approximately 100 mn yen)

120%
Year-to-year Sales Comparison

(Note) Specialty stores include sub-lease
fraction of Kintetsu after the
renewals.

100% r

.

. —s— Specialty Stores
May 1st, 2007 Opening of AEON Takanohara SC

Overall

80%

Mar-07 Apr-07

Rooftop Garden

Lavender Zone

May-07 Jun-07 Jul-07

Aug-07

Vegetation Zone

Event Stage Green Zone

Japan Retail Fund Investment Corporation 4p Mitsubishi Corp UBS Realty

[JJ AEONMALL Higashiura

PP Planned construction of a GMS within 15km trading zone

4

Large scale increase in floor area to improve sales profit

p  “First Phase Plan”: Jun. 2007 to Spring 2008 (planned)

Construction of a multi-level parking area adjoining the shopping center

Overview of the planned parking area

andarea eSO ) s SEme
ross floor area  :43,007.98m — _“,4-;__" — ':I::E

Acquisition price  :2,540 mn yen : o e

Jingu Mag
B Magoya \ ﬂEONMAé_L .
; ; ratama Bashi
Dwarillorjoks 5t. (Tentative)
Kameshiro R"&a‘éfk‘q?ﬂfm '
Kitabe Junior Park Sﬁgﬂ‘a sC
High School ™ CLtoE Lo Sl (Tentative)
. L  Oobu
. Nishi IC
0gawa - Ootagawa
Primary Schoglf| I
Elga\lw' i Multi-level
. L Car Park Ogawa Rariva

Higashiura
Chita IC

AEONMALL
Higashiura

® Mikawa Anjo
AEON MALL
Higashiura

AEON MALL
Tokoname
. | | (Tentative)
Ishlhiamia 5t RinkuIC '@
L—Handa mnlhgca:a?n Hekinan
“_ - Airport Taketoyo



Response to Rent Revision Requests

¥ Ito-Yokado Narumi

> Background

At the time of acquisition, there were possibilities that competitors had been planning opening new stores in the same area
(which had opened in November 2004), JRF acquired Ito-Yokado Narumi considering their negative impact such as
decrease in sales and downward rent revision. Almost for 4 years after the acquisition, JRF has been negotiating rent terms
with Ito-Yokado

P> Agreements

p 20% downward rent revision beginning from September 1 2007, but a commitment of a 4 year irrevocable extension of the contract
was secured

P Ito-Yokado agreed to continue paying current rent levels at other Ito-Yokado properties (ESPA Kawasaki, Abiko Shopping Plaza,
Ito-Yokado Yabashira, Ito-Yokado Kamifukuoka, Ito-Yokado Tsunashima) and to have no rent revision for 3 years

p Agreed to consider detailed plans to add value at of JRF-owned Ito-Yokado properties such as changing master-lease into direct-lease

P Rent revision timing and period of prohibiting contract cancellation in major master-lease/single-
tenant properties
Rent revision timing

ﬂGeneraI Response and Rent Revision Timing

Gathering of information relating to the tenant at an aAEfg:h('er;g')“d'ng AEONMALL, AEON Kyushu 8 1 8 1 2
early stage MYCAL 2
Discussion of possible countermeasures with the [to-Yokado 5 1
tenant Others 1 1
. . . . (Note) Out of 4 properties with rent revision timing before Aug. 2007, 1 property is under negotiation of rent revision, 3 properties are under
- Early actions including property sale negotiation of rent revision as well as value-up plans
-Proposing plans to add value (Attracting tenants Periods of prohibiting contract cancellation
with many customers which can replace GMS)
-Early negotiation utilizing experience with multiple AEON (including AEONMALL, AEON Kyushu 9 3 3
properties and others)
. : . : . MYCAL 2
-Consideration to change ineffective area into
direct-lease Ito-Yokado 1 1 1 3
Others 2




Japan Retail Fund Investment Corporation

Improved Mall Management and Capital Recycling

[ Initiation of a Joint Venture [ Maximization of Investor Value

A contract was concluded with Toshin Development Co.,
Ltd, a subsidiary of Takashimaya on a joint investment in
and management of real property

b The possibility of utilizing the underused space at Wonder City’'s
(Nagoya, Aichi) site had been considered since the acquisition.

p» It was determined that full-scale redevelopment was necessary to
maximize the value of the property as a commercial facility.
However, the unforeseen establishment of the so-called “Three
City Planning Laws” meant that it was more appropriate to
delegate the redevelopment to a developer, Mitsubishi
Corporation, in order to maximize the return on investment.

b As the first step of the joint venture, 50% of Hakata
Riverain’s (Fukuoka) beneficiary interest was sold to
Toshin Development.

b A plan to deal with intensifying competition amongst
commercial facilities in the Tenjin/Hakata area and to
increase the property value has been created.

Sale Overview Sale Overview

» Share of Property Sold :50% beneficiary interest P Sale Price :19,400 million yen

» Sale Price :7,220 million yen P Sale Expenses : Approximately 1,907 million yen
P Sale Expenses :Approximately 13 million yen P sale Profit :Approximately 29 million yen

» Sale Profit :Approximately 831 million yen I Sale Date :Aug. 31, 2007

» Sale Date :Aug. 1, 2007
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Japan Retail Fund Investment Corporation

Locations of Portfolio Properties

Cheers Sapporo Aeon Sapporo naebo
(Tentative Name) Shopping Center

{

P Oyama Yuen Harvest Walk
Acquired on August 31, 2007

@
P Ito-Yokado Yotsukaido 7 ~
\ \ Sendai Nakayama

Acquired on August 30, 2007 Shopping Center
\

Total acquisition price: 83,845 million yen

-l : . - Urban properties:12
e : AEON Ueda Shopping Center Suburban properties:30 Total acquisition price: 371,396 million yen
i S Kyoto Family Loc City Ogaki Total 455,241 million yen
P ESPA Kawasaki Annex JUSCO City Takatsuk\ Kawaramachi OPA Oyama Yuen
. Y Harvest Walk to-Yokado Omiya SATY AEON Yachiyo Midorigaoka
Acquired on March 1, 2007 . . . .
AEONMALL Itami Terrace Kamifukuoka-Higashi Shopping Center
Ito-Yokado @—Urawa PARCO Ito-Yokado Yahashira
AEONMALL Tsurumi Leafa NiShikiCIO 39§§?—|§2}5@TY ./Abiko Shopping Plaza
Tobata SATY ggs3 Osaka . Seiyu Hibarigilok Fa\c.e Building Cheers Ginza_lto-Yokado
AEON Kashiihama Shinsaibashi ( Ic Camera —g e & Yotsukaido~"
Shopping Center Building ,r Tachikawa Site of GYRE J(?Snﬂmiztzrr;%?e Wgest Project
r 8953 Jiyugaoka Bdilding Jingu Mae 4-choffe East Project
\l v Ito-Yokado (Tentative Na
P Narumi T
AEONMALL Higashiura AEONMALL Yamato 8958 Kita Aoyama Building

quisse Omotesando
nex

Shopping Center
PpRINg 8953 Daikanyama

JUSCO City
Building

Nishi-Otsu 5,500 City Yagoto

8953 Minami
Aoyama Building

Hakata Riverain ,’t’ 3 »
'l

>, Ario Otori
(Tentative Name)

&———JUSCO Naha

opping Center Higashi-Totsuka
Aurora City

Ito-Yokado Tsunashima

(Note 1) Map presents existing portfolio as of Aug. 2007 and planned acquisitions in and after the Feb. 2008 period
(Note 2) The black indicates suburban properties, the blue ones are urban properties and the red ones are planned or completed acquisitions in the Feb. 2008 period or after

(Note 3) Total acquisition price excludes acquisitions in the Feb. 2008 period or after
(Note 4) ESPA Kawasaki Annex is not classified as a new property since it will be managed together with the existing ESPA Kawasaki.
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Japan Retail Fund Investment Corporation

Portfolio Diversification (42 properties) (Note)

I3 Geography

Other Major Cities
& properties
16.9%

Greater Tokyo
Metropolitan Area
22 properties
Osaka, Nagoya 47.2%
and Surrounding Area
12 properties
35.9%
3 Tenants
Others :]E-E.:
25.8% ’
AEONMALL
Tokyu Hands 2.5% [ 14.6%

Daiei 3.0%
Kymax CUBE 3.5%

Seibu  4.8%

Mycal 4.9% P y
AEON Eyushu  Kintetsu

4.9% Department Store
5.1%

lto-Yokado
13.5%

(Note 1) As of Aug. 31, 2007.

3 investment Types

Growth Type
& properties
27.6%

Income Type
36 properties
72.4%

Higashi-Totsuka Aurora City
9.9%

Mara Family

7.2%
AEONMALL Tsurumi Leafa
6.0%
Others /
52.2% ~— AEONMALL Yamato

~ AEONMALL tami Terrace

LY

Kawaramachi OPA  3.6%
. 8953 Osaka Shinsaibashi Building
3.4%

/| Site of “GYRE" 3.3%

Ito-Yokado Wishikicho ESPA Kawasaki 3.2%
3.1%

(Note 2) The geographic diversification, investment type diversification and diversification by scale are based on appraisal values. The tenant diversification chart is based on annual rents.

(Note 3) AEONMALL figure in the tenants diversification indicates combined figure of AEONMALL and Diamond City upon its merger.
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Portfolio Data

u Rent Types
Variable Rent 12.4%

Sales-based
Minimum ren(t)s
guaranteed 1.7%
rent

10.7%

To be negotiate

17.6%
No revision Review every 2-4 yrs
12.2% 57.8%

Fixed Rent 87.6%

u Lease Types u Sub Lease Ratio in Master Lessee Type(Notel.2)

Direct Lease 15.9%

Sub Lease 47.7%

t Master
see 52.3%

Master Lease 84.1%

(Note) Based on annual rent.

(Note 1) 30 properties. Based on sales floor area.
(Note 2) The sales floor area is based on tenant disclosures at the time of its opening.

[ Remaining Term on Lease Contract

20.00% 1

15.00% 1

10.00% -

7.35%

5.00% 1

0% 1
0-2

(Note 1) Based on annual rent.

e 5255

14.91%
13.74%

11.82% 11.32%

10.58% 10.30%

FAT% 755%

151%

2-4 4-6 68 8«10 1012 12-14 1416 1618 18-20 20- (yr)

(Note 2) The terms based on Aug. 31, 2007.
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Portfolio List (Note 1)

A - Cap Rate at L
cqu|'3| '°" " ghare Acquisition Appraisal Value No. of (Note 4)
Price Key Tenants Property Manager
(%) (Botel) (mn yen) Tenants
(mn yen) (%)

(%)

Age
Investment (Noiz) Total Leasable Occupancy

T 2 %
ype (Years) Area (m°) (%)

Tokyo metropolitan areas

ESPA Kawasaki Income 7.3 65,313.47 100.00 15,691 3.4 6.2 16,210 5 Ito-Yokado, Sports Depo 9.1 Xymax Cube

JUSCO Chigasaki SC Income 6.9 63,652.33 100.00 8,300 1.8 6.2 8,850 1 Jusco 4.7 Geo Akamatsu

Abiko Shopping Plaza Growth 12.9 42,642.36 100.00 10,200 2.2 7.2 14,700 53 Ito-Yokado 8.8 Xymax Cube

8953 Minami Aoyama Buiulding Income 55 1,540.98 100.00 5350 1.2 5.5 7,650 3 Hugo Boss 13.5 CB Richard Ellis
Ito-Yokado Yabashira Income 24.9 21,581.65 100.00 1,616 0.4 6.1 2,070 1 Ito-Yokado 6.1,4.9 Xymax Cube

Ito-Yokado Kamifukuoka-Higashi Income 8.0 28,316.18 100.00 6,900 1.5 6.3 8,190 1 Ito-Yokado 9.7 Geo Akamatsu

Ito-Yokado Nishikicho Income 3.8 73,438.52 100.00 13,212 29 5.6 16,000 1 Ito-Yokado 8.3 Geo Akamatsu

8953 Daikanyama Building Income 16.5 574.46 100.00 1,235 0.3 5.3 1,660 1 Onward Kashiyama 4.7 Mitsui Fudosan Bldg. Management
8953 Harajuku FACE Building Income 22.4 1,479.10 100.00 2,770 0.6 5.6 4,280 5 Diesel Japan 8.5 Xymax Cube

Esquisse Omotesando Annex Income 10.5 540.78 100.00 860 0.2 5.5 1,270 2 LS Mode 4.5 Mitsui Fudosan Bldg. Management
Site of GYRE (Note® Income - 1,768.78 100.00 14,712 3.2 - 16,700 1 Takenaka Corporation - Geo Akamatsu

Ito-Yokado Tsunashima Income 255 16,549.50 100.00 5,000 1.1 6.1 5,930 1 Ito-Yokado 12.3 Jones Lang LaSalle

Bic Camera Tachikawa Income 37.1 20,983.43 100.00 11,920 2.6 515 13,100 2 Bic Camera 15.5 Jones Lang LaSalle
Itabashi SATY Income 7.3 72,253.88 100.00 12,400 2.7 5.4 14,700 1 SATY 6.0 Xymax Cube

8953 Kita Aoyama Building Income 2.6 492.69 100.00 989 0.2 5.4 1,450 2 NEWS, Best Bridal 11.4 Office Mitsuki

AEONMALL Yamato Income 5.8 85,226.68 100.00 16,823 3.7 55 20,800 1 Jusco 7.9 Xymax Cube

Seiyu Hibarigaoka Income 28.9 19,070.88 100.00 6,100 1.3 7.6 8,110 1 Seiyu 10.3 CB Richard Ellis

8953 Jiyugaoka Building Income 8.2 1,814.10 100.00 2,700 0.6 5.2 3,480 11 NEXT, Sar Jiyugaoka 3.2 Xymax Cube

Cheers Ginza Income 2.5 1,686.58 100.00 4,200 0.9 4.3 4,420 9 Kyoto Yururi, Ginza Syoutaien 5.7 Nomura Bldg. Management
Higashi-Totsuka Aurora Ciry Growth 8.0 151,429.78 100.00 50,500 11.1 4.5 50,500 4 Seibu Dept. Store, Daiei 4.3 Aim Create

Omiya SATY Income 6.9 75,344.90 100.00 6,133 1.3 5.8 6,670 1 SATY 8.5 Xymax Cube

Ito-Yokado Yotsukaido Income 2.6 59,207.19 100.00 13,600 3.0 4.1 13,600 1 Ito-Yokado 5.8 Geo Akamatsu
Subtotal/Weighted Agerage 10.3 804,908.22 100.00 211,211 46.4 5.4 240,340 108 -

(Note 1) As of Aug. 31, 2007.

(Note 2) Building age is the weighted average of the years by gross floor area of each building.

(Note 3) These represent cap rates at the time of acquisition of each property. These do not include subsequent additional acquisitions to the existing properties. Therefore, ESPA Kawasaki Annex which was acquired in 11% term is not included in the cap rates at the
time of acquisition. Cap rate for Sendai Nakayama SC only uses the formerly leased space by JUSCO; likewise, cap rates for 8953 Jiyugaoka Building uses that of NEXT building.

(Note 4) PML (seismic risk) of the building or portfolio is the level of damage that may result from an earthquake of a size expected to occur once every 475 years. These values are entered in the earthquake risk analysis reports prepared for each property.

(Note 5) JRF has owned only the site of GYRE (the site of former ESQUISSE Omotesando) since Feb. 2006 and the site of GYRE is classified as income type property. This property is not included in the total/weighted average of the average building age and cap rate
as of acquisition.

(Note 6) ESPA Kawasaki Annex is managed together with the existing ESPA Kawasaki. Therefore, ESPA Kawasaki Annex figures are incorporated into ESPA Kawasaki.

(Note 7) AEON Yamato SC has been renamed as AEONMALL Yamato.
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Japan Retail Fund Investment Corporation

Portfolio List (Note 1)

Cap Rate at
Share Acquisition Appraisal Value No. of
(%) (i) (mn yen) Tenants
(%)

Acquisition
Price
(mn yen)

Age
Investment (No?ez) Total Leasable Occupancy

] 2 %
I (Years) G () )

Key Tenants Property Manager

Osaka, Nagoya and surrounding areas

8953 Osaka Shinsaibashi Building Income 8.6 13,666.96 100.00 14,300 3.1 55 17,100 1 Tokyu Hands 5.5 Xymax Cube
Nara Family Growth 14.8 85,075.32 99.68 31,241 6.9 7.4 36,700 133 Kintetsu Dept. Store, JUSCO 5.2 AEONMALL
Ito-Yokado Narumi Income 10.1 50,437.91 100.00 8,540 1.9 7.3 8,180 1 Ito-Yokado 7.4 Xymax Cube
AEONMALL Higashiura Income 6.1 100,457.69 100.00 6,700 1.5 6.3 9,150 1 JUSCO 14.2 Xymax Cube
JUSCO City Takatsuki Income 13.5 77,267.23 100.00 11,700 2.6 6.0 12,900 1 JUsco 3.6 CB Richard Ellis
JUSCO City Yagoto Income 14.0 63,778.44 100.00 3,700 0.8 7.0 4,160 2 JUusco 4.2 Xymax Cube
JUSCO City Nishi Otsu Income 10.8 62,717.26 100.00 13,100 2.9 5.2 13,200 1 JUSCO 4.9 Xymax Cube
Kyoto Family Growth 24.8 25,603.95 99.08 5,340 1.2 6.5 6,660 62 JUSCO, Nitori 3.7 AEONMALL
Loc City Ogaki Income 2.1 57,500.35 100.00 4,950 1.1 8.2 5,260 1 MaxValu 6.5 Geo Akamatsu
Kawaramachi OPA Income 8.8 18,848.20 100.00 18,500 4.1 4.4 18,400 1 OPA 2.5 Geo Akamatsu
AEONMALL Tsurumi Leafa Income 0.8 138,538.63 100.00 29,900 6.6 4.6 30,700 1 JUSCO 6.6 Xymax Cube
AEONMALL Itami Terrace Income 5.0 150,503.77 100.00 20,300 4.5 51 20,300 1 JUSCO, Toys 'R Us, Sports Authority 4.9 Xymax Cube
Subtotal/Weighter Average 8.9 844,395.71 99.91 168,271 37.0 5.8 182,710 206 -

Other major city

Sendai Nakayama SC Income 11.2 46,248.96 100.00 10,200 2.2 7.6 13,200 2 JUSCO 3.8,3.2,1.2 Xymax Cube
Hakata Riverain Growth 8.7 25,465.00 88.39 6,309 1.4 6.5 6,820 68 IDC Otsuka Kagu, Louis Vuitton, Gucci 0.07 Geo Akamatsu
AEON Kashiihama SC Income 3.8 109,616.72 100.00 13,300 29 6.2 15,300 1 Jusco 0.9 Geo Akamatsu
AEON Sapporo Naebo SC Income 4.2 74,625.52 100.00 9,260 2.0 6.2 11,200 1 JUSCO 1.8 Xymax Cube
Tobata SATY Income 8.5 93,258.23 100.00 6,290 1.4 6.6 7,900 1 SATY 1.9 Geo Akamatsu
JUSCO Naha Income 139 79,090.48 100.00 10,700 2.4 6.0 12,000 1 JUSCO 7.3 Jones Lang LaSalle
AEON Ueda SC Income 3.2 61,349.07 100.00 9,500 2.1 53 9,700 1 JUSCO 3.3 Geo Akamatsu
Oyama Yuen Harvest Walk Growth 0.4 58,767.20 100.00 10,200 2.2 5.4 10,400 1 York Benimaru, Super Viva Home 3.4 Xymax Cube
Subtotal/Weighter Average 6.5 548,421.18 99.03 75,759 16.6 6.2 86,520 76 -

Total/Weighted Average 9.1 2,197,725.11 99.81 455,241 100.0 5.7 509,570 390 -

(Note 1) As of Aug. 31, 2007.

(Note 2) Building age is the weighted average of the years by gross floor area of each building.

(Note 3) These represent cap rates at the time of acquisition of each property. These do not include subsequent additional acquisitions to the existing properties. Therefore, ESPA Kawasaki Annex which was acquired in 11 term is not included in the cap rates at the
time of acquisition. Cap rate for Sendai Nakayama SC only uses the formerly leased space by JUSCO; likewise, cap rates for 8953 Jiyugaoka Building uses that of NEXT building.

(Note 4) PML (seismic risk) of the building or portfolio is the level of damage that may result from an earthquake of a size expected to occur once every 475 years. These values are entered in the earthquake risk analysis reports prepared for each property.

(Note 5) AEON Higashiura SC, Diamond City Leafa and Diamond City Terrace have been renamed as AEONMALL Higashiura, AEONMALL Tsurumi Leafa and AEONMALL Itami Terrace, respectively.

(Note 6) As Diamond City and AEONMALL merged on August 21, 2007, if the PM companies of Nara Family and Kyoto Family were Diamond City, AEONMALL succeeded PM company roles.
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Japan Retail Fund Investment Corporation

August 2007 Period Income Statements

Aug. 2007 Period Feb. 2007 Period Variation
Amount % Amount % Amount %
‘000 yen % ‘000 yen % '000 yen %
|.Operating revenue 18,490,462 100.0f 16,712,331 100.0[f 1,778,131 10.6
Rental revenue 17,629,533 16,583,040 1,046,492
Other operating revenue 860,929 860,929
TK distibution (gain) — 129,290 A 129,290
II.Operating expenses 11,082,035 59.9 9,773,466 58.5| 1,308,569 13.4
Property related expenses 9,232,620 8,093,733 1,138,886
Other operating related expenses
Asset management fees 1,474,161 1,387,307 86,854
Directors' fees 5,806 4,607 1,198
Custodian fees 74,798 64,685 10,112
General administration fees 128,820 117,016 11,803
Other 165,828 106,115 59,713
Operating Income 7,408,426 40.1 6,938,865 41.5 469,561 6.8
I1l.Non-operating revenue 25,709 0.1 15,779 0.1 9,930 62.9
Interest revenue 19,109 9,971 9,138
Other 6,599 5,807 791
IV.Non-operating expenses 1,024,675 5.5 860,963 5.1 163,712 19.0
Interest expense 289,677 273,082 16,595
Interest expense of corporate bonds 644,058 362,050 282,007
Amortization of corporate bonds 56,580 55,246 1,334
Finance related cost 25,569 30,700 A 5,131
Offering costs — 128,854 A 128,854
Amortization of organization costs — —
Other non-operating expenses 8,789 11,027 A 2,238
Recurring Profit 6,409,460 34.7 6,093,680 36.5 315,779 5.2
Income before income taxes 6,409,460 34.7 6,093,680 36.5 315,779 5.2
Income, inhabitant and corporate taxes 22,450 15,048 7,402
Tax adjustments A 9,332 A 1,021 A 8,311
Net Income 6,396,342 34.6 6,079,654 36.4 316,688 5.2
Retained earnings (beginning balance) 29 51 A 22
Retained earnings (ending balance) 6,396,371 6,079,705 316,666

(Note 1) The Feb. 2007 period runs from Sep. 1, 2006 to Feb. 28, 2007 (181 days)
(Note 2) The Aug. 2007 period runs from Mar. 1, 2007 to Aug. 31, 2007 (184 days)
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|_Japan Retail Fund Investment Corporation |
August 2007 Period Balance Sheets

Japan Retail Fund Investment Corporation

Aug. 2007 Period Feb. 2007 Period Variation
Iltems Amount % Amount % Amount %
Assets '000 yen % '000 yen % '000 yen %
I.Current assets
Cash and cash equivalents 15,613,878 11,697,860 3,916,017
Entrusted cash and cash 11,402,076 12,733,367 A 1,331,291
Rental receivables 641,369 689,862 A 48,493
Consumption tax refundable — 1,165,935 A 1,165,935
Other current assets 599,697 475,153 124,544
Total Current Assets 28,257,021 5.8 26,762,178 5.6 1,494,842 5.6
I1.Non-current assets
1.Property and equipment at cost
Buildings 164,823,614 162,020,556 2,803,058
Building improvements 9,219,114 8,031,632 1,187,482
Machinery and equipment 752,901 649,774 103,127
Vehicles 308 - 308
Furniture & Fixtures 1,477,097 1,390,235 86,862
Land 271,323,193 270,699,741 623,452
Net property and equipment 447,596,230 91.6] 442,791,940 92.2] 4,804,290 1.1
2.Intangible assets
Leasehold land 8,914,567 6,992,334 1,922,233
Other intangible assets 169,690 198,798 A 29,108
Total intangible assets 9,084,257 1.9 7,191,132 1.5 1,893,124 26.3
3.Investments
Lease deposit 3,354,958 3,166,362 188,596
Long-term prepaid expenses 99,367 108,713 A 9,345
Other 100,610 257,405 A 156,795
Total investments 3,554,936 0.7 3,632,481 0.7 22,455 0.6
Total Non-Current Assets 460,235,424 94.2| 453,515,554 94.4] 6,719,870 1.5
Ill.Deferred assets
Issuance costs of corporate bonds 254,778 137,759 117,018
Total Deferred Assets 254,778| 0.1 137,759 0.0 117,018 84.9
Total Assets 488,747,224 100.0| 480,415,492| 100.0 8,331,731 1.7

(Note 1) The Feb. 2007 period runs from Sep. 1, 2006 to Feb. 28, 2007 (181 days)
(Note 2) The Aug. 2007 period runs from Mar. 1, 2007 to Aug. 31, 2007 (184 days)

Aug. 2007 Period Feb. 2007 Period Variation
Items Amount % Amount % Amount %
Liabilities ‘000 yen % ‘000 yen % ‘000 yen %
I.Current liabilities
Account payable 579,907 849,082 A 269,174
Short-term debt 38,230,000 63,730,000 A 25,500,000
Accrued liabilities 69,913 12,793 57,119
Accrued expenses 1,371,562 951,860 419,702
Accrued income taxes 22,450 15,048 7,402
Accrued consumption taxes 96,001 - 96,001
Rent received in advance 1,399,636 1,376,188 23,448
Deposits 838,876 857,195 A 18,319
Lease deposits 5,406,715 5,814,463 A 407,748
Other 25,351 22,269 3,081
Total Current Liabilities 48,040,415 9.8 73,628,902 15.3] A 25,588,487 A 34.8]
11.Non-current liabilities
Corporate bonds—unsecured | 100,000,000 65,000,000 35,000,000
Long-term debt 5,000,000 5,000,000 —
Tenant leasehold and security| 78,546,031 79,942,478 A 1,396,447
Total Non-Current Liabilities 183,546,031 37.6 149,942,478 31.2 33,603,552 22.4
Total Liabilities 231,586,446 47.4 223,571,381 46.5| 8,015,065 3.6
Unitholders' Equity
|.Total investment
1.Unitholders' capital
Unitholders' capital 250,764,406 250,764,406 —
2.Retained earnings
Retained earnings 6,396,371, 6,079,705 316,666
Total unitholders' equity 257,160,778 52.6 256,844,111 53.5 316,666 0.1
Net Assets 257,160,778 52.6 256,844,111 53.5 316,666 0.1
Total Liabilities and 488,747,224 1000 480,415,492 100.0 8,331,731 17

Unitholders' Equity
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Items
I.  Cash Flow from Operating Activities

Aug. 2007 Period

August 2007 Period Cashflow and Distribution Statements

('000 yen)

Feb. 2007 Period

Income before income taxes 6,409,460 6,093,680

Depreciation and amortization 3,659,967, 3,411,395

Other 662,040 A 334,126

Net Cash from Operating Activities 10,731,467 9,170,949

Il.  Cash Flow from Investing Activites

Purchase of property and equipment A 32,246,410 80,562,310

Proceeds from sale of property and equipment 24,631,693 -

Payment of tenant leasehold and security deposits A7,305,105 A3,362,211

Proceeds from tenant leasehold and security deposits 5,500,909 17,618,823

Purchase of intangible assets A1,940,920 A369,261

Payment of tenant deposits A 200,400 A78,361

Proceeds from tenant deposits 11,803 15,724

Proceeds from repayment of TK - 943,707

Loss from other investments/other acquisition of assets A2,000 229,750

Gain from other investments/other acquisition of assets 158,795 —

Net Cash used in Investment Activities A11,391,632 65,823,639
Ill. Cash Flow from Financing Activities

Proceeds from short-term debt 14,500,000 60,730,000

Repayments of short-term debt 40,000,000 79,070,000

Proceeds from issuance of corporate bonds 34,826,400 19,906,102

Proceeds from issuance of investment units - 69,206,760

Distribution payment 6,081,509 A5,119,992

Net Cash from Financing Activities 3,244,891 65,652,869

IV. Net change in cash and cash equivalents 2,584,726 9,000,179

V. Cash and cash equivalents at beginning of period 24,431,228 15,431,048

VI. Cash and cash equivalents at end of period 27,015,954 24,431,228

('000 yen)

Feb 2007 Period

Aug 2007 Period

Retained earnings (ending balance) 6,396,371 6,079,705,
Distribution amount 6,396,222 6,079,676
DPU (yen) (16,549) (15,730)
Retained earnings carried forward 150 29

(Note 1) The Feb. 2007 period runs from Sep. 1, 2006 to Feb. 28, 2007 (181 days)
(Note 2) The Aug. 2007 period runs from Mar. 1, 2007 to Aug. 31, 2007 (184 days)
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Changes in Environment Surrounding Commercial Facilities

» Recent Trends in Retail Industry

Adjustments in opening of large suburb retail stores
and consolidation of urban functions in central city
due to amendment of Three Laws on City Planning

Escalated reorganization of the Industry

» AEON, Daiei, and Marubeni form capital / business
alliance
[March 9, 2007]

p Daimaru and Matsuzakaya officially announce their
merger
[March 14, 2007]

» AEONMALL and Diamond City to merge in August,
2007
[March 20, 2007]

» Hankyu Department Stores and Hanshin Department
Stores agreed to merge in October 2007
[March 26, 2007]

P Business alliance between Isetan and Tokyu
Department Stores
[March 27, 2007]

» Merger between Isetan and Mitsukoshi by
establishing joint holding company
[August 23, 2007]

» Influence of Three Laws on City Planning

Three Laws on City Planning is a general name for three laws
regarding retail business in urban areas

Laws for Activation of Central Cities

» Amendment from “Urban Centers Activation Law”
with the objectives “Improvement in maintenance
of urban centers”, “activation of retail businesses”

Laws for Large Retail Stores

» Aims to require consideration to the environment of
the surrounding areas when opening a new large
retail store

» Due to the amendment of “Laws for Activation of
Central Cities”, two special measures can be
utilized without amending the law

City Planning Law

» Aims to allow appropriate establishment of large
scale retail stores in each area

Complete Enforcement
November 30, 2007

Enforces restriction on location of large scale customer attractions
and permits for development.

It restricts suburban location of large scale attraction with floor area
over 10,000 m?
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Retail Sector in Japan and Consumption Behavior

p Opening of Shopping Centers and their Increasing Size

(# of SC) ()
160 ) 1 40,000
# of Opening SC
—&— Area per SC
120 4 30,000
80 4 20,000
40 + 4 10,000
0 0
1980 1983 1986 1989 1992 1995 1998 2001 2004 2007
(H "

New Development of SCs in Japan by Region

(# of properties)

2001 2002 2003 2004 2005 2006

Central area 9 12 9 11 6 15
Major cities 4 5 3 6 2 4
Medium cities 5 5 4 3 2 8
Small cities 2 2 2 2 3
Surrounding area 7 12 9 7 7 10
Suburban area 21 31 32 44 48 54
TOTAL 37 55 50 62 61 79

HCity size
Major cities
Medium cities
Small cities

M Location
Central area

:Government designated cities
: Cities with more than 150,000 population excluding government designated cities
: Cities with less than 150,000 population

:Central downtown area with commercial functions

Surrounding area : Area adjacent to central downtown with commercial, federal and business

Suburban area

metropolitan functions

:Suburban area with residential and agricultural functions

P Total Sales and Market Share of Shopping Centers

in the Retail Sector

(Trilion yen) SC Total Sales SC Share (%)
50 r 'US (2006) 168 53.4% 30
20 Australia (2005) 23 39.2%
17.3 20
30 155
20 11.8
2 6 27 26 26 26 27 27 10
10 |14 16
0 0
1988 1991 1994 1997 1999 2002 2003 2004 2005 2006 1)
yr

Total sales of

—&— Market share of

shopping centers (LHS)
p Consumption Behavior According to Age Groups

shopping centers in the retail sector (RHS)

(%) of Income

100

95

90

85

80

75

70

65

e ~29

30~39

40~49

50~59 —8— 60~

1990 1991 1992 1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 (Y1)

Source: Japan Council of Shopping Centers, Australian Shopping Center Industry, Statistics Bureau
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Total Sales of Growth Properties

Hakata Riverain

(e yen) e yen)
1,200 6,000 =
1,000 [~ 5,000
|00~ 4,000
aon = 3,000 -
s -
N N

Mara Family

1,200

e yen)

(Note 1)
(Note 2)
(Note 3)

Dotted lines indicate pre-acquisition data
Change in gross sales only shows properties whose total sales are comparable
As of Aug., 2007

Abiko Shopping Plaza

e ey

1,800

1,500

1200

SO0

Jh

-#- Actual sales for Jan.-Aug.2007

-l- Actual sales for Jan.-Dec. 2006

Actual sales for Jan.-Dec. 2005
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Performance by Property (Income-type Properties 1)

(mn yen)
Sendai ESPA Kawasaki 8953 Osaka JUSCO Ito-Yokodo 8953 Minami
Items Nakayama SC Shinsaibashi Bldg. Chigasaki SC Narumi Aoyama Bldg.
Aug-07 Feb-07 Aug-07 Feb-07 Aug-07 Feb-07 Aug-07 Feb-07 Aug-07 Feb-07 Aug-07 Feb-07

Rental revenue 460, 491 351
Other income 0 0 0 0 0 0 0 0 0 0 7 8
Total property income 464 460, 492 351 407 407, 274 274 330 330 168 168
Tax and public charges 40 40 57 57 28 28 38 39 37 37 6 6
Facilities management 2 2 3 1 0 0 0 0 - - 10 10
Property management fees 13 13 14 12 6 6 5 5 6 6 4 4
Other property expenses 1 1 5 1 1 1 1 1 1 1 0 0
Depreciation and amortization 82 80 101 82 81 81 64 64 74 73 8 8
Total expenses 141 137 183 156 118 118 110 110 119 119 30 31
Real estate rental profit 322 322 308 194 288 289 163 164 210 210 137 137
Rental deposits 840 840 1,070 981 798 798 745 745 538 538 282 282
Guaranteed deposits 801 801 4,350 3,924 - - 2,586 2,586 4,849 4,849 - -
Deposits (ending balance) 1,641 1,641 5,421 4,905 798 798 3,332 3,332 5,388 5,388 282 282
(mn yen)

Ito-Yokado Ito-Yokado Ito-Yokado 8953 Daikanyama AEONMALL 8953 Harajuku
Items Yabashira Kamifukuoka-Higashi Nishikicho Bldg. Higashiura FACE Bldg.

Aug-07

Feb-07

Aug-07 Feb-07

Aug-07

Feb-07

Aug-07 Feb-07

Aug-07

Feb-07

Aug-07

Rental revenue 78 78 256 256 444 444 34 34 375 375 84 79
Other income — — — — — — 4 4 — — 13 13
Total property income 78 78| 256 256 444 444 39 39 375 375 98 93
Tax and public charges 16 15| 41 40 60 60 1 1 50 50 2 2
Facilities management - 0 0 1 - — 3 4 - 0 5 5
Property management fees 2 2 4 4 4 4 1 1 7 4 4 4
Other property expenses 0 0 4 2 2 2 0 0 81 82 1 1
Depreciation and amortization 15 15| 49 49 136 136 4 4 101 101 7 9
Total expenses 34 34 99 97 204 204 11 11 240 240 22 23
Real estate rental profit 43 43 155 158 240 240 27 27 135 135 76 69
Rental deposits 450 450 774 774 590 590 125 125 495 495 193 176
Guaranteed deposits - - 1,558 1,623 - — — — - - - -
Deposits (ending balance) 450 450 2,333 2,398 590 590 125 125 495 495 193 176

(Note 1) The Feb. 2007 period runs from Sep. 1, 2006 to Feb. 28, 2007 (181 days)
(Note 2) The Aug. 2007 period runs from Mar. 1, 2007 to Aug. 31, 2007 (184 days)
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Performance by Property (Income-type Properties

Japan Retail Fund Investment Corporation

Aug-07

Feb-07

Aug-07

Feb-07

Aug-07

Feb-07

Aug-07

Feb-07

Aug-07

Feb-07

(mn yen)
AEON AEON Sapporo Site of Esquisse Omotesando Ito-Yokado Bic Camera
Items Kashiihama SC Naebo SC GYRE Annex Tsunashima Tachikawa

Aug-07 Feb-07

Aug-07

Feb-07

Aug-07

Feb-07

Aug-07

Feb-07

Aug-07 Feb-07

Aug-07

Feb-07

Rental revenue 477 477 378 378 — — 27 27 180 180 356 356
Other income — 5 0 0 190 190 0 0 — — 29 30
Total property income 477 483 378 378 190 190 27 27| 180 180 385 386
Tax and public charges 60 61 58 58 24 24 1 1 18 18 31 30
Facilities management 0 4 0 - - - 0 0 - - 30 28
Property management fees 6 6 3 3 3 3 1 1 3 3 6 6
Other property expenses 2 2 20 20 0. 0 0 0 0 0 1 1]
Depreciation and amortization 98 99 131 132 — — 2 1 25 25| 87 88|
Total expenses 167 173 214 216 27 28 5 5 47 48| 157 155
Real estate rental profit 309 309 163 162 162 161 22 22 132 132 228 231
Rental deposits 700 700 654 654 - - 64 64 232 232 712 712
Guaranteed deposits - - - - - - - - - - - -
Deposits (ending balance) 700 700] 654 654 — — 64 64 232 232 712 712
(mn yen)
. 8953 Kita AEONMALL Seiyu JUSCO City
Items LSRN Aoyama Bldg. Yamato SC Hibarigaoka UL ATN Takatsuki

Aug-07 Feb-07

Rental revenue 671 630 32 32 534 534 261 261 315 315 411 411
Other income 1 0 1 2 — — 0 0 0 1] 0 0
Total property income 673 630) 34 34 534 534 261 261 315 316 411 411
Tax and public charges 41 42 1 1 54 54 15 15 65 67| 57 57
Facilities management - - 2 2 1 0 - 1 0 1 0 0
Property management fees 4 4 1 1 4 4 3 3 5 5 3 3
Other property expenses 262 263 0 0 2 2 0 0 3 3 1 1
Depreciation and amortization 108 108 3 3 114 114 80 88 69 69 101 108
Total expenses 417 418 9 9 177 176 100 109 145 146 164 171
Real estate rental profit 255 212 25 25 356 357 160 151 170 169 246 239
Rental deposits 754 754 40 40 1,068 1,068 300 300 315 315 1,232 1,232
Guaranteed deposits - - - - - - - - - - 3,737 3,983
Deposits (ending balance) 754 754 40 40) 1,068 1,068 300 300 315 315 4,969 5,215

(Note 1) The Feb. 2007 period runs from Sep. 1, 2006 to Feb. 28, 2007 (181 days)
(Note 2) The Aug. 2007 period runs from Mar. 1, 2007 to Aug. 31, 2007 (184 days)
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Performance by Property (Income-type Properties 3)

(mn yen)

Items

8953 Jiyugaoka
Building
Aug-07 [Feb=07

JUSCO City
Yagoto

Aug-07 [Feb=07

JUSCO Naha

Aug-07 [Feb=07

Cheers Ginza

Aug-07 [[Feb=07

JUSCO City
Nishi-Otsu

Aug-07 [Feb=07

Omiya SATY

Aug-07 [Feb=07

Japan Retail Fund Investment Corporation

Aug-07 [Feb=07

Aug-07 [Feb=07

Aug-07 [Feb-07

Aug-07 [Feb=07

Aug-07 [Feb-07

Aug-07 [Feb-07

Rental revenue 84 84 164 164 385 385 87 87 375 375 209 198
Other income 6 6 0 0 2 2 36 23 0 1 0 0
Total property income 91 91 164 164 388 388 123 111 375 376 210 198
Tax and public charges 4 4 16 16 29 38 5 5 30 30 55 -
Facilities management 9 9 1 1 0 0 24 24 1 0 1 0
Property management fees 2 2 3 3 4 4 2 2 4 4 2 2
Other property expenses 0 0 0 0 29 29 1 1 5 5 2 2
Depreciation and amortization 14 14 33 33 81 81 16 16 88 88 50 50
Total expenses 31 31 54 54 145 154 50 51 131 130 112 55
Real estate rental profit 59 59 109 109 242 233 72 60 243 246 97 142
Rental deposits 126 126 502 502 2,118: 2,118 170 168 988 988 440 440
Guaranteed deposits 47 47 50 50 - - - - — - - -
Deposits (ending balance) 174 174 552 552] 2,118: 2,118 170 168 988 988 440 440
(mn yen)
. . Kawaramachi AEONMALL AEONMALL Ito-Yokado Total Income
Items Lo® Chy Ol OPA AECINBERR S Tsurumi Leafa Itami Terrace Yotsukaido Properties

Aug-07 [Feb=07

Rental revenue 328 332 340 287 297 198 860 418 578 281 3 —| 10,764: 9,674
Other income — — 7 0 0 0 0 3 0 — 0 — 303 294
Total property income 328 332 348 288 297 198 860 422 578 281 3 —| 11,067 9,968
Tax and public charges 32 - 43 - 46 0 163 — 99 - 0 —| 1,342 912
Facilities management 0 0 2 1 22 0 0 - - - - - 130 108
Property management fees 3 3 3 3 3 2 6 3 4 2 0 - 164 153
Other property expenses 88 89 1 1 1 1 31 17 14 7 - - 577 551
Depreciation and amortization 108 108 52 52 111 74 317 210 150 75 14 —| 2,593: 2,354
Total expenses 233 201 104 60 185 78 519 232 267 84 14 —| 4,806: 4,078
Real estate rental profit 94 131 243 227 111 120 341 189 310 196 -11 —| 6,261 5,890
Rental deposits 600: 600 1,056 1,056 - —| 1,759 1,676 900 900, 429 —| 22,075 21,455
Guaranteed deposits - —| 5,053 5,053 - - - —| 8,600 8,600 3,865 —| 35,502: 31,519
Deposits (ending balance) 600 600] 6,109 6,109 — —| 1,759 1,676] 9,500: 9,500f 4,295 —| 57,577; 52,974

(Note 1) The Feb. 2007 period runs from Sep. 1, 2006 to Feb. 28, 2007 (181 days)
(Note 2) The Aug. 2007 period runs from Mar. 1, 2007 to Aug. 31, 2007 (184 days)




Performance by Property (Growth-type Properties)

Japan Retail Fund Investment Corporation

(mn yen)
. . . Abiko Shopping . . Higashi-Totsuka | Oyama-Yuen Total Growth

[ Hakata Riverain Nara Family Plaza Wonder City Kyoto Family Aurora City Harvest Walk Properties Overall Total
Aug-07 JFEB07 Aug-07 JFEBR07 Aug-07 [EEB07 Aug-07 [FEB07 Aug-07 JEEB07 Aug-07 [FEB07 Aug-07 [EEB07 Aug-07 [FEbrO7NSEs) Aug-07 [FEb0%
Rental revenue 769; 902] 1,841 1,861 478 482 595 608 536 537] 1,302 1,192 2 —| 5,527 5,583 16,291 15,257
Other income 218 203 335 313 223 266 38 35 140 130 77 80 — —| 1,034 1,031 1,337: 1,325
Total property income 987: 1,106] 2,176: 2,174 701, 749 634 644 677, 667 1,380: 1,273 2 —| 6,561 6,614 17,629: 16,583
Tax and public charges 90 108 96 96 34 34 72 71 30 30| 164 — - - 489 342] 1,831 1,254
Facilities management 362 337 509 458| 225 230 44 39 205 194 96 90| 0 —| 1,445 1,351 1,575; 1,459
Property management fees 52 65] 165 176 49 53 103 108 86 84 7 7| - - 464 495 628; 648
Sales promotion expenses 123 177 98 101 17 18 0 2 8 10 0 0 0 - 248 310 250 311
Other property expenses 157 65 241 243 15 13 105 3 108 106 22 11 0 - 651 449 1,228: 1,000
Depreciation and amortization 172 183 240 232 99 99 107 125 73 72| 345 344 27 —| 1,066 1,057 3,659: 3,411
Real property retirement loss 16 3 43 4 0 — — — 0 — 0 — 0 — 59 7 59 7
Total real estate rental expenses 975 946 1,395 1,313 442 451 435, 351 512 497 635 454 28 —| 4,426 4,011 9,232 8,093
Real estate rental profit 12, 160 781 860 259 298 198 293 164 170 744 819 -26 —| 2,134 2,603 8,396: 8,489
Rental deposits 356 774 5,096; 5,569 944 950 - 833 780 816] 6,094: 6,094 342 —| 13,615 15,039 35,690; 36,494
Guaranteed deposits - —| 9,428 9,428 3,332{ 3,548 —i 4,765 = - - - - —| 12,760 17,742] 48,262 49,262,
Deposits (ending balance) 356 774] 14,525: 14,998 4,276 4,499 —:i 5,599 780 816] 6,094: 6,094 342, —| 26,375 32,781 83,952: 85,756

(Note 1)
(Note 2)
(Note 3)
(Note 4)

The Feb. 2007 period runs from Sep. 1, 2006 to Feb. 28, 2007 (181 days)

The Aug. 2007 period runs from Mar. 1, 2007 to Aug. 31, 2007 (184 days)

Hakata Reverain was partially sold on Aug. 1, 2007

Wonder City was sold on Aug. 31, 2007 therefore not included in the current portfolio
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Price of Investment Unit

p | Price per Unit (through Aug. 31, 2007)N°t®) » Relative Price Fluctuations (through Aug. 31, 2007)(Notel. 2
(Yen) (Unit) (%)
4 10,000 450
1,400,000 | {0000 400

4 8,000
350
1,200,000 |
4 7,000
300
4 6,000
1,000,000 | 250
5,000
[Sep. 2005 follow-on offering price: 861,300 yen k 200
v & —

800,000 :[Sep. 2006 follow-on offering price: 852,600 yen 4,000
. 150
[Mar. 2005 follow-on offering price: 798,700 yen] 1 3,000
}
Mar. 2004 follow-on offering price:654,910 yen | 100
600,000 | 9P yen| 2,000
m,/ Mar. 2003 follow-on offering price:521,228 yen] 1 1,000 50
o ; 3
IPO price:470,000 yen
400,000 1 1 1 1 0 0
Mar. 12 Aug.  Feb. Aug.  Feb.  Aug.  Feb. Aug. Feb. Aug.  Feb. Aug. Mar. 12 Aug.  Feb. Aug. Feb. Aug.  Feb. Aug. Feb. Aug.  Feb. Aug.
2002 2002 2003 2003 2004 2004 2005 2005 2006 2006 2007 2007 2002 2002 2003 2003 2004 2004 2005 2005 2006 2006 2007 2007
. . —JRF TOPIX ~ —— TOPIX (Real Estate
Highest Price ¥1,300,000 (May 15, 2007) ( )
Lowest Price ¥440,000 (Mar. 15, 2007) o
. . (Note 1) Closing price basis
Average Unit Price ¥780,601 (AS of Aug 31, 2007) (Note 2) Mar. 12, 2002 (IPO Date) closing price as 100%
- : Bl
Total Volume 1,137,262 Units (As of Aug. 31, 2007) Source: Bloomberg
Daily Average Volume 842 Units (As of Aug. 31, 2007)

(Note) Closing price basis
Source: Bloomberg
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Investor Analysis

» Ownership Share by Investor Type » Top 20 Unitholders as of Aug. 31, 2007

(%)
b Sere (%)
214 203 215 220 216 196 207 233 44

32.5

80 7 39.0 1 Japan Trustee Services Bank, trust account 27,135 7.02
15.3 17.1 11.0 111 8.9 L 7.8 7.0 8.9 . " : -
- : 55 2 NikkoCiti Trust and Banking Corporation, trust account 26,912 6.96
&0 612 5.3 3 Trust and Custody Services Bank, trust account 17,311 4.47
294 334 a7s 547 582 15 613 599 554
20 48.1 : 49.7 4 The Master Trust Bank of Japan, trust account 15,518 4.01
1
5 Mitsubishi Corporation 13,975 3.61
1 24.9)
20 29,1 22 02 (148 @219 B0 @0 pen 6 Government of Singapore Investment Corporation Pte Ltd. 13,436 3.47
19.0
o . m m 2.6 [l 22 W 6.2 W 6.0 | 7  The Bank of New York, Treaty JASDEQ Account 13,359 3.45
Aug Feb Aug Feb Aug Feb Aug Feb Aug Feb Aug 8 The Nomura Trust and Banking, Investment Trust 12,470 3.22
2002 2003 2003 2004 2004 2005 2005 2006 2006 2007 2007
Overseas Investors Financial Institutions (= Trust Banks) 9 State Street Bank and Trust Company 8,842 2.28
Other Corporations B Retail investors/others 10  The Bank of Ikeda 8,746 2.26
» Number of Unitholders 11 UBS AG London Asia Equities 8178 211
#x"eswrs 12 Goldman Sachs International 7,257 1.87
700 13  The Chugoku Bank 7,129 1.84
600 14  AIG Star Life Insurance, general account 6,917 1.78
973 202 22 240 284 299 15  The Hiroshima Bank 4,069 1.05
500 239
400 = 16  The Joyo Bank 3,855 0.99
17  Barclays Bank Plc Barclays Capital Securities 3,833 0.99
300 e 262 B0 gy s 28 57
200 46 66 225 223 18  The Hachijuni Bank 3,775 0.97
144 143 19  ABN AMRO Bank NV European Hub 3,711 0.96
100 172 176 193 10 180 190 191 -
18 120 20  The North Pacific Bank 3,680 0.95
o 52 051
Aug Feb Aug Feb Aug Feb Aug Feb Aug Feb Aug Total 210,108 54.26
2002 2003 2003 2004 2004 2005 2005 2006 2006 2007 2007
(8,046) (6,756) (11,648) (11,481) (13,117) (12,286) (12,195) (11,063) (10,610) (11,582) (10,438)
Overseas Investors @ Other Corporations Financial Institutions
(Note 1) Excluding retail investors/others
(Note 2) Figures in brackets represent the total number of unitholders including retail investors/others
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Management Company Structure

» MCUBSR was authorized to manage multiple investment corporations in January 2007, and the new
organization was implemented on Feb. 13, 2007 to maintain independence of each transaction team and

decision making

Asset Management Company:
73 Staff Members
(excluding part-time directors and employees)

Staff qualifications
Licensed real estate agents 29
Licensed 1%t class architects 4
Property appraisers
CFAs (Chartered Financial Analysts)

CMAs (Chartered Members of the Security
Analysts Association of Japan)

CPAs
Certified tax accountants

MBAs (US and UK)
Note: As of Oct. 1, 2007

N O

o A NN

Internal Audit
| Compliance li

Unitholder’s Meeting

Auditors

| Board of Directors|

Board of Statutory Auditors

| President & CEO l— Deputy President

Senior Executive Officer

—| Compliance Committee |
—{ Risk Management Committee |
—| Investment Review Committee |
—| Asset Management Committee |

(25 staffs)

Industrial Division

Strategic Planning
Division

Acquisition LS e Acquisition
q Management q Management

Investment

Finance

Operations Strateqic Plannin General Human
Planning g 9 Administration Resources
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Disclaimer

The contents of this document, including summary notes, quotes, data and other information, are provided solely for informational
purposes and not intended for the purpose of soliciting investment in, or as a recommendation to purchase or sell, any specific products.

Please be aware that matters described herein may change or cease to exist without prior notice of any kind. This document contains
forward-looking statements and anticipations of future results, based on current assumptions and beliefs in light of currently available
information and resources. Risks and uncertainties, both known and unknown, including those relating to the future performance of the
retail market in Japan, interest rate fluctuations, competitive scenarios, and changing regulations or taxations, may cause performance to
be materially different from those explicitly or implicitly expressed in this document.

With respect to any and all terms herein, including without limitation, this document, the information provided is intended to be thorough.
However, no absolute assurance or warranties are given with respect to the accuracy or completeness thereof. Unless otherwise
specified, this document was created based on Japanese accounting system.

Neither JRF nor Mitsubishi Corp.-UBS Realty Inc. (MCUBSR) shall be liable for any errors, inaccuracies, loss or damage, or for any
actions taken in reliance thereon, or undertake any obligation to publicly update the information contained in this document after the date
of this document.

Asset Management Company: Mitsubishi Corp.-UBS Realty Inc.
(EmERIREIXE BRUBFBER (£8) 54035 )
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