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This year marks 10 years since JRF listed, and since listing JRF has
taken steady and proactive steps to become a leading J-REIT
specializing in retail properties.

Japan Retail Fund Investment Corporation (JRF) is a J-REIT specializing in retail properties and sponsored by
Mitsubishi Corporation and UBS AG, a global financial institution in Switzerland.

Since JRF started its asset management activities in 2002 it has achieved steady growth in the size of the
investment portfolio, stable revenues, and has established a strong financial base. JRF merged with LaSalle Japan
REIT Inc. in March 2010, enabling JRF to achieve further expansion, and on the merger date JRF executed a
4-forl unit split for its units. JRF will strive to achieve stable dividend levels, as a more accessible fund for
individual investors, by achieving steady growth through ongoing maintenance of its portfolio and stringent

selection of prime assets.

JRF’s 10 Years

JRF started operating in March 2002 as Japan's third REIT, and the first investment corporation in Japan to
specialize in investment in retail properties.

Shopping center management (SC management) professionals leveraged their know-how and always tried new
approaches and methods, based on strategies for external growth aimed at increasing profitability by expanding
the scale of the portfolio assets; financial strategies to secure funds for that growth; and internal growth to
maintain and improve the value of portfolio assets to attain stable rental revenue.

As a result, JRF grew to become a leading J-REIT specializing in retail properties, with the scale of JRF’s
investment portfolio increasing from four properties with a value of 44 billion yen soon after listing, to 70

properties with a value exceeding 650 billion yen in a decade.

JRF’s total asset value increased from 44 billion yen to 659.3 billion yen

JRF has expanded the scale of its investment portfolio by acquiring prime properties, as Japan’s largest purchaser
of retail properties, and also through such measures as the issuance of new investment units seven times to date
(including when Initial public offering), tapping into new funding methods such as issuing investment corporation
bonds, and through carrying out a merger. Due to the scale of JRF’s portfolio it is able to plan and execute an

investment strategy from a long-term perspective, while maintaining revenues which are the source of dividends.

JRF’s total number of properties increased from 4 to 70 properties

In the past 10 years or so, JRF has acquired properties ranging from suburban large-scale retail properties to urban
street-level stores, stringently selecting them from a massive database containing information on investment
properties numbering a total of some 1,500 properties with a value of approximately 9 trillion yen. JRF has
prepared for earthquake risk, regional economic risks and the like by carrying out a well-balanced diversification
of investments throughout Japan. JRF also leverages relations with its many and varied 868 tenants* to quickly

identify issues and conduct leasing activities.



* Based on the number of agreements as at the end of February 2012

JRF’s occupancy rates have exceeded 99% for 10 straight years

JRF has consistently maintained a high occupancy rate exceeding 99%%* for the entire portfolio since starting
management activities. JRF has also established a stable revenue base by adopting fixed rent for approximately
90% of all rental income, and executing long-term rental agreements. Those achievements were the result of

initiatives undertaken by JRF’s shopping center management professionals to improve the competitiveness of

existing properties by attracting high quality tenants and optimizing the tenant mix.

* As at the end of each period

Period ended
February , 2011

Period ended August,
2011

Period ended
February, 2012

Operating revenue

22.9 billion yen

21.8 billion yen

23.6 billion yen

Net income

(Total dividends)

6.6 billion yen
(6.6 billion yen)

5.5 billion yen
(5.5 billion yen)

2.3 billion yen
(6.9 billion yen*)

Net asset value per 160,000 yen 160,000 yen 150,000 yen
unit
Dividends per unit 3,968 yen 3,259 yen 3,673 yen

* Includes 4.5 billion yen allocated for dividends by reversal of reserves for dividends.




Greetings from the Executive Director

I would like to take this opportunity to express my sincere gratitude to all investors for their ongoing support of
JRF.
I am Shuichi Namba, and have recently assumed the position of Executive Director of Japan Retail Fund

Investment Corporation (JRF). Since JRF listed in March 2002 I have watched the JRF’s progress in the capacity
as Supervisory Director. I feel tense to assume the position of executive director on the milestone of JRF’s 10®
anniversary, and at the same time I am looking forward to dedicating myself completely to supporting JRF in
achieving further growth. I would like to extend my appreciation in advance for your support in these endeavors.

In the period ended February 2012 Japan’s macro-economy and the real estate market showed signs of a
moderate recovery, even though there were still remaining effects from the Great East Japan Earthquake, which
caused enormous economic damage, and on the sales of retail properties continued to pick up.

Amid such an environment, JRF continued to maintain stable rental revenues based on its large scale and

high-quality portfolio, and also acquired 12 new properties (with a total value of 46 billion yen) with the funds
raised from issuing, for the first time in five years, new investment units in September 2011, and a loan taken out
at the same time. As a result of JRF’s increased earning capacity, operating revenue for the period was 23,642
million yen, up 8.3% compared to the previous period. Net income for the period was 2,312 million yen due
among other factors to the sale of “Hakata Riverain” (Fukuoka, Fukuoka ) which resulted in a loss on sale of
3,999 million yen, however the dividend per unit increased 12.7% compared to the period prior, to 3,673 yen due
to allocating 4,592 million yen to reserves for dividends (negative goodwill). The loss posted in connection with
the sale of that property was a one-time loss and will not have any impact on future results.
In the 10 years since listing JRF, which has been a participant in the J-REIT market from the early stages through
to maturation, has been dedicated to “raising” a new industry, and has continually tried new ways and methods
with respect to the acquisition, management and funding of assets. Going forward JRF, together with the asset
manager, Mitsubishi Corp.-UBS Realty Inc., will strive to increase unit holder value to live up to investors’
expectations by strengthening both profitability and stability of the portfolio by focusing on the appropriate and
steady management of assets which respond to the changing environment. Thank you for your continued support.

Japan Retail Fund Investment Corporation
Executive Director
Shuichi Namba



Report from the Asset Management Company

Firstly, I would like to thank all JRF investors for their continued support. As the representative of the asset

management company | have the pleasure of reporting the operating results of the Japan Retail Fund Investment
Corporation (JRF) for the current period and future initiatives.

JRF’s 10™ anniversary since listing is a period in which tremendous momentum has been generated for

further advancement

First of all, in March this year JRF marked its 10™ anniversary since listing on the Tokyo Stock Exchange. I
would like to express my sincere appreciation to JRF’s investors, as that milestone was entirely due to your
support and loyalty.

Since listing in 2002, JRF, as professionals in retail property management, has achieved steady growth by
carefully selecting highly competitive retail properties, employing various means to raise funds to acquire those
properties, and carrying out appropriate asset management. In 2010 JRF merged with LaSalle Japan REIT, Inc.,
and subsequently continued to carry out replacement of assets, acquired properties by using a bridge structure
based on equity investment in an anonymous association, and acquiring properties that had been redeveloped
through collaboration with Mitsubishi Corporation, one of JRF’s sponsors. As a result of those initiatives JRF was
able to establish its current status as the third largest investment corporation by asset size (as at the end of April
2012) out of 34 investment corporations listed in Japan.

Along with expanding the scale of the portfolio, we improved the competitiveness and value of existing
properties by focusing on SC (shopping center) Management in a way only JRF is capable of with its wealth of
knowledge in shopping center management, and carried out large-scale renovations, and revised tenant mixes and
the form of agreements. As a result of those measures we were also able to achieve a high level with respect to the
quality of the portfolio.

The period under review, in which JRF marked its 10" year since listing, was an important period for JRF, as it
took steps towards new growth. Particularly with regard to JRF’s external growth strategy we were at last able to

set into action some plans that we had been considering for many years.

Bridge structure: A bridge structure means a structure which enables JRF to acquire a property at the optimum
timing to match the timing at which a property owner sells a property, and in which a property is acquired by a
private real estate fund which is operated by an anonymous association invested in by JRF, and where preferential
negotiation rights are secured at the same time for the property acquired by JRF.

External growth strategy: External growth strategy means increasing profitability and improving stability of a
portfolio by expanding scale through the acquisition of new properties. On the other hand, internal growth
strategy means striving to maintain and improve profitability and asset value through measures such as renovating
existing properties and replacing tenants.

JRF is moving forward with ongoing measures aimed at maximizing asset value

JRF, which is a REIT specializing in retail properties, is exploring investment opportunities which conform to its
investment strategies in order to steadily proceed with diversification of investments that leverage JRF’s abundant
information on investment properties and its varied investment methods.

In the period under review JRF purchased 12 new properties (with a total value of 46 billion yen) with funds
raised through the issuance of new investment units in September 2011 and a new loan. Those acquisitions
contributed to an improvement in profitability. The properties acquired included a wide variety of properties,
including mozo wonder city (Nagoya, Aichi ), the biggest shopping center in Japan; Kishiwada CanCan Bayside




Mall (Kishiwada, Osaka), which has various types of tenants, including fashion stores and cinemas; and in
addition to those large shopping centers, a bridal facility for house weddings, and a sports and amusement facility
which targets a wide age group. The acquisitions were a significant achievement to support growth going forward,
by expanding the size of assets as well as diversifying the portfolio.

JRF continually and swiftly implements measures such as replacement of tenants to ensure the vitality of

properties and to respond to market needs
Recently we received good news that five of the tenants in the JRF-owned G DINING SAPPORO (Sapporo,
Hokkaido) were featured in the Michelin Guide 2012 Special Edition. In this way, it is essential that retail

properties always continue to be attractive to customers, and it is one JRF’s growth strategies to maintain and
increase the profitability of existing properties while at the same time pursuing acquisition of assets.

At the same time JRF also gives consideration to the sale and replacement of assets to improve the profitability
of the portfolio from a long-term perspective. In February this year JRF sold Hakata Riverain (Fukuoka,
Fukuoka ), which it had owned for approximately nine years. The funds obtained through the sale of that property
have been earmarked for partial acquisition of land with leasehold interests from Nara Family (Nara, Nara ),
which JRF has been leasing, in June this year. Although the sale of the property resulted in a loss, we were able to
resolve the negative aspects of the existing situation with rental revenues, and future risk. In addition, we expect
the scheduled acquisition of the land with leasehold interests will contribute to the improvement of cash flows as
we will no longer have to pay for land rent. In December last year we also concluded partial acquisition of land
with leasehold interest at AEON Naha Shopping Center (Naha, Okinawa).

JRF’s experts, who have expertise in management of shopping centers, strive to respond to consumer trends, etc.
and collaborate with tenants in managing our shopping centers. Since JRF places an emphasis on tenant relations,
it is not unusual for our negotiations with tenants to take a long time until both parties are satisfied. In some rare
cases reconciliation between the parties is not possible. As an example of such a case, I report that legal action
was initiated against JRF in November 2011 by Tokyu Hands, Inc., a tenant in 8953 Osaka Shinsaibashi Building
(Osaka-shi, Osaka) to reduce rent. Although at this stage it is unclear what impact this case will have on our
business results, we will follow due procedures and promptly issue notification when any facts arise.

Tenants featured in Michelin Guide Hokkaido 2012 Special Edition
Awarded 3 stars: Nukumi
Awarded 1 star: Hanare Ajishige
Bib Gourmand (reasonably priced restaurants): Aki Nagao/ Kobashi
Recommended restaurant: Gyu no Ishizaki

JRF implemented a sound financial strategy while maintaining flexibility through measures such as

extending the terms of debt

With respect to financial issues, we were successful in our tremendous efforts to maintain and increase the level
of dividends as a result of implementing various financial measures, including the issuance of new investment
units, a decision which was made against the backdrop of a difficult environment as instability was spreading
through global financial markets in the wake of Greece's financial crisis, for the first time in five years in
September last year, from which we raised 19.9 billion yen.

Specifically, in September last year we took out long-term debt with maturities from five to ten years, the
breakdown of those debt was 25 billion yen from a new debt, 30.5 billion yen from refinancing (of which 26.5
billion yen was refinancing from short-term debt), and diversified and lengthened the repayment terms.

Furthermore we strengthened our financial base by lengthening the terms of our liabilities, by carrying out such
measures as applying long-term debt with maturities of between five to eight years to a 20 billion corporate bond
which was due for redemption in December 2011. All of the debts borrowed were floating rate debts, however, in



consideration of financial stability we executed an interest rate swap agreement for some of the debts at the same

time to stabilize the interest rates for interest payable on the long-term debts. Going forward, we will continue to
strengthen our financial standing by appropriately controlling LTV and arranging flexible and varied funding,
based on our assessment of market trends.

Interest rate swap: Means a transaction in which floating interest rate payments are swapped for fixed interest rate
payments.

JRF will continue to strive to maintain and increase dividends to maximize unit holder value.

In the 10 years since listing JRF has grown to become Japan’s largest REIT specializing in retail properties by
leveraging its abundant expertise in retail property management. However, we are not content with the current
status and are strongly determined to utlize these past 10 years experience as a stepping stone towards achieving
further growth. Please feel free to have high expectations of JRF going forward. I will do my best to live up to

everybody’s expectations, and look forward to receiving your continued support and guidance.

Mitsubishi Corp. — UBS Realty Inc.
President & CEO

Takuya Kuga




Feature: JRF’s external growth strateqy

JRF carried out diversified investment in businesses that conform to our investment criteria, while giving

consideration to consumer trends, etc. and yield on the portfolio.
The 12 properties JRF acquired with the funds from new investment units issued in the period under review were
a part of JRF’s external growth strategy to achieve new growth.
JRF has diversified the portfolio by investing in various business types, while giving consideration to consumer
trends, etc. and yield on the portfolio.

JRF has four categories of property acquisition targets, and with its recent acquisitions JRF considered
properties that conformed to those targets, and was thereby able to achieve the desired results.

Suburban retail property

JRF’s Target 1 Scale: Medium to Large

Large-scale retail property that is No. 1 in the area

# Large-scale properties that are located in suburban areas and in principle have a building size with an area of
approx. 50,000m” or more

# Tenanted by top-class tenants, and an extensive range of products suited to the target group

# In addition to having the capacity to attract customers from a broad area, also have strengths within the trading
area of living zones

mozo wonder city (Nishi-ku, Nagoya, Aichi )

The largest shopping center in Japan, and also has good access from a broad area. Since opening in April 2009 it
has maintained healthy sales.

Kishiwada CanCan Bayside Mall (Kishiwada, Osaka)

A top class retail center in the area, with various types of tenants, including fashion stores and cinemas, and is

located in a position where it can attract customers from a broad cross-section of business areas.

JRF’s Target 2 Scale: Medium

Neighborhood retail property located in a densely-populated area

# Mainly small to medium sized general merchandise stores and roadside stores (*1), located in suburban areas
# Includes not only goods retailers established in the area, but also service-related facilities are included in the
scope

Makubhari Plaza (Hanamigawa-ku, Chiba, Chiba)

A road side retail property which combines Yamada Denki, the largest consumer electronics chain, as the major

tenant, restaurants, and amusement complexes, etc. As it is located in a good area with a business area population
which is increasing, we expect that the property will continue going forward.

MrMax Nagasaki Store (Nagasaki, Nagasaki)

A neighborhood shopping center (*2) with MrMax, a general discount store, as the main tenant, a supermarket,

and restaurants, etc. Located in area where it is difficult to obtain a site due to the hilly terrain, and has a large car
park area.

Urban retail property

JRF’s Target 3 Scale: Medium to Large

Retail property in prime location adjacent to a major station

# Urban areas with increasing population concentration and which are adjacent to stations

# Target specialty stores and service-related stores such as beauty salons, wedding shops and sports centers, etc.
Round 1 Stadium Itabashi (Itabashi-ku, Tokyo)

A general sports and entertainment complex which combines a bowling alley and facilities to enjoy indoor and

outdoor sports, and is located in an area with increasing population concentration that can expect a wide
cross-section of patrons.



Urban Terrace Jingumae (Shibuya-ku, Tokyo)

Located in the Minami Aoyama/Jingumae area, which is a popular area for weddings, and is tenanted by a bridal

facility used for house weddings, for which there is an increasing demand in recent years, and a popular

restaurant.

JRF’s Target 4

Scale: Small to Medium
High street store and specialty store building in prime locations

# Located in the centre of urban business areas in Tokyo, Osaka, and Nagoya

# Aim for fashionable brand stores and specialty stores which are relatively small-scale and located in densely

populated areas
G-Bldg. Shinsaibashi 02 (Chuo-ku, Osaka, Osaka)

A retail property which is located near Shinsaibashi-suji, a leading Osaka fashion area, and which enjoys

excellent visibility due to its corner position. Tenanted by major fashion brands targeted at the young, and is

expected to attract even more customers and achieve growth going forward.

Name of property Location Acquisitio | Appraisal (A/B)
n price (A) value *4 (%)
(Millions (B)
of yen) | (Millions of
yen)
% Kishiwada CanCan Bayside Kishiwada-shi, Osaka 7,000 7,680 91.1
g | Mall
g; Makubhari Plaza Hanamigawa-ku, 5,700 6,130 93.0
P Chiba-shi, Chiba
§;’. mozo wonder city Nishi-ku, Nagoya-shi, 5,250%*3 5,370 97.8
% Aichi
E Izumisano Shoufudai (land with | Izumisano-shi, Osaka 2,625 2,800 93.8
< | leasehold interest)
MrMax Nagasaki Nagasaki-shi, Nagasaki 2,475 2,810 88.1
Round 1 Machida Machida-shi, Tokyo 2,450 2,590 94.6
Round 1 Stadium Itabashi Itabashi-ku, Tokyo 2,400 2,600 92.3
Tecc Land Neyagawa (land with | Neyagawa-shi, Osaka 1,135 1,540 73.7
leasehold interest)
— | Round 1 Stadium Sennichimae Chuo-ku, Osaka-shi, 8,000 8,210 97.4
g'; (land with leasehold interest) Osaka
= G-Bldg. Shinsaibashi 02 Chuo-ku, Osaka-shi, 4,380 4,570 95.8
g. Osaka
% Urban Terrace Jingumae Shibuya-ku, Tokyo 2,797 4,000 69.9
3 Arkangel Daikanyama (land Meguro-ku 1,820 2,120 85.8
< | with leasehold interest) (Shibuya-ku) Tokyo
Total of 12 properties 46,032 50,420 91.3

*1. A road side store means a store which is mainly located next to major arterial roads and is operated by a

chain which leverages low-price policy and a distinctive product lineup, etc.

*2. A neighborhood shopping center means a shopping center mainly consisting of specialty stores that sell

practical goods for personal consumption, and is relatively small-scale with business areas nearby.

*3. The acquisition price for mozo wonder city is 10% of quasi co-ownership of the beneficiary rights of real




estate in trust.
*4. The appraisal value indicated is based on the appraisal value at the time of the property’s acquisition.
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ASSET MANAGEMENT REPORT

Outline of asset management operation

1. Operating results and financial position

Fiscal period

As of /for the six months ended February 28, August 31, February 28, August 31, February 29,
2010 2010 2011 2011 2012
Operating revenues Note I (Millions of yen) 20,035 23,326 22,925 21,824 23,642
(Rental revenues) Note I (Millions of yen) (20,035) (23,326) (21,868) (21,789) (23,634)
Operating expenses Note I (Millions of yen) 12,505 14,428 13,577 13,278 18,304
(Rental expenses) Note | (Millions of yen) (10,414) (11,772) (11,298) (11,136) (12,061)
Operating income (Millions of yen) 7,529 8,898 9,348 8,546 5,338
Ordinary income (Millions of yen) 5,346 5,893 6,764 6,005 2,827
Net income (a) (Millions of yen) 5,329 13,093 6,698 5,502 2,312
Net assets (b (Millions of yen) 256,093 278,844 279,369 278,173 294,972
(Period-on-period change) (%) (-0.2) (+8.9) (+0.2) (-0.4) (+6.0)
Total assets (©) (Millions of yen) 578,829 666,843 625,312 621,377 659,346
(Period-on-period change) (%) (-1.6) (+15.2) (-6.2) (-0.6) (+6.1)
Unitholders’ capital (Millions of yen) 250,764 250,764 250,764 250,764 270,752
(Period-on-period change) (%) (0.0) (0.0) (0.0) (0.0) (+8.0)
Number of units issued and outstanding (d) (Units) 386,502 1,688,198 1,688,198 1,688,198 1,880,198
Net asset value per unit (©)/(d) (Yen) 662,593 165,173 165,483 164,775 156,883
Total dividends (e) (Millions of yen) 5,329 6,173 6,698 5,501 6,905
Dividend per unit (e)/(d) (Yen) 13,788 3,657 3,968 3,259 3,673
(Profit dividend per unit) (Yen) (13,788) (3,657) (3,968) (3,259) (3,673)
(Dividend per unit in excess of profit) (Yen) ) ) ) ) )
Ratio of ordinary income to total assets Note 5 (%) 0.9 (1.8) 0.9 (1.9) 1.0 (2.1) 1.0 (1.9) 0.4 (0.9)
Return on unitholders’ equity Note § (%) 2.1 (4.2) 4.9 (9.7) 2.4 (4.8) 2.0 (3.9) 0.8 (1.6)
Ratio of net assets to total assets (b)/(c) (%) 44.2 41.8 44.7 44.8 44.7
(Period-on-period change) (%) (+0.6) (-2.4) (+2.9) (+0.1) (-0.1)
Payout ratio (e)/(a) (%) 100.0 47.2 100.0 100.0 298.6
Additional information:
Rental net operating income (NOI) Note 5 (Millions of yen) 14,481 16,964 15,730 15,781 16,954
Net profit margin Note 5 (%) 26.6 | Note7 253 29.2 25.2 Note 8 12.0
Debt service coverage ratio Note 5 (Multiple) 6.5 | Note7 5.3 6.3 5.8 | Notes 5.0
Funds from operation (FFO) per unit Note 5 (Yen) 26,365 | Note7 6,846 6,398 6,297 Note 8 6,492
FFO multiples Note 5 (Multiple) 7.9 | Note7 8.3 10.9 9.2 Note 8 9.3
ottt on oty i et Note 6 (e 13,771 3,636 3,951 3,259 3,613
}ffo?)eg;’a:;“;qifm ejlfj““me“t for taxes on 6 (Yen) 26348 | Now7 6,824 6,381 6,297 | Nowes 6432

Note 1 Consumption taxes are not included.

Note 2 Net income for the 17" fiscal period includes a ¥7,202 million of a gain on negative goodwill as extraordinary income.

Note 3 Total dividends for the 20" fiscal period includes a reversal of reserve for dividends amounting to ¥4,592 million.

Note 4  The Investment Corporation executed a four-for-one unit split effective on March 1, 2010.

Note 5 Figures are calculated as below formulas. Percentages in parentheses are annualized using 181, 184, 181, 184 and 182 days for 16", 17", 18", 19™ and 20™ fiscal period,

respectively.
i Ratio of ordinary income to total assets

Ordinary income/Average total assets
: Average total assets = (Total assets at beginning of period + Total assets at end of period) + 2

Return on unitholders’ equity 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

Rental net operating income (NOI)
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Note 6

Note 7
Note 8

Net profit margin Net income/Operating revenues

Debt service coverage ratio Net income before interest expenses, amortization of bonds issuance costs and depreciation/Interest expenses

unds from operation (FFO) per unit (Net income + Loss on sales of property — Gain on sales of property + Depreciation + Other depreciation related
- property)/Number of units issued and outstanding H

FFO multiples Market price per unit at end of period/Annualized FFO per unit

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. The distributable income is calculated as total of cash dividends declared plus retained earnings carried forward shown in the statements of
cash dividends. These figures are unaudited.

Net income used for calculation of “Net profit margin”, “Debt service coverage ratio” and “FFO multiples™ for the 17" fiscal period does not include the gain on negative goodwill.
Net income used for calculation of “Net profit margin”, “Debt service coverage ratio” and “FFO multiples” for the 20™ fiscal period does not include deferred income taxes.

2. Outline of asset management operation for the 20™ fiscal period

12

1. Principal Activities

Japan Retail Fund Investment Corporation (JRF) established under the Law Concerning Investment Trusts
and Investment Corporations of Japan (“the Investment Act”) on September 14, 2001. It was the first
investment corporation in Japan to specifically target retail property assets. It was listed on the Real Estate
Investment Trust (“REIT”) Section on the Tokyo Stock Exchange (Securities code: 8953) on March 12,
2002.

Immediately after listing, JRF acquired four properties and began substantially managing these properties.
To “expand the scale of our portfolio,” we continued to acquire and manage properties, achieving total assets
of 400 billion yen by the end of the 10" fiscal period (February 28, 2007), a goal set at the time of listing.
Thereafter, we strove to “diversify the portfolio.” In April 2008, we announced a medium-term business
policy, under which we aimed to improved “portfolio quality.” In April 2009, we introduced the “Crisis
Management Scenario” to cope with the deterioration in the fund-raising environment after the bankruptcy of
Lehman Brothers, and made every effort to enhance the stability of finances, mainly by extending debt
maturities.

On March 1, 2010, JRF merged with LaSalle Japan REIT Inc. (“LJR”). The merger not only expanded
JRF’s asset size and strengthened its portfolio quality but also led to the stabilization of JRF’s financial base
as JRF sold the 18 offices and residential properties (non-core properties) that it had assumed from LJR for
the total sales price of 33.2 billion yen on September 3, 2010, and allocated the sale proceeds toward the
repayment of its interest-bearing debt to lower the LTV (Note), which was increased after the merger.

In the fiscal period under review, JRF issued new investment units for the first time in the last five years
(192,000 units including the third-party allotment in connection with the over-allotment), acquired 12 new
properties for the total acquisition price of 46.0 billion yen, and also transferred “Hakata Riverain.”

As a result of the above, the total assets that JRF managed at the end of the 20™ fiscal period (February 29,
2012) came to 659.3 billion yen (total number of properties: 70), and JRF ranked third among all REITs
listed in Japan (“J-REIT”) in terms of asset size.

1 LTV refers to the amount of tenant leasehold and security deposits (including those in trust) added to amount of interest-bearing

debts, with that corresponding amount divided by the total amount of assets. The same applies hereafter.

i1 Investment environment and results

(1) Investment environment

Almost a year has passed since the occurrence of the Great East Japan Earthquake which caused
tremendous damage to the Japanese economy. Although the economic environment remains subdued due to
the earthquake, the Japanese macro economy began to recover gradually starting from the latter half of 2011,
following a rapid recovery of the supply chain, which supports business activities.

The movement of the Tokyo Stock Exchange REIT Index continued to be sluggish until the beginning of
2012, affected by the unstable global economy.

With regard to the efficient utilization districts in major cities, land prices stopped falling as the impact of
the financial market dislocation which had continued since 2007 finally started to fade away. The number of
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commercial districts with falling land prices is also on a decreasing trend, and in particular, the three major
metropolitan cities that marked the largest falls in land prices after the financial crisis showed the greatest
improvement.

On the other hand, the J-REIT market saw 12 public offerings in 2011, including JRF, raising a total sum
of approximately 220 billion yen. This led to J-REIT acquiring assets that amounted to about 710 billion yen,
which was an increase of more than 30% from the previous year. The resumption of real estate transactions
by J-REIT and the relaxation of the lending attitude of banks in Japan led to an improvement of the market’s
supply and demand situation, supporting the recovery of the real estate market at the end of the fiscal period
under review.

Concerning the commercial facility leasing market, the supply and demand balance continued to improve
as the new supply of large-scale commercial facilities kept decreasing. Area operating rates started rising
steadily in general, and the empty districts of urban commercial facilities were being filled up, particularly in
metropolitan areas.

In the retail market, sales slowed down in the October through December period of 2011 due to slower
restoration demand and a drop in flat panel TV sales following the end of the special demand created by the
launch of terrestrial digital media broadcasting. Nonetheless, sales of clothing and fuels started to grow from
the beginning of 2012 due to the extremely cold winter, supporting an on-going recovery of sales at

commercial facilities.

(2) Results

With regard to the fiscal period ended February 2012 (the 20" fiscal period), JRF acquired 12 properties
[Kishiwada CanCan Bayside Mall, Makuhari Plaza, MrMax Nagasaki, Urban Terrace Jingumae, Round1
Stadium Itabashi, Round1 Machida, Arkangel Daikanyama (land with leasehold interest), G-Bldg.
Shinsaibashi 02, [tentative] Round]1 Namba Sennichimae (land with leasehold interest), Izumisano Shofudai
(land with leasehold interest), Tecc Land Neyagawa (land with leasehold interest), and mozo wonder city],
from September 22 to October 3, 2011, using the proceeds gained from the issuance of new investment units
and loans with a view to expanding asset size and enhancing profitability. As to “Hakata Riverain”
(hereinafter referred to as “the property”), JRF has had discussions with Toshin Development Co., Ltd.
(hereinafter referred to as “Toshin Development”), which is the 50% joint owner of the property, on how to
revitalize the property, and concluded that revitalizing it would require large-scale renovation and that the
revitalization process would take a considerable amount of time. For such reasons, JRF decided that it would
be beneficial for JRF to transfer the stake in the property, even if that meant that JRF would post a
provisional loss within the limit of reserve for dividends (negative goodwill). JRF transferred the remaining
stake in the property owned by JRF to Toshin Development on February 29, 2012. While JRF would post a
provisional loss on the sale of the property as a result of the transfer, it would eliminate the possibility of any
further increase in the risk of posting impairment loss, as well as loss in the rental business with regard to the
property in the next period and beyond. Furthermore, JRF entered into an agreement to acquire part of “Nara
Family” (land with leasehold interest) using the sale proceeds from said transfer. JRF expects that the
transfer scheduled in the next period would contribute to the improvement of JRF’s profitability as the rent
expenses are expected to be restrained in the future. Likewise, JRF acquired part of the leased land of
“AEON Naha SC” thanks to JRF’s negotiation efforts with the land owner, which started far in advance of
the leasehold contract expiration date.

Regarding the urban commercial facilities owned by JRF, the operating rate continued to climb up from the
previous fiscal period, standing at 96.9% at the end of the fiscal period (up 5.3 points from the beginning of
the fiscal period).

Sales performances of suburban commercial facilities were also kept high steadily, at over 100% YoY in
average since the end of 2011 in proportion to the development of the retail market.



iii Funding
(1)  Equity finance
In September 2011, JRF issued new investment units for the first time in the last five years (192,000 units
including the third-party allotment in connection with the over-allotment) and raised 19.9 billion yen for the
purpose of acquiring 12 new properties (for the total acquisition price of 46.0 billion yen). Unitholders’
capital at the end of the fiscal period under review was 270.7 billion yen, and the number of units issued and
outstanding was 1,880,198.

(2)  Debt finance

JRF raised long-term loans, whose maturity ranged from 5 to 10 years, through bank borrowing and
refinancing, which were conducted concurrently with said equity finance. The long-term loans consisted of
new loans of 25.0 billion yen and refinancing of the existing debt of 30.5 billion yen (of which refinancing
from short-term borrowing was 26.5 billion yen).

In addition, JRF undertook further lengthening of interest-bearing debt by raising long-term loans of 5 to 8
years to repay the investment corporation bond, and the long-term liability ratio reached 94.5% as of the end
of the fiscal period under review. JRF increased financial stability by concluding interest swap contracts for
some of these loans and fixing the long-term interest rate.

Through full term repayments and new loans, loans outstanding at the end of the fiscal period under
review came to 235.5 billion yen. Of this, 16.2 billion yen was short-term debt and 219.3 billion yen was
long-term debt. The total balance on JRF’s second, third, fifth, and sixth-series investment corporation bonds
were 60.0 billion yen as of the end of the fiscal period under review.

JRF’s LTV was 54.3% as of the end of the 19™ period, and even after procuring funds through 25.0 billion
yen in long-term debt concurrently with the issuance of new investment units, JRF is maintaining the same
LTV level as before the aforementioned fundraising (JRF’s LTV was 54.3% as of the end of the 20™ period).

iv Results and dividend

As a result of the above management actions, operating revenue was 23,642 million yen, and operating
income was 5,338 million yen after deducting operating expenses such as fixed property tax, loss on sales of
real estate, and asset management fees. Ordinary income was 2,827 million yen, while net income was 2,312
million yen after deducting income taxes-deferred of 513 million yen.

With regard to dividends for the fiscal period under review, in accordance with the dividend policy set
forth in Article 26, Paragraph 1, Item 2 of the Articles of Incorporation, JRF basically intends to distribute in
excess of 90% of distributable profit calculated under Article 67-15, Paragraph 1 of the Special Taxation
Measures Law of Japan. Based on such dividend policy, dividends for the fiscal period under review
amounted to 6,905 million yen, excluding a fractional divided per unit of less than one yen from 6,906
million yen, which was the sum of unappropriated retained earnings of 2,314 million yen and an additional
dividend fund of 4,592 million yen generated by reversing the reserve for dividends. As a result, the dividend
per unit totaled 3,673 yen.



3. Changes in unitholders’ capital

The outline of changes in unitholders’ capital for the current and previous periods was as follows:

Number of unit ued and Unitholders’ capital
outstanding (Millions of yen)
Capital transaction Increase Balance Increase Balance

September 14, 2001 Private placement for incorporation 400 400 200 200 Note 1
March 12, 2002 Public offering 52,000 52,400 23,462 23,662 Note 2
March 4, 2003 Public offering 95,000 147,400 47,697 71,360 Note 3
March 26, 2003 Allocation of investment units to a third party 5,102 152,502 2,561 73,921 Note 4
March 2, 2004 Public offering 67,000 219,502 42,267 116,188 Note 5
March 8, 2005 Public offering 56,000 275,502 43,175 159,364 Note 6
March 29, 2005 Allocation of investment units to a third party 4,000 279,502 3,083 162,448 Note 7
September 14, 2005 Public offering 23,000 302,502 19,109 181,557 Note 8
September 21, 2006 Public offering 78,000 380,502 64,263 245,821 Note 9
September 27, 2006 Allocation of investment units to a third party 6,000 386,502 4,943 250,764 Note 10
March 1, 2010 Unit split 1,159,506 1,546,008 - 250,764 | Note 11
March 1, 2010 Merger 142,190 1,688,198 - 250,764 | Note 12
September 14, 2011 Public offering 187,500 1,875,698 19,520 270,284 Note 13
October 12, 2011 Allocation of investment units to a third party 4,500 1,880,198 468 270,752 Note 14

Note 1 The Investment Corporation was incorporated through private placement at a price of ¥500,000 per unit.

Note 2 New investment units were issued at a price of ¥470,000 per unit (subscription price of ¥451,200 per unit) through a public offering in order to raise funds for
acquiring new real property and refund short-term debts.

Note 3 New investment units were issued at a price of ¥521,228 per unit (subscription price of ¥502,080 per unit) through a public offering in order to raise funds for
acquiring new real property and refund short-term debts.

Note 4 New investment units were issued at a price of ¥502,080 per unit through the allocation of investment units to a third-party in order to raise funds for acquiring
new real property and refund short-term debts.

Note 5 New investment units were issued at a price of ¥654,910 per unit (subscription price of ¥630,852 per unit) through a public offering in order to raise funds for
acquiring new real property and refund short-term debts.

Note 6 New investment units were issued at a price of ¥798,700 per unit (subscription price of ¥770,990 per unit) through a public offering in order to raise funds for
acquiring new real property and refund short-term debts.

Note 7 New investment units were issued at a price of ¥770,990 per unit through the allocation of investment units to a third party in order to raise funds for acquiring
new real property and refund short-term debts.

Note 8 New investment units were issued at a price of ¥861,300 per unit (subscription price of ¥830,850 per unit) through a public offering in order to refund
short-term debts.

Note 9 New investment units were issued at a price of ¥852,600 per unit (subscription price of ¥823,890 per unit) through a public offering in order to raise funds for
acquiring new real property and refund short-term debts.

Note 10 New investment units were issued at a price of ¥823,890 per unit through the allocation of investment units to a third party in order to raise funds for acquiring
new real property and refund short-term debts.

Note 11 The Investment Corporation executed a four-for-one unit split.

Note 12 The Investment Corporation merged with LaSalle Japan REIT Inc. (“LJR”). The merger was an absorption-type in accordance with Article 147 of the Act on
Investment Trusts with the Investment Corporation as the surviving corporation and LJR was dissolved.

Note 13 New investment units were issued at a price of ¥107,640 per unit (subscription price of ¥104,107 per unit) through a public offering in order to raise funds for
acquiring new real property and refund short-term and long-term debts.

Note 14 New investment units were issued at a price of ¥104,107 per unit through the allocation of investment units to a third party in order to raise funds for acquiring

new real property and refund short-term and long-term debts.

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:
(Yen)

Fiscal period

r the six months ended

February 28, 2010

August 31, 2010 August 31, 2011 February 29, 2012

Highest price 502,000 130,400 160,500 141,600 128,700
Lowest price 335,000 103,400 109,600 105,800 107,500
Closing price at end of period (Note 1) 105,400 112,600 140,400 115,100 121,700

Note 1~ The market price as of February 28, 2010 above reflects a four-for-one unit split effective on March 1, 2010.
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4. Dividends

In accordance with the dividend policy in the Investment Corporation’s article of incorporation 26, Paragraph 1,
Item 2, which stipulates to make dividend in excess of 90% of distributable profit as defined in Article 67-15,
Paragraph 1 of the Special Taxation Measures Act of Japan for the fiscal period, a total of cash dividends declared
for the six months ended February 29, 2012 is scheduled to be ¥6,905 million which is substantially all of retained
earnings after reversal of reserve for dividends except for fractional dividend per unit less than one yen, while a
total sum of retained earnings at the end of the period amounting to ¥2,314 million and reversal of reserve for
dividends amounting to ¥4,592 million is ¥6,906 million. As a result, dividend per unit amounted to ¥3,673 for the
six months ended February 29, 2012.

Retained earnings (including reserve for dividends) at or after the end of the 17 fiscal period 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 28,2010 | August 31, 2010 | February 28, 201 August 31, 2011 | February 29, 2012
Net income (Thousands of yen) 5,329,137 13,093,657 6,698,123 5,502,565 2,312,915
Retained earnings
(ineluding reserve for dividends) (Thousands of yen) 69 6,919,986 6,919,340 6,920,069 2,327,017
Total dividends (Thousands of yen) 5,329,089 6,173,740 6,698,769 5,501,837 6,905,967
(Dividend per unit) (Yen) (13,788) (3,657) (3,968) (3.259) (3,673)
Profit dividends (Thousands of yen) 5,329,089 6,173,740 6,698,769 5,501,837 6,905,967
(Profit dividend per unit) (Yen) (13,788) (3,657) (3,968) (3,259) (3,673)
Unitcapital refunds (Thousands of yen) - - - R
(Unitcapital refund per unit) (Yen) -) ) ) ) )

5. Management policies and Issues

16

i Management circumstances

The 2012 Japanese economy is expected to recover gradually in general. Although Japan’s real GDP
shrank in the October through December period in 2011, this was primarily due to the slowdown of the
international economy and the appreciation of the Japanese yen. As the impact of the flooding in Thailand
receded, the December 2011 diffusion index (CI: coincident index) showed substantial improvement,
supporting the fact that the economic growth in the latter half of 2011 was improving. Also, taking into
account the realization of the restoration demand following the approval of the supplementary budget in
November 2011, the risk of another slowdown in the Japanese economy is believed to be substantially lower.

Concerning the financial policy, JRF expects that the Bank of Japan will maintain the current
accommodative monetary policy in 2012. Following the economic recovery, consumer price is projected to
go up in 2012, and in 2013, its appreciation rate is expected to be even bigger. While JRF forecasts a gradual
economic recovery toward 2013 and an appreciation of consumer price, the policy interest rate is expected to
remain at the same level from a medium to long term perspective. Although further monetary easing is
possible due to the uncertainty about the Japanese economy in the future, the lending attitude of banks has
stayed the same and is expected to remain the same in the coming years.

While the pace of the recovery of the international economy is expected to remain mild in the near future,
it is forecast that corporate earnings in Japan will bottom out and maintain a gradual recovery trend with the
elimination of the negative impact from the flooding in Thailand and the buoyant material demand related to
restoration efforts.



In the household sector, the pace of recovery is expected to gain steam gradually with the improvement of
the job situation and consumer sentiment. Furthermore, with the strong growth of car sales in January thanks
to the resumption of the subsidy system for consumers buying environmentally-friendly cars, JRF believes
that consumer spending will continue to grow. Of the consumer spending, service-related spending in
particular is on a rising trend, and JRF expects that it will continue its gradual expansion going forward.

ii Management policy and issues to be addressed

Under the circumstances described above, JRF will strive to improve the quality and profitability of its
portfolio in the medium to long term and will work to diversify risks by taking advantage of its operation
scale by grasping the steady growth opportunities of its managed assets and by carefully investing in
selective prime assets. In addition, in order to enhance the quality of its owned assets, JRF will carry out a
proactive action plan that takes advantage of its SC management capabilities. In doing so, JFR will realize
both an increase of investor value and the stabilization of dividend payment.

(1) External growth strategy

Going forward, JRF aims to strengthen the quality of its portfolio, enhance its profitability, and increase
dividends by constantly seeking to capture opportunities to expand its asset scale.

With regard to investment targets, JRF will carefully select prime real estate in the four categories of local
top-class large scale commercial facilities, commercial facilities near densely-populated areas, commercial
facilities in prime locations near major train stations, and street stores with prime locations/specialty store
buildings. JRF will also use its expertise to invest in a diverse array of product sales, restaurants, services,
and entertainment areas with a view to maximizing investment opportunities. As to investment techniques,
JRF, as one of the largest domestic buyers of commercial facilities, will be making use of its deal sources,
the largest and most diverse in Japan, and using bridge structures, etc. to establish a system to secure the

preferential negotiation rights of prime properties in a timely manner.

(2) Internal growth strategy

Through further enhancing SC management and the operating structure supporting it, JFR aims to improve
the quality of its portfolio going forward. SC management will realize renovation and expansion-based
strategic action plans with the goal of maintaining and improving the competitiveness of JRF’s commercial
facilities, and will also enact forward-looking measures to deal with problems and risks through the
continued monitoring of store and tenant business conditions, the discovery of issues such as problem spots
and room for increased value, and the repetition of the cycle of discovering and implementing solutions. In
addition, JFR will establish a flexible and comprehensive operational structure that organically links the
three functions that support SC management: general operation management, leasing, and engineering.

(3) Financial strategy

JRF will strive to undertake conservative leverage control while continuing to lengthen its long-term debt
to further enhance its financial base going forward.

In preparation for the future interest rate hike risk, JRF will build a stable debt structure from a long-term
perspective through negotiations with various financial institutions and comparison of financing conditions,
for the ultimate purpose of achieving the stable financial base necessary for the growth of the portfolio.

In addition, JRF will raise new long-term loans with maturity ranging from 5.5 to 10 years in order to
procure funds to redeem the fifth-series unsecured investment corporation bond of 20 billion yen that will
mature on May 23, 2012.

6. Subsequent events
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Outline of the Investment Corporation

1. Investment unit

Fiscal period

February 28, 2010 | August 31, 2010 | February 28, 2011 | August 31, 2011 | February 29, 201

Number of units authorized (Units) 2,000,000 8,000,000 8,000,000 8,000,000 8,000,000
Number of units issued and outstanding ~ (Units) 386,502 1,688,198 1,688,198 1,688,198 1,880,198
Number of unitholders (People) 11,556 17,079 17,695 18,003 19,549

Note  The Investment Corporation executed a four-for-one unit split effective on March 1, 2010.

2. Unitholders

Major unitholders as of February 29, 2012 were as follows:

Ratio of number of units

Number of units

owned to total number of

Name Add owned (Note 1)
(Units) %)
Japan Trustee Services Bank, Ltd. (Trust X
8-11, Harumi 1-chome, Chuo-ku, Tokyo 270,450 14.38
Account)
The Nomura Trust and Banking Co., Ltd. Trust 2-2, Otemachi 2-chome, Chiyoda-ku, Tokyo 148,008 7.87
Trust & Custody Services Bank, Ltd. (Securities Harumi Island Triton Square Office Tower Z, 8-12, 130.270 6.92
Investment Trust Account) Harumi 1-chome, Chuo-ku, Tokyo ’ ’
Government of Singapore Investment 168 ROBINSON ROAD #37-01 53.049 582
Corporation Pte Ltd. CAPITAL TOWER SINGAPORE 068912 ’ ’
BATIMENT A, 33, RUE DE GASPERICH, L-5826,
Nomura Bank Luxembourg S.A. 52,237 2.77
LUXEMBOURG
Master Trust Bank of J Ltd. (Trust
aster “rust Hank ot Japan, (Trus 11-3, Hamamatsu-cho 2-chome, Minato-ku, Tokyo 51,329 2.72
Account)
The Bank of New York Treaty JASDEQ AVENUE DES ARTS, 35 KUNSTLAAN, 1040 39.504 210
Account BRUSSELS, BELGIUM ’ '
P.0. BOX 351 BOSTON MASSACHUSETTS 02101
State Street Bank and Trust Company 36,131 1.92
U.S.A.
Mitsubishi Corporation 3-1, Marunouchi 2-chome, Chiyoda-ku, Tokyo 35,900 1.90
The Gibraltar Life Insurance Co., Ltd. (General .
13-10, Nagata-cho 2-chome, Chiyoda-ku, Tokyo 23,399 1.24
Account J-REIT)
Total 840,367 44.69
Note 1~ Ratio of number of units owned to total number of units issued is calculated by rounding down to the second decimal place.
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3. Officers

(1) Directors and independent auditor

Compensation or fee
for the six months ended

February 29, 2012 (Note 2)

Name Major additional post (Thousands of yen)
Executive Director Fuminori Imanishi Head of Retail Division of Mitsubishi Corp.-UBS Realty Inc. 80
Shuichi Namba Attorney-at-law of Momo-o, Matsuo & Namba 860
Supervisory Director Shuichi Namba Attorney-at-law of Momo-o, Matsuo & Namba 1,120
Masahiko Nishida President of Marks group Co., Ltd.
Certified public accountant / Tax accountant 1680
Masaharu Usuki Professor at Graduate School of Economics of Nagoya City
University 260
Independent auditor PricewaterhouseCoopers Aarata - 46,300
Note 1~ There is no investment unit of the Investment Corporation held by the Executive Director nor the Supervisory Directors in their own name or that of others. Although

Supervisory Directors may have additional post in other company than listed above, there is no conflict of interests between those companies including listed above and the

Investment Corporation.

Note 2 Compensation for Directors indicates actual payments, and the independent auditor’s fees consist of estimated audit fees on an accrual basis and ¥29,800 thousand of fees for

English financial statement audit and issuance of a comfort letter with respect to the public offering of new investment units.

(2) Changes in officers

Fuminori Imanishi (former Executive Director), Namba Shuichi (former Supervisory Director) and Masahiko

Nishida (former Supervisory Director) resigned their position on December 13, 2011. Namba Shuichi was

appointed Executive Director, also Masahiko Nishida and Masaharu Usuki were appointed Supervisory Director

on the same date. Their term of office is two years from December 13, 2011.

(3) Policy for dismissal of independent auditor

The Board of Directors shall decide taking various factors into consideration.

4. Name of asset manager and other administrator
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ication

Name

Asset manager

Mitsubishi Corp. - UBS Realty Inc.

Custodian

Mitsubishi UFJ Trust and Banking Corporation

Agency for unit investment securities transference and special account
administrator

Mitsubishi UFJ Trust and Banking Corporation

Special account administrator

Sumitomo Mitsui Trust Bank, Limited (Note 1)

General administrator (regarding book keeping)

Mitsubishi UFJ Trust and Banking Corporation

General administrator (regarding investment corporation bonds)

The Bank of Tokyo-Mitsubishi UFJ, Ltd.

General administrator (regarding income and other taxes)

Zeirishi-Hojin PricewaterhouseCoopers

Note 1~ The Chuo Mitsui Trust and Banking Company, Limited was merged into Sumitomo Mitsui Trust Bank, Limited on April 1, 2012.



Condition of investment assets

1. Composition of assets

As of August 31, 2011 As of February 29, 2012
Total of net Composition Total of net Composition
book value ratio book value ratio
Classification of assets Region (Millions of yen) (%) (Millions of yen) (%)
Tokyo metropolitan area 17,868 2.9 17,860 2.7
Real property Osaka and Nagoya metropolitan areas 4,965 0.8 4,965 0.8
Sub-total 22,834 3.7 22,826 3.5
Tokyo metropolitan area 286,046 46.0 299,660 45.4
Trust beneficial interest Osaka and Nagoya metropolitan areas 198,333 31.9 225,265 342
in real property Other metropolitan areas 90,356 14.6 86,396 13.1
Sub-total 574,735 92.5 611,323 92.7
Investments in Tokumei Kumiai agreements (Note 1) 854 0.1 - -
Bank deposits and other assets 22,952 3.7 25,196 3.8
Total assets ‘ 621,377 100.0 659,346 100.0
Note 1 Operators of the Tokumei Kumiai (anonymous association) are Retail Daikanyama Godo Kaisha, Retail Shinsaibashi Godo Kaisha and Retail Balloon Godo Kaisha.

2. Major property

The principal properties (top ten properties in net book value) as of February 29, 2012 were as follows:

Ratio of rental

Leasable Leased Occupancy revenue to total
Net book area area ratio rental revenues
Name of property value (Note 1) (Note 2) (Note 3) (Note 3) Major use
f (m’) (m’) % (%)
H(lgafhlf'T‘l"S“k? Aurora City 49,175 109,365.50 109,365.50 100.0 5.9 | Retail facilities
trust beneficial interest’
I\ffr“‘f“f“?ﬁl{ , 30,555 84,981.97 84,478.73 99.4 8.5 | Retail facilities
AEON MALL Musashi Murayama (Note 4) 29,407 | 137,466.97 | 137,466.97 100.0 4.0 | Retail facilities
(trust beneficial interest)
fEObN :V“?LL Ta"h‘yo Midorigaoka (Note 4) 290353 | 13229448 | 132.294.48 100.0 29 | Retail facilities
trust beneficial interest’
A(E_OEI ?’f?LL _T]S““’ml Ryokuchi (Note 4) 27,500 | 138,538.63 | 138,538.63 100.0 3.8 | Retal facilities
G(YRbE —_— 22,499 4.855.97 464133 95.6 24 | Retail facilities
trust beneficial interest’
AFONMALL ltami (Note 4 19,755 | 15790426 | 157,904.26 100.0 25 | Retail facilities
lfawi“aflafhl O)P A 18,588 18,848.20 18,848.20 100.0 15 | Retail facilities
A(“" bOth?ly ) 17,910 95.135.36 95.135.36 100.0 23 | Retail facilities
trust beneficial interest’
A(EOS\I f’ﬁ*LL ?app"m Hassamu (Note 4) 17,646 102,169.00 102,169.00 100.0 2.4 | Retail facilities

980,842.46

Note I~ “Leasable area” means the total leasable area of the building of each property used as stores, offices, etc. indicated in the lease agreement or the plan of such property and it
does not include the leasable area of warehouses and land (flat parking lots).

Note 2 “Leased area” means the total leased area of the building of each property used as stores, offices, etc. indicated in the lease agreement and it does not include the leased area of
warchouses and land (flat parking lots).

Note 3 “Occupancy ratio” (percentage of leased area against the leasable area at the end of accounting period) and “Ratio of rental revenue to total rental revenues” are calculated by
rounding to the nearest first decimal place.

Note 4  The names of these properties were changed for the six months ended February 29, 2012 as follows:

Old name New name
AEON MALL Musashi Murayama mu AEON MALL Musashi Murayama
AEON Yachiyo Midorigaoka Shopping Center AEON MALL Yachiyo Midorigaoka
AEON MALL Tsurumi Leafa AEON MALL Tsurumi Ryokuchi
AEON MALL Itami Terrace AEON MALL Itami
AEON Sapporo Hassamu Shopping Center AEON MALL Sapporo Hassamu
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3. Details of property
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Name of property

The retail facilities as of February 29, 2012 were as follows:

Location (Note 1)

Form of
nership

Leasable
arca

value at end
of period
(Note 3)

(Millions of yen)

Net book
value

(Millions of yen)

AEON Sendai Nakayama 35-40, Minami Nakayama 1-chome, Izumi-ku, Sendai-shi, Miyagi, etc Trust beneficial interest 46,248.96 10,500 9,372
Ito-Yokado Kawasaki (Note 4) 2-1 Oda-sakae 2-chome, Kawasaki-ku, Kawasaki-shi, Kanagawa, etc Trust beneficial interest 65,313.47 13,330 14,369
8953 Osaka Shinsaibashi Building 4-12, Minami Senba 3-chome, Chuo-ku, Osaka-shi, Osaka Trust beneficial interest 13,666.96 13,300 12,993
Narupark (Note 5) 232 Urasato 3-chome, Midori-ku, Nagoya-shi, Aichi Trust beneficial interest 15,220.73 5,340 8,071
G-Bldg. Minami Aoyama 02 (Note 6) 8-5, Minami Aoyama 5-chome, Minato-ku, Tokyo Trust beneficial interest 1,529.15 5,360 5,290
Nara Family 4-1, Saidaiji-higashimachi 2-chome, Nara-shi, Nara Trust beneficial interest 84,981.97 32,500 30,555
Abiko Shopping Plaza 11-1, Abiko 4-chome, Abiko-shi, Chiba, etc. Trust beneficial interest 42,865.74 12,100 9,973
Ito-Yokado Yabashira 15-8, Higurashi 1-chome, Matsudo-shi, Chiba, etc. Trust beneficial interest 21,308.78 1,840 1,454
Ito-Yokado Kamifukuoka Higashi 1-30, Ohara 2-chome, Fujimino-shi, Saitama Trust beneficial interest 28,316.18 6,650 6,321
Ito-Yokado Nishikicho 12-1, Nishikicho 1-chome, Warabi-shi, Saitama Trust beneficial interest 73,438.52 12,300 11,445
G-Bldg. Daikanyama 01 (Note 6) 35-17, Ebisu-Nishi 1-chome, Shibuya-ku, Tokyo Trust beneficial interest 599.79 1,270 1,245
G-Bldg. Jingumae 05 (Note 6) 32-5, Jingumae 2-chome, Shibuya-ku, Tokyo Trust beneficial interest 1,479.10 3,600 2,733
AEON MALL Higashiura 62-1, Aza-toueicho, Oaza-ogawa, Higashiuracho, Chita-gun, Aichi, etc Trust beneficial interest 129,124.73 10,200 7,606
AEON MALL Kashiihama (Note 6) 12-1, Kashiihama 3-chome, Higashi-ku, Fukuoka-shi, Fukuoka Trust beneficial interest 109,616.72 13,300 12,284
AEON MALL Sapporo Naebo (Note 6) 1-1, Higashinaebo 2jo 3-chome, Higashi-ku, Sapporo-shi, Hokkaido Trust beneficial interest 74,625.52 8,540 7,412
GYRE 10-1, Jingumae 5-chome, Shibuya-ku, Tokyo Trust beneficial interest 4,855.97 22,100 22,499
G-Bldg. Jingumae 04 (Note 6) 1-17, Jingumae 5-chome, Shibuya-ku, Tokyo Trust beneficial interest 540.78 1,200 872
Ito-Yokado Tsunashima 8-1, Tsunashima-Nishi 2-chome, Kohoku-ku, Yokohama-shi, Kanagawa Trust beneficial interest 16,549.50 4,850 4,842
Bic Camera Tachikawa 12-2, Akebonocho 2-chome, Tachikawa-shi, Tokyo, etc Trust beneficial interest 20,983.43 11,900 11,548
AEON Itabashi Shopping Center 6-1, Tokumaru 2-chome, Itabashi-ku, Tokyo Trust beneficial interest 72,748.34 12,700 11,431
G-Bldg. Kita Aoyama 01 (Note 6) 14-8, Kita-Aoyama 3-chome, Minato-ku, Tokyo Trust beneficial interest 492.69 1,320 970
AEON MALL Yamato 2-6, Shimotsuruma 1-chome, Yamato-shi, Kanagawa Trust beneficial interest 85,226.68 17,200 15,870
SEIYU Hibarigaoka 9-8, Sumiyoshicho 3-chome, Nishi-Tokyo-shi, Tokyo Trust beneficial interest 19,070.88 6,960 5,296
AEON Tobata Shopping Center 2-2, Shioi-cho, Tobata-ku, Kita-Kyushu-shi, Fukuoka Trust beneficial interest 93,258.23 6,010 5,688
AEON Takatsuki 47-2, Haginosho 3-chome, Takatsuki-shi, Osaka Trust beneficial interest 77,267.23 9,550 10,635
G-Bldg. Jiyugaoka 01 (Note 6) 9-17, Jiyugaoka 2-chome, Meguro-ku, Tokyo, etc. Trust beneficial interest 1,817.65 3,085 2,570
AEON Yagoto 2-1, Ishizaka, Kojimachi-aza, Showa-ku, Nagoya-shi, Aichi Trust beneficial interest 63,778.44 3,640 3,620
AEON Naha Shopping Center 10-2, Kanagusuku 5-chome, Naha-shi, Okinawa Trust beneficial interest 79,090.48 10,400 10,647
Cheers Ginza 9-5, Ginza 5-chome, Chuo-ku, Tokyo Trust beneficial interest 1,686.58 3,670 4,067
AEON Nishi-Otsu 11-1, Ohjigaoka 3-chome, Otsu-shi, Shiga Trust beneficial interest 62,717.26 10,700 12,692
Kyoto Family 1-1, Ikejiricho, Yamanouchi, Ukyo-ku, Kyoto-shi, Kyoto Trust beneficial interest 20,000.52 5,480 6,010
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Name of property

Location (Note 1)

Form of
ownership

Leasable
area
(Note 2)

(m’)

Appraisal
value at end
of period
(Note 3)

(Millions of yen)

Net book
value

(Millions of yen)

Higashi-Totsuka Aurora City 537-1, Shinanocho, Totsuka-ku, Yokohama-shi, Kanagawa, etc Trust beneficial interest 109,365.50 39,700 49,175
AEON Omiya 574-1, Kushibikicho 2-chome, Kita-ku, Saitama-shi, Saitama Trust beneficial interest 75,344.90 6,230 5,937
AEON TOWN Ogaki (Note 6) 233-1, Aza-nakashima, Mitsuzukacho, Ogaki-shi, Gifu etc. Trust beneficial interest 57,500.35 3,980 4,199
Kawaramachi OPA 385 Komeyacho,  Shijo-agaru,  Kawaramachi-dori, - Nakagyo-ku, | . ool interest 18,848.20 15,700 18,588
Kyoto-shi, Kyoto

AEON Ueda 12-18, Tsuneda 2-chome, Ueda-shi, Nagano Trust beneficial interest 61,349.07 7,970 8,669
AEON MALL Tsurumi Ryokuchi (Note 6) 17-1, Tsurumi 4-chome, Tsurumi-ku, Osaka-shi, Osaka Trust beneficial interest 138,538.63 25,400 27,500
AEON MALL Itami (Note 6) 1-1, Fujinoki 1-chome, Itami-shi, Hyogo Trust beneficial interest 157,904.26 17,600 19,755
Ito-Yokado Yotsukaido 5 Chuo, Yotsukaido-shi, Chiba Trust beneficial interest 59,207.19 10,000 13,373
Oyama Yuen Harvest Walk (Note 5) 1457 Oaza-Kizawa, Oyama-shi, Tochigi Trust beneficial interest 57,524.87 6,650 9,188
':)EON MALL Yachiyo Midorigaoka (Note 1-3, Midorigaoka 2-chome, Yachiyo-shi, Chiba Trust beneficial interest 132,294.48 21,800 29,353
G-Bldg. Jingumae 06 (Note 6) 28-3, Jingumae 6-chome, Shibuya-ku, Tokyo Real property 670.43 2,470 2,377
AEON MALL Sapporo Hassamu (Note 6) 1-1, Hassamu 8jo 12-chome, Nishi-ku, Sapporo-shi, Hokkaido Trust beneficial interest 102,169.00 16,700 17,646
Ario Otori 199-12, Otori Minami-cho 3-cho, Nishi-ku, Sakai-shi, Osaka etc. Trust beneficial interest 95,135.36 15,100 17,910
G-Bldg. Jingumae 01 21-5, Jingumae 4-chome, Shibuya-ku, Tokyo Real property 555.75 3,650 3,419
G-Bldg. Jingumae 02 9-9, Jingumae 4-chome, Shibuya-ku, Tokyo Trust beneficial interest 426.29 1,670 2,324
G DINING SAPPORO (Note 5) 3-3, Minami 3jo Nishi 3-chome, Chuo-ku, Sapporo-shi, Hokkaido, etc Trust beneficial interest 4,079.80 2,060 2,988
G-Bldg. Minami Aoyama 01 4-48, Minami Aoyama 5-chome, Minato-ku, Tokyo Real property 922.30 5,010 6,486
La Porte Aoyama (Note 5) 51-8, Jingumae 5-chome, Shibuya-ku, Tokyo Trust beneficial interest 4,152.08 9,210 9,308
AEON MALL Musashi Murayama (Note 6) 1-3, Enoki 1-chome, Musashimurayama-shi, Tokyo Trust beneficial interest 137,466.97 30,600 29,407
AEON MALL Kobe Kita 2-1, Kouzudai 8-chome, Kita-ku, kobe-shi, Hyogo Trust beneficial interest 128,031.55 16,000 14,867
G-Bldg. Shinjuku 01 1-8, Shinjuku 4-chome, Shinjuku-ku, Tokyo Trust beneficial interest 1,093.67 6,610 6,669
LIFE Taiheiji (Land with leasehold interest) | 43-6, Taiheiji 2-chome, Higashi Osaka-shi, Osaka Real property 3,898.01 1,320 1,304
FIFE Shimodera (Land with leaschold 5-23, Shimodera 2-chome, Naniwa-ku, Osaka-shi, Osaka, etc Real property 4,344.18 1,750 1,717
interest)

LIFE Kishibe (Land with leasehold interest) 2205-15, Haracho 4-chome, Suita-shi, Osaka, etc Real property 5,516.61 2,010 1,942
G-Bldg. Jingumae 03 30-12, Jingumae 3-chome, Shibuya-ku, Tokyo Real property 1,676.87 4,680 5,576
G-Bldg. Minami-Ikebukuro 01 (Note 5) 19-5, Minami Ikebukuro 1-chome, Toshima-ku Tokyo Trust beneficial interest 5,061.47 7,300 6,025
G-Bldg, Shinsaibashi 01 5-3, Shinsaibashisuji 2-chome, Chuo-ku, Osaka-shi, Osaka Trust beneficial interest 886.46 1,700 1,604
Kishiwada CanCan Bayside Mall 2-1, Minatomidori machi, Kishiwada-shi, Osaka, etc Trust beneficial interest 38,305.43 7,830 7,051
Makuhari Plaza (Note 7) 7701, Makuharicho 2-chome, Hanamigawa-ku, Chiba-shi, Chiba Trust beneficial interest 24,542.93 6,150 5,731
MrMax Nagasaki 26-1 Iwami machi, Nagasaki-shi, Nagasaki etc. Trust beneficial interest 12,115.09 2,810 2,498
Urban Terrace Jingumae 47-6, Jingumae 5-chome, Shibuya-ku, Tokyo Trust beneficial interest 1,719.19 4,010 2,823
Roundl Stadium Itabashi 16-13, Aioicho, Itabashi-ku, Tokyo Trust beneficial interest 14,828.74 2,610 2,418
Roundl Machida 13-14, Morino 1-chome, Machida-shi, Tokyo Trust beneficial interest 6,801.89 2,600 2,466
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Appraisal

Leasable value at end
Form of area of period Net book
Name of property Location (Note 1) ownership (Note 2) (Note 3) value

(m%) (Millions of yen) | (Millions of yen)

E\Lr:jgg;ilﬂ? f;ﬁ::gjl‘gimerm) 111-14, Aobadai 1-chome, Meguro-ku, Tokyo etc. Trust beneficial interest 904.04 2,100 1,842
G-Bldg. Shinsaibashi 02 (Note 8) 3-24, Shinsaibashi-suji 1-chome, Chuo-ku, Osaka-shi, Osaka Trust beneficial interest — 4,650 4,416
(S:gljv‘;fl]ei:;ﬁmlj:::z; Sennichimae 1, Namba 1-chome, Chuo-ku, Osaka-shi, Osaka etc. Trust beneficial interest 1,711.63 8,280 8,091
fz::;:;no Shoufudai (Land with leaschold 1138-1, Shofudai 1-chome, Izumisano-shi, Osaka Trust beneficial interest 44,009.52 2,800 2,657
;l;iceiel;a)nd Neyagawa (Land with leaschold 327-1, Taiseicho, Neyagawa-shi, Osaka etc. Trust beneficial interest 11,430.04 1,540 1,154
mozo wonder city (Note 7) (Note 9) 40-1, Futakatacho, Nishi-ku, Nagoya-shi, Aichi etc. Trust beneficial interest 86,722.83 5,400 5,282
Total ‘ 2,936,425.28 ‘ 614,545 634,149

Note 1  “Location” means the residence indication or the location indicated in the land registry book.

Note 2 “Leasable area” means the total leasable area of the building of each property used as stores, offices, etc. indicated in the lease agreement or the plan of such property and it
does not include the leasable area of warehouses and land (flat parking lots).

Note 3 “Appraisal value at end of period” shows the value appraised or researched by the real estate appraiser (CBRE K.K., Daiwa Real Estate Appraisal Co., Ltd., Japan Real Estate
Institute and Tanizawa S6gd Appraisal Co., Ltd.) in accordance with the methods and standard of assets valuation as stipulated in the Articles of Incorporation of the
Investment Corporation as well as the regulations as stipulated by The Investment Trusts Association, Japan.

Note 4  The name of the property was changed from ESPA Kawasaki to Ito-Yokado Kawasaki on March 1, 2012.

Note 5 These properties are leased in the form of a pass-through master lease agreement and the “Leasable area” of the properties shows the leasable area to the end tenants.

Note 6  The names of these properties were changed for the six months ended February 29, 2012 as follows:

Old name New name
8953 Minami Aoyama Building G-Bldg. Minami Aoyama 02
8953 Daikanyama Building G-Bldg. Daikanyama 01
8953 Harajuku Face Building G-Bldg. Jingumae 05
AEON Kashiihama Shopping Center AEON MALL Kashiihama
AEON Sapporo Naebo Shopping Center AEON MALL Sapporo Naebo
Esquisse Omotesando Annex G-Bldg. Jingumae 04
8953 Kita Aoyama Building G-Bldg. Kita Aoyama 01
8953 Jiyugaoka Building G-Bldg. Jiyugaoka 01
Loc City Ogaki AEON TOWN Ogaki
AEON MALL Tsurumi Leafa AEON MALL Tsurumi Ryokuchi
AEON MALL Itami Terrace AEON MALL Itami
AEON Yachiyo Midorigaoka Shopping Center AEON MALL Yachiyo Midorigaoka
8953 Jingumae6 Building G-Bldg. Jingumae 06
AEON Sapporo Hassamu Shopping Center AEON MALL Sapporo Hassamu
AEON MALL Musashi Murayama mu AEON MALL Musashi Murayama

Note 7 These properties are leased partially in the form of a pass-through master lease agreement and the “Leasable area” of the properties shows the leasable area to the end tenants.

Note 8  “Leasable area” is undisclosed because the consent from the tenant has not been acquired.

Note 9 Although the Investment Corporation owns 10% of the share of quasi-co-ownership in respect of mozo wonder city, the “Leasable area” above shows the total area of the

property.

Operating results of each retail facility for the six months ended August 31, 2011 and February 29, 2012 were as

follows:

Rental and

For the months ended

Ratio of rental

Rental and

Ratio of rental

Number Occupancy other revenue to total| Number other revenue to total
of tenants ratio operating rental revenues | of tenants operating rental revenues
Name of (Note 1) (Note 2) revenues (Note 2) (Note 1) (Note 2) nues (Note 2)
(%) (Millions of yen) (%) (%) (Millions of yen) (%)

AEON Sendai Nakayama 2 100.0 435 2.0 2 100.0 429 1.8
Ito-Yokado Kawasaki 5 100.0 490 2.3 5 100.0 495 2.1
8953 Osaka Shinsaibashi Building 1 100.0 407 1.9 1 100.0 389 1.6
Hakata Riverain (Note 3) 58 80.8 386 1.8 - - 356 1.5
Narupark (Note 4) 48 100.0 374 1.7 48 100.0 363 1.5
G-Bldg. Minami Aoyama Building 02 3 90.4 161 0.7 3 90.4 161 0.7
Nara Family 123 99.7 2,022 9.3 118 99.4 2,017 8.5
Abiko Shopping Plaza 60 100.0 669 3.1 55 99.9 714 3.0




For the six months ended

February 29, 2012

Rental and | Ratio of rental Rental and | Ratio of rental

Number | Occupancy other revenue to total| Number Occupancy other revenue to total

of tenants ratio operating re es| of tenants ratio operating  [rental revenues

Name of property (Note 1) (Note 2) revenues (Note 2) (Note 1) (Note 2) revenues (Note 2)
(%) (Millions of yen) (%) (%) (Millions of yen) (%)

Ito-Yokado Yabashira 1 100.0 78 0.4 1 100.0 78 0.3
Ito-Yokado Kamifukuoka Higashi 1 100.0 256 1.2 1 100.0 256 1.1
Ito-Yokado Nishikicho 1 100.0 444 2.0 1 100.0 444 1.9
G-Bldg. Daikanyama 01 2 100.0 39 0.2 2 100.0 40 0.2
G-Bldg. Jingumae 05 4 84.8 91 0.4 5 100.0 92 0.4
AEON MALL Higashiura 1 100.0 478 22 1 100.0 480 2.0
AEON MALL Kashiithama 1 100.0 477 22 1 100.0 477 2.0
AEON MALL Sapporo Naebo 1 100.0 377 1.7 1 100.0 377 1.6
GYRE 19 95.6 595 2.7 20 95.6 569 2.4
G-Bldg. Jingumae 04 2 100.0 41 0.2 2 100.0 32 0.1
Ito-Yokado Tsunashima 1 100.0 180 0.8 1 100.0 180 0.8
Bic Camera Tachikawa 2 100.0 389 1.8 2 100.0 389 1.7
AEON Itabashi Shopping Center 1 100.0 668 3.1 1 100.0 588 2.5
G-Bldg. Kita Aoyama 01 3 100.0 34 0.2 3 100.0 34 0.1
AEON MALL Yamato 1 100.0 534 2.4 1 100.0 537 2.3
SEIYU Hibarigaoka 1 100.0 261 1.2 1 100.0 261 1.1
AEON Tobata Shopping Center 1 100.0 315 1.4 1 100.0 315 1.3
AEON Takatsuki 1 100.0 414 1.9 1 100.0 414 1.8
G-Bldg. Jiyugaoka 01 9 98.2 88 0.4 10 100.0 87 0.4
AEON Yagoto 2 100.0 148 0.7 2 100.0 148 0.6
AEON Naha Shopping Center 1 100.0 400 1.8 1 100.0 398 1.7
Cheers Ginza 10 100.0 105 0.5 10 100.0 108 0.5
AEON Nishi-Otsu 1 100.0 375 1.7 1 100.0 375 1.6
Kyoto Family 65 99.9 617 2.8 65 99.9 614 2.6
Higashi-Totsuka Aurora City 4 100.0 1,385 6.4 4 100.0 1,387 5.9
AEON Omiya 1 100.0 186 0.9 1 100.0 192 0.8
AEON TOWN Ogaki 1 100.0 328 1.5 1 100.0 329 14
Kawaramachi OPA 1 100.0 363 1.7 1 100.0 363 1.5
AEON Ueda 1 100.0 297 1.4 1 100.0 297 1.3
AEON MALL Tsurumi Ryokuchi 1 100.0 895 4.1 1 100.0 896 3.8
AEON MALL Itami 1 100.0 582 2.7 1 100.0 582 2.5
Ito-Yokado Yotsukaido 1 100.0 290 1.3 1 100.0 290 1.2
Oyama Yuen Harvest Walk (Note 4) 68 99.6 573 2.6 67 99.5 566 2.4
AEON MALL Yachiyo Midorigaoka 1 100.0 686 3.1 1 100.0 686 2.9
G-Bldg. Jingumae 06 4 100.0 59 0.3 4 100.0 61 0.3
AEON MALL Sapporo Hassamu 1 100.0 577 2.6 1 100.0 577 2.4
Ario Otori 1 100.0 554 2.5 1 100.0 547 2.3
G-Bldg. Jingumae01 2 100.0 82 0.4 2 100.0 76 0.3




For the six months ended

February 29, 2012

Rental and Ratio of rental Rental and | Ratio of rental
Number Occupancy other revenue to total|] Number Occupancy other revenue to total
of tenants ratio ating rental revenues | of tenants ratio operating rental revenues
Name of property (Note 1) (Note 2) (Note 2) (Note 1) (Note 2) revenues (Note 2)
(%) (%) (%) (Millions of yen) (%)
G-Bldg. Jingumae02 3 100.0 30 0.1 3 100.0 30 0.1
G DINING SAPPORO (Note 4) 16 68.0 73 0.3 16 68.7 77 0.3
G-Bldg. Minami Aoyama 01 1 36.1 11 0.1 2 100.0 23 0.1
La Porte Aoyama (Note 4) 18 80.0 258 1.2 18 83.4 255 1.1
AEON MALL Musashi Murayama 1 100.0 955 4.4 1 100.0 949 4.0
AEON MALL Kobe Kita 1 100.0 587 2.7 1 100.0 578 2.5
G-Bldg. Shinjuku 01 1 100.0 160 0.7 1 100.0 160 0.7
LIFE Taiheiji (Land with leasehold interest) 1 100.0 48 0.2 1 100.0 48 0.2
LIFE Shimodera (Land with leasehold 1 100.0 56 03 1 100.0 56 02
interest)
LIFE Kishibe (Land with leasehold 1 100.0 68 03 1 100.0 68 03
interest)
G-Bldg. Jingumae 03 2 32.0 11 0.1 4 72.1 29 0.1
G-Bldg. Minami-Ikebukuro 01 (Note 4) 8 100.0 239 1.1 8 100.0 263 1.1
G-Bldg. Shinsaibashi 01 2 100.0 61 0.3 2 100.0 61 0.3
Kishiwada CanCan Bayside Mall - - - - 113 98.5 694 2.9
Makubhari Plaza (Note 5) - - - - 6 100.0 179 0.8
MrMax Nagasaki (Note 6) - - - - 2 100.0 - -
Urban Terrace Jingumae - - - - 2 100.0 85 0.4
Roundl Stadium Itabashi - - - - 1 100.0 81 0.3
Roundl Machida - - - - 1 100.0 77 0.3
Arkangel Daikanyama R R R R 1 100.0 ) )
(Land with leasehold interest) (Note 6) }
G-Bldg. Shinsaibashi 02 (Note 6) - - - - 1 100.0 - -
[ Tentative] Roundl Namba Sennichimae
(Land with leasehold interest) - - - - ! 1000 154 0.7
Izumisano Shoufudai (Land with leasehold ) ) ) ) 5 100.0 ) )
interest) (Note 6) |
Tecc Land Neyagawa (Land with leasehold R R R R 1 100.0 ) )
interest) (Note 6) }
mozo wonder city (Note 5) - - - - 224 99.7 273 1.2
Total 576 99.6 ‘ 21,789 100.0 868 99.8 23,634 ‘ 100.0

Note 1  “Numbers of tenants” is based upon the numbers of the lease agreements of the buildings of each such property used as stores, offices, etc.

Note 2 “Occupancy ratio” (percentage of leased area against the leasable area at the end of accounting period) and “Ratio of rental revenue to total rental revenues” are calculated by
rounding to the nearest first decimal place.

Note 3 The property was sold on February 29, 2012.

Note 4  “Number of tenants” and “Occupancy ratio” for a pass-through master leased property are presented on an end-tenant basis.

Note 5 “Number of tenants” and “Occupancy ratio” for the properties which are leased partially in the form of a pass-through master lease are presented on an end-tenant basis.

Note 6  Rental revenue is undisclosed because the consent from the tenant has not been acquired.



4. Details of specified transaction

The details of specified transaction as of February 29, 2012 were as follows:

Notional contract amount
(Mil y Fair value (Note 1)
Classification Transaction Over 1 year (Millions of yen)

Interest rate swaps
Over-the-counter . ) . 25,000 25,000 (496)
(Floating-rate to fixed-rate interest)
- w 25000

Total 25,000

(496)
Note 1 The fair value is estimated by a counter party of the interest rate swap contracts using market interest rates and other assumptions.

Note 2 The interest rate swaps are not measured at fair value in the balance sheets because all interest rate swaps qualify for hedge accounting and meet specific criteria in accordance
with the Accounting Standard Board of Japan Statement No.10, “Accounting Standard for Financial Instruments” revised on March 10, 2008.

5. Other assets

Real property and trust beneficial interests in real property are included the above table in “3. Details of property”.
There was no other significant specified asset as of February 29, 2012.
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Capital expenditures for property

1. Schedule of capital expenditures

The significant plan for capital expenditures on property maintenance as of February 29, 2012 was as below. The

amounts of estimated cost shown in the below table are including expenses which will be charged to income.

Name of property

Location

Purpose

Scheduled term for
construction or

maintenance

March 2012 to July

Estimated cost (millions of yen)

Total

Advance
Payment for the six
months ended advanced

February 29,2012 |  payment

Mall

2012

Narupark Nagoya-shi, Aichi Reinforcement work 2012 118 8 9
AI?ON MALL Yachiyo Yachiyo-shi, Chiba Construction for activating Septeml?er 2011 to 50 i )
Midorigaoka plan April 2012
I t truction fi
, ' mprovement construction for June 2012 to July
Kyoto Family Kyoto-shi, Kyoto water supply system of rest 2012 44 - -
room
Higashi-Totsuka Aurora Yokohama-shi, . March 2012 to May
. Repair of outer wall 35 - -
City Kanagawa 2012
Kishiwada CanCan Baysid April 2012 to J
1snwaca Lant-an Baysite | Kishiwada-shi, Osaka | Saving-energy pri o June 32 ; -

2. Capital expenditures for the six months ended February 29, 2012
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Maintenance expenditures on property for the six months ended February 29, 2012 were totaling to ¥1,110 million

consisting of ¥1,002 million of capital expenditures stated as below and ¥107 million of repair and maintenance

expenses charged to income.

Term for ction or Capital expenditures
Name of property Location Purpose maintenance (Millions of yen)
AEON Sendai Nakayama Sendai-shi, Miyagi Pile driving at housing exhibition lot July 2011 to October 2011 183
. o Renewal construction of kitchen December 2011 to January
AEON Sendai Nakayama Sendai-shi, Miyagi . 50
equipment 2012
. o Renewal construction of smokeproof
AEON Sendai Nakayama Sendai-shi, Miyagi . . February 2012 46
wall at main building
AEON MALL Higashiura Chita-gun, Aichi Renewal construction May 2011 to September 2011 38
Yamato-shi, L X October 2011 to November
AEON MALL Yamato Installment of LED lighting equipment 30
Kanagawa 2011
Others - - 653

Total 1,002




3. Reserved funds for long-term maintenance plan
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The Investment Corporation has reserved funds as below to appropriate for future expenditures on large-scale

maintenance based on a long-term maintenance plan.
(Millions of yen)

As of /for th

Reserved funds at beginning of period 384 2 256 2 -
Increase 32 (Note 3) 724 - 11 -
Decrease (Note 2) 414 (Note 2) 470 (Note 4) 254 (Note 2) 13 -
Reserved funds at end of period 2 256 2 - -

Note 1~ The Investment Corporation does not reserve funds for the long-term maintenance plan when depreciation for each fiscal period exceeds following two items. Accordingly, the

above table shows funds reserved in trust based on trust agreements and funds succeeded from a former owner through a purchase of trust beneficiary interests.
Item A: Scheduled amounts to be reserved as funds for the long-term maintenance plan in each fiscal period
Item B: Maintenance expenditures scheduled in the long-term maintenance plan in each fiscal period
Note 2 The funds decreased for efficient usage.
Note 3 The amount includes funds acquired by merger.
Note 4  The decrease was mainly due to disposal of 18 properties (office, residential and residential plus retail) on September 3, 2010.



Condition of expenses and liabilities

1. Details of asset management expenses

For the six months ended

19" fiscal period

(Thousands of yen)

20" fiscal period
For the six months ended

Item August 31, 2011 February 29, 2012
Asset management fees 1,885,904 1,984,681
Custodian fees 24,667 23,992
General administration fees 112,693 103,775
Compensation for Directors 3,480 4,300
Other operating expenses 114,534 126,636
,141,27 2,243,385

2. Borrowings
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Borrowings as of February 29, 2012

were as follows:

Balance as of

August 31,

Average

Borrowing 2011 Repayment
Name of lender Date (Millions of yen) (Note 1) Due date method REHEN'S
Short-term | The Bank of Tokyo-Mitsubishi UFJ, Ltd. 3,875 -
- — " " Lump sum Unsecured and
Mitsubishi UFJ Trust and Banking Corporation September 3, 2010 3,487 - 0.7 September 2, 2011 Note 12
(Note 7) unguaranteed
Sumitomo Mitsui Trust Bank, Limited (Note 2) 2,712 -
Lump sum Unsecured and
The Bank of Fukuoka, Ltd. September 17, 2010 3,000 - 0.6 September 16, 2011 Note 12
(Note 7) unguaranteed
Lump sum Unsecured and
The Chugoku Bank, LTD. September 30, 2010 2,000 - 0.8 September 30, 2011 Note 12
(Note 7) unguaranteed
. October 14, 2011 Lump sum Unsecured and
Mizuho Corporate Bank, Ltd. October 15, 2010 2,000 - 1.0 Note 12
(Note 4) (Note 7) unguaranteed
November 1, 2011 Lump sum Unsecured and
Shinsei Bank, Limited November 1, 2010 1,500 - 0.6 P Note 12
(Note 5) (Note 7) unguaranteed
The Bank of Tokyo-Mitsubishi UFJ, Ltd. 5,152 -
- — " N Lump sum Unsecured and
Mitsubishi UFJ Trust and Banking Corporation February 8, 2011 4,373 - 0.7 February 8, 2012 Note 12
(Note 7) unguaranteed
Sumitomo Mitsui Trust Bank, Limited (Note 2) 3,475 -
Lump sum Unsecured and
The Chugoku Bank, LTD. June 17,2011 2,000 - 0.8 September 30, 2011 Note 12
(Note 7) unguaranteed
The Bank of Tokyo-Mitsubishi UFJ, Ltd. 5,000 -
- — " N Lump sum Unsecured and
Mitsubishi UFJ Trust and Banking Corporation August 26, 2011 4,500 - 0.6 September 22, 2011 Note 14
(Note 7) unguaranteed
Sumitomo Mitsui Trust Bank, Limited (Note 2) 3,500 -
Lump sum Unsecured and
The Bank of Fukuoka, Ltd. September 16, 2011 - 3,000 0.6 September 14, 2012 Note 12
(Note 7) unguaranteed
Lump sum Unsecured and
The Chugoku Bank, LTD. September 30, 2011 - 2,000 0.8 May 22, 2012 P Note 12
(Note 7) unguaranteed
The Bank of Tokyo-Mitsubishi UFJ, Ltd. - 4,438
- — - - February 8, 2013 Lump sum Unsecured and
Mitsubishi UFJ Trust and Banking Corporation February 8, 2012 - 3,767 0.5 Note 12
(Note 6) (Note 7) unguaranteed
Sumitomo Mitsui Trust Bank, Limited (Note 2) - 2,993
Sub-total 46,575 16,200
Long-term Lump sum Unsecured and
Aozora Bank, Ltd. August 29, 2008 7,400 7,400 1.0 August 29, 2013 P Note 12
(Note 7) unguaranteed
Mizuho Corporate Bank, Ltd. 3,000 - Unsecured and
September 30, 2008 0.9 September 30, 2011 Lump sum Note 13
Saitama Resona Bank, Limited 1,000 - unguaranteed
Unsecured and
Development Bank of Japan Inc. September 30, 2008 3,000 3,000 1.0 September 30, 2013 Lump sum Note 13
unguaranteed
. - . . Unsecured and
Sumitomo Mitsui Banking Corporation November 4, 2008 34,510 34,310 1.6 March 1, 2015 Note 8 Note 12
unguaranteed
Unsecured and
Development Bank of Japan Inc March 30, 2009 4,550 4,450 1.3 March 30, 2014 Note 9 Note 13
unguaranteed
Unsecured and
Development Bank of Japan Inc July 30, 2009 13,850 13,550 1.8 July 30, 2016 Note 10 Note 13
unguaranteed
R Unsecured and
Development Bank of Japan Inc July 30, 2009 18,466 18,066 22 July 30,2018 Note 11 Note 13
unguaranteed
American Family Life Assurance Company of Unsecured and
Y pany September 4, 2009 5,000 5,000 3.0 September 4, 2019 Lump sum Note 12
Columbus unguaranteed
The Bank of Tokyo-Mitsubishi UFJ, Ltd. 3,143 3,143
- — " " Lump sum Unsecured and
Mitsubishi UFJ Trust and Banking Corporation September 30, 2009 2,714 2,714 1.2 September 30, 2014 Note 13
(Note 7) unguaranteed
Sumitomo Mitsui Trust Bank, Limited (Note 2) 2,143 2,143
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Note 1
Note 2
Note 3
Note 4
Note 5
Note 6

Note 7
Note 8

Note 9

Note 10

Note 11

Note 12
Note 13
Note 14
Note 15
Note 16

Balance as of

Average

August 31, February 29, | interest rate
g 2011 Repayment
Name of lender e (Millions of yen) | (Millions of yep) No Due date method s Remarks
Mizuho Corporate Bank, Ltd. 5,000 5,000
The Shinkumi Federation Bank 3,000 3,000 L U dand
ump sum nsecured an
The Hiroshima Bank Ltd. February 7, 2011 1,500 1,500 0.8 February 5, 2016 P Note 13
(Note 7) unguaranteed
The Senshu Ikeda Bank, Ltd. 1,000 1,000
The Minato Bank, Ltd. 500 500
The Bank of Tokyo-Mitsubishi UFJ, Ltd. 5,550 5,550
- — " N Lump sum Unsecured and
Mitsubishi UFJ Trust and Banking Corporation March 31, 2011 4,710 4,710 0.7 September 28, 2018 Note 14
(Note 7) unguaranteed
Sumitomo Mitsui Trust Bank, Limited (Note 2) 3,740 3,740
The Bank of Tokyo-Mitsubishi UFJ, Ltd. 7,930 7,930
— - - 1.5 Lump sum Unsecured and
Mitsubishi UFJ Trust and Banking Corporation March 31, 2011 6,730 6,730 March 29, 2019 Note 14
(Note 3) (Note 7) unguaranteed
Sumitomo Mitsui Trust Bank, Limited (Note 2) 5,340 5,340
Lump sum Unsecured and
Sumitomo Mitsui Banking Corporation March 31, 2011 5,000 5,000 0.9 March 30, 2018 P Note 13
(Note 7) unguaranteed
The Bank of Tokyo-Mitsubishi UFJ, Ltd. - 1,982
" . - " Lump sum Unsecured and
Mitsubishi UFJ Trust and Banking Corporation September 22, 2011 - 1,682 0.9 September 22, 2021 Note 15
(Note 7) unguaranteed
Sumitomo Mitsui Trust Bank, Limited (Note 2) - 1,335
The Bank of Tokyo-Mitsubishi UFJ, Ltd. - 3,965
Lump sum Unsecured and
Mitsubishi UFJ Trust and Banking Corporation September 22, 2011 - 3,365 0.9 September 22, 2021 Note 15
(Note 7) unguaranteed
Sumitomo Mitsui Trust Bank, Limited (Note 2) - 2,670
Lump sum Unsecured and
The Bank of Fukuoka, Ltd. September 22, 2011 - 2,000 0.6 September 22, 2016 Note 13
(Note 7) unguaranteed
The Bank of Tokyo-Mitsubishi UFJ, Ltd. - 3,875
Lump sum Unsecured and
Mitsubishi UFJ Trust and Banking Corporation September 22, 2011 - 3,487 0.8 September 18, 2020 Note 14
(Note 7) unguaranteed
Sumitomo Mitsui Trust Bank, Limited (Note 2) - 2,712
The Bank of Tokyo-Mitsubishi UFJ, Ltd. - 5,000
- — " " Lump sum Unsecured and
Mitsubishi UFJ Trust and Banking Corporation September 22, 2011 - 4,500 0.8 March 19, 2020 Note 14
(Note 7) unguaranteed
Sumitomo Mitsui Trust Bank, Limited (Note 2) - 3,500
) o . ) Lump sum Unsecured and
Sumitomo Mitsui Banking Corporation September 30, 2011 - 2,000 1.0 September 30, 2020 Note 15
(Note 7) unguaranteed
) L . . Lump sum Unsecured and
Sumitomo Mitsui Banking Corporation September 30, 2011 - 3,500 0.8 March 30, 2018 Note 15
(Note 7) unguaranteed
Lump sum Unsecured and
Shinsei Bank, Limited September 30, 2011 - 2,500 0.8 September 28, 2018 P Note 13
(Note 7) unguaranteed
Lump sum Unsecured and
Shinsei Bank, Limited September 30, 2011 - 4,000 0.8 September 28, 2018 P Note 13
(Note 7) unguaranteed
Lump sum Unsecured and
Resona Bank, Limited. September 30, 2011 - 2,500 0.6 September 30, 2016 P Note 13
(Note 7) unguaranteed
Lump sum Unsecured and
The 77 Bank, Ltd. September 30, 2011 - 1,000 0.6 September 30, 2016 P Note 13
(Note 7) unguaranteed
The Bank of Tokyo-Mitsubishi UFJ, Ltd. - 3,172
Lump sum Unsecured and
Mitsubishi UFJ Trust and Banking Corporation December 21, 2011 - 2,692 0.7 December 20, 2019 Note 16
(Note 7) unguaranteed
Sumitomo Mitsui Trust Bank, Limited (Note 2) - 2,136
The Bank of Tokyo-Mitsubishi UFJ, Ltd. - 2,775
- — " " Lump sum Unsecured and
Mitsubishi UFJ Trust and Banking Corporation December 21, 2011 - 2,355 0.7 June 21, 2019 Note 16
(Note 7) unguaranteed
Sumitomo Mitsui Trust Bank, Limited (Note 2) - 1,869
0.8 Lump sum Unsecured and
The Chugoku Bank, LTD. December 21, 2011 - 3,000 December 21, 2016 Note 13
(Note 3) (Note 7) unguaranteed
- 0.8 Lump sum Unsecured and
Resona Bank, Limited. December 21, 2011 - 2,000 December 21, 2016 Note 13
(Note 3) (Note 7) unguaranteed
Sub-total 148,776 219,351

235,551

The average interest rate indicates a weighted average of interest rates, rounded to the first decimal place.

The Sumitomo Trust and Banking Co., Ltd changed to Sumitomo Mitsui Trust Bank, Limited due to merger on April 1, 2012.

The borrowings are hedged by interest rate swaps and the average interest rate of the borrowings is calculated adjusting the effect of the interest rate swaps.

The Investment Corporation had repaid ¥2,000 million on September 30, 2011 in advance of the due date.

The Investment Corporation had repaid ¥1,500 million on September 30, 2011 in advance of the due date.

The Investment Corporation had made a partial repayment amounting to ¥1,800 million out of the initial principal (¥13,000 million) on February 29, 2012 in advance of the due
date.

The Investment Corporation may repay all or part of principal of the borrowing on interest payment date.

The principal is repaid on each interest payment date until November 4, 2011 at an amount of ¥100 million for each interest payment date and November 4, 2011. The
amortization after November 5, 2011 is not scheduled and the remaining balance is repaid on due date. The interest payment date is March 31, 2010 at first, and thereafter the
30" of March, June, September and December, and duve date.

The principal is repaid on each interest payment date at an amount corresponding to 4% of the initial principal (¥5,000 million) per year, and the remaining balance is repaid on
due date. The interest payment date is June 30, 2009 at first, and thereafter the 30" of March, June, September and December, and due date. The balance as of February 29,
2012, includes ¥200 million of current portion of long-term borrowings.

The principal is repaid on each interest payment date at an amount corresponding to 4% of the initial principal (¥15,000 million) per year, and the remaining balance is repaid
on due date. The interest payment date is September 30, 2009 at first, and thereafter the 30" of March, June, September and December, and due date. The balance as of
February 29, 2012, includes ¥600 million of current portion of long-term borrowings.

The principal is repaid on each interest payment date at an amount corresponding to 4% of the initial principal (¥20,000 million) per year, and the remaining balance is repaid
on due date. The interest payment date is September 30, 2009 at first, and thereafter the 30" of March, June, September and December, and due date. The balance as of
February 29, 2012, includes ¥800 million of current portion of long-term borrowings.

The funds were mainly appropriated to purchasing real property or trust beneficiary interests in real property and repayment of borrowings or tenant guarantee deposits.

The funds were mainly appropriated to repayment of borrowings.

The funds were appropriated to repayment of borrowings.

The funds were appropriated to purchasing real property or trust beneficiary interests in real property and miscellaneous expenses relating to the acquisition.

The funds were appropriated to repayments of corporate bonds.




3. Investment corporation bonds

Balance as of

August February
31,2011 29,2012 Interest Repayment
Name of bonds ssuance date (Millions of yen) | (Millions of yen) rate Maturity date method s Remarks

Second series unsecured investment corporation bonds February 9, 2005 15,000 15,000 1.73 February 9, 2015 Lump sum (Note 1) [ Note 2 |Unsecured and unguaranteed
Third series unsecured investment corporation bonds February 22, 2006 10,000 10,000 2.02 February 22,2016 Lump sum (Note 1) [ Note 2 |Unsecured and unguaranteed
Fourth series unsecured investment corporation bonds December 22, 2006 20,000 - 1.60 December 22, 2011 | Lump sum (Note 1) [ Note 2 [Unsecured and unguaranteed
Fifth series unsecured investment corporation bonds May 23, 2007 20,000 20,000 1.60 May 23,2012 Lump sum (Note 1) [ Note 2 |Unsecured and unguaranteed
Sixth series unsecured investment corporation bonds May 23, 2007 15,000 15,000 2.17 May 23, 2017 Lump sum (Note 1) | Note 2 [Unsecured and unguaranteed

tal 80,000

Note 1 The Investment Corporation may repurchase bonds at any time on or after the next day of issuance except for the case that transferring term is otherwise limited.
Note 2 The funds were appropriated to repayment of borrowings or working capital.

4. Short-term investment corporation bonds

None
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Condition of investment transactions

1. Transactions of property and asset-backed securities, etc.

Acquisition

(Millions of yen)

Gain (loss) on

Date of Acquisition cos Disposal disposal
Name of real property, etc. acquisition (Note 1) Date of disposal amount Net book value (Note 2)

Kishiwada CanCan Bayside Mall September 22, 2011 7,000 - - - -
Makubhari Plaza September 22, 2011 5,700 - - -
MrMax Nagasaki September 22, 2011 2,475 - - -
Urban Terrace Jingumae September 26, 2011 2,797 - - -
Round]l Stadium Itabashi September 26, 2011 2,400 - - -
Roundl Machida September 26, 2011 2,450 - - -
Arkangel Daikanyama (Land with

. September 27, 2011 1,820 - - -
leasehold interest)
G-Bldg. Shinsaibashi 02 September 27, 2011 4,380 - - -

[ Tentative] Round1 Namba

Sennichimae (Land with leasehold September 27, 2011 8,000 - - -
interest)
Izumisano Shoufudai (Land with

B September 28, 2011 2,625 - - -
leasehold interest)
Tt Land N Land with

eec Land Neyagawa (Land wi September 28, 2011 1,135 - - -

leasehold interest)
mozo wonder city October 3, 2011 5,250 - - -
AEON Naha Shopping Center December 20, 2011 130 - - -
Hakata Riverain - - | February 29,2012 1,800 5,760 (3,999)

46,162,

Note 1 The acquisition cost indicates each contracted amount of the property in the purchase agreement excluding related expenses (brokerage fee, taxes, etc.).
Note 2 Gain (loss) on disposal is after deducing related expenses.

(Reference)
In addition to above transactions, a floor expansion construction at AEON Itabashi Shopping Center was capitalized at a cost of ¥11 million

on November 25, 2011.

2. Transactions of other assets

Other assets than property or asset-backed securities, etc. are mainly bank deposits and bank deposits in trust.
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3. Research for specified assets value, etc.
(1) Property

(i) Researched value

(Millions of yen)

Acquisition cost/

Acquisition/ Date of Disposal amount Researched value
Disposal Name of pr rty quisi Spos: (Note 1) (Note 2)

Acquisition Kishiwada CanCan Bayside Mall September 22, 2011 7,000 7,680

Acquisition Makuhari Plaza September 22, 2011 5,700 6,130

Acquisition MrMax Nagasaki September 22, 2011 2,475 2,810

Acquisition Urban Terrace Jingumae September 26, 2011 2,797 4,000

Acquisition Roundl Stadium Itabashi September 26, 2011 2,400 2,600

Acquisition Roundl Machida September 26, 2011 2,450 2,590
Ark 1 Daik: Land with 1 hold

Acquisition . tkangel Daikanyama (Land with leaseho September 27, 2011 1,820 2,120
interest)

Acquisition G-Bldg. Shinsaibashi 02 September 27, 2011 4,380 4,570

L [Tentative] Roundl Namba Sennichimae
Acquisition . X September 27, 2011 8,000 8,210
(Land with leasehold interest)

Izumisano Shoufudai (Land with leasehold

Acquisition . September 28, 2011 2,625 2,800
interest)
. Tecc Land Neyagawa (Land with leasehold
Acquisition . September 28, 2011 1,135 1,540
interest)
Acquisition mozo wonder city October 3, 2011 5,250 5,370
(i1) Appraisal value

(Millions of yen)

Acquisition cost/

Acquisition/ N Date of ) Appraisal N . N .
R Name of property e Disposal amount Name of appraiser Date of appraisal
Disposal acquisition/disposal value
(Note 1)
. AEON Naha
Acquisition December 20, 2011 130 131 CBRE K.K. November 1, 2011

Shopping Center

Japan Real Estate

Disposal Hakata Riverain February 29, 2012 1,800 2,470 February 1, 2014

Institute

Note 1~ The acquisition cost indicates each contracted amount of the property in the purchase agreement excluding related expenses (brokerage fee, taxes, etc.).

Note 2 The researched value was reported by PricewaterhouseCoopers Aarata in accordance with the Japan Institute of Certified Public Accountants Industrial Audit Committee
Report No.23, “Research for Specified Assets Value held by Investment Trusts and Investment Corporations”. The report includes necessary information to specify property
held by the Tokumei Kumiai operator.

(Reference)
The floor expansion construction at AEON Itabashi Shopping Center which was capitalized at a cost of ¥11 million on November 25, 2011,

was not researched for the value because appraisal value was unavailable.

(3) Other transaction
For the six months ended February 29, 2012, two interest rate swap contracts were subject to the research in
accordance with Article 201 of the Act on Investment Trusts and Investment Corporation of Japan. Terms and
conditions of the interest rate swap contracts, such as name of counter party, contracted amount and term, etc.,
were researched and reported by PricewaterhouseCoopers Aarata.
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4. Transactions with interested parties or major shareholders

(1) Outline of specified assets transactions

Classification

Acquisition cost /

Acquisition cost (Note 2)

Disposal amount

Disposal amount

Total amount

¥46,173,386 thousand

¥1,800,000 thousand

Acquisition cost from interested parties

¥7,725,000 thousand (16.7%)

Disposal amount to interested parties

Breakdown for transactions with interested parties

Rising Star Nagasaki TMK

¥2,475,000 thousand (5.4%)

Kamiotai SC2 LLC

¥5,250,000 thousand (11.4%)

Total

¥7,725,000 thousand (16.7%)

(2) Amounts of fees paid and other expenses

Total amounts

(Thousands of yen)

Transactions with interested parties or major shareholders

Amount of

(A) Name of counter party payment (B)
Facility management fees 1,037,891 | Mitsubishi UFJ Lease & Finance Company Limited 807 0.1
Utilities 900,075 | Japan Facility Solutions, Inc. 13,672 1.5
Mitsubishi Shoji & Sun Co., Ltd. 467 0.1
Other rental expenses 501,135 | Mitsubishi Corporation 426 0.1
NIKKEN CORPORATION 36 0.0
Other operating expenses 126,636 | Mitsubishi Corporation 31 0.0

Note I “Interested parties” means the interested parties related with the asset management company of the Investment Corporation as prescribed under Article 123 of the Enforcement
Ordinances of the Act on Investment Trusts and Investment Corporations of Japan and Article 26, Item 27 of the Regulations for Management Reports by Investment Trusts and
Investment Corporations of the Investment Trusts Association, Japan. “Major shareholders” means the major shareholders of the asset management company as defined in Article

29-4, Paragraph 2 of the Financial Instrument and Exchange Act.
Note 2 The acquisition cost indicates contracted amount of the property in the purchase agreement.
Note 3 Percentages in parentheses indicate ratio of each amount to the total amount of acquisition cost or disposal amount.
Note 4 In addition to above transaction, the Investment Corporation paid ¥6,051 thousand of research fee to Mitsubishi Corporation which was capitalized as a cost of property.

5. Transactions with asset manager relating to other business than asset management

None
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Financial information

1. Financial position and operating results

Please refer to the accompanying balance sheets, statements of income and retained earnings, statement of changes

in net assets, notes to financial information and statements of cash dividends.

2. Changes in depreciation method

None

3. Changes in valuation method of real property

None
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Other information

1. Investment units held by the asset manager

Investment units held by the asset manager (Mitsubishi Corp. - UBS Realty Inc.) were as follows:

(1) Transactions of investment units held by the asset manager

‘ Number of units purchased ‘ Number of units sold ‘ Number of units held

Date (Units) (Units) (Units)

Accumulated number 2,400 3,200

Note 1 The Investment Corporation executed a four-for-one unit split effective on March 1, 2010.

(2) Number of investment units held by the asset manager

Number of units held at end of Aggregated value of units held at Ratio of number of units held to
period end of period (Note 1) number of units issued and
(Units) (Thousands of yen) outstanding
:h}/lI:rlclhmlf:l;C()%7pf:zigust 31,2007) 800 760,000 0-2%
:Sh:ptl:r:bf;icil Zpg(r)i;?o February 29, 2008) 800 312,000 0.2%
:&Zrii‘hlfi;i)ﬁSpfgi:igust 31,2008) 800 364,000 0-2%
;rSh:pII:r‘nhbffi:icla,l 538180?0 February 28, 2009) 800 256,800 0.2%
?R};Zr{:i‘hlfizc()i)gpteoriz?lgust 31,2009) 800 396,800 0.2%
;r;:p::r:bfiicf,l ;(;:(r)i;(tjo February 28, 2010) 800 337,280 0.2%
:h}/lI:rlczhlfizc()allopf(:iz(tlxgust 31,2010) (Note 2) 3,200 360,320 0.2%
:Sh:ptl:r:bf;icil ZIJin()O?O February 28, 2011) 3,200 449,280 0.2%
:&Zrizhlfi;;illp:;ﬁigust 31,2011) 3,200 368,320 0.2%
;rSh:pfeOr‘nhbffi:icil gg{ilofo February 29, 2012) 3,200 389,440 0.2%

Note 1  “Aggregated value of units held at end of period” is calculated by market price of the investment securities on Tokyo Stock Exchange REIT Market at end of period.
Note 2 The Investment Corporation executed a four-for-one unit split effective on March 1, 2010.

2. Notice

None

3. Other

Figures less than unit indicated in each statement have been rounded down for amounts and rounded for ratio
unless otherwise indicated in this presentation.
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Balance sheets

As of

(Thousands of yen)

August 31, 2011

February 29, 2012
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ASSETS

Current assets:

Cash and bank deposits
Cash and bank deposits in trust (Note 2)

Rental receivables

Income taxes receivable
Consumption tax refundable
Other current assets
Total current assets

Fixed assets (Note 2):

Property and equipment:
BUILAINES ..ottt e e

Accumulated depreciation

Buildings, net

Building improvements
Accumulated depreciation
Building improvements, net

Furniture and fixtures
Accumulated depreciation
Furniture and fixtures, net

BUILAINES TN ETUST..eeutieiieeiiieiteiie ettt ettt s e bt e e ssaesnbeeseessaesneeenseenseenneas

Accumulated depreciation
Buildings in trust, net
Building improvements in trust
Accumulated depreciation
Building improvements in trust, net
Machinery and equipment in trust
Accumulated depreciation

Machinery and equipment in trust, net

Furniture and fixtures in trust...................

Accumulated depreciation
Furniture and fixtures in trust, net
Land in trust............
Total property and equipment

Intangible assets:

Leasehold rights......
Leasehold rights in trust
Other intangible assets in trust
Total intangible assets

Investment and other assets:

Investment securities
Lease deposits in trust........
Long-term prepaid expenses
Other investments (Note 2)
Total investment and other assets

TOLAI FIXEA @SSELS .vvreiieiiie ittt et et e st e enbeenbeesraesnaeanneens

Deferred charges:

Units issuance costs
Bonds issuance costs
Total deferred charges

TOTALASSETS ..o s

(To be continued on the following page)

8,208,658 9,294,938
6,886,744 6,515,881
891,159 932,459
7,190 3,875
273,089 247,274
1,086,937 1,219,130
17,353,780 18,213,560
1,662,824 1,681,950
(113,476) (139,132)
1,549,347 1,542,817
67,876 67,876
(5,665) (7,007)
62,210 60,868
11,976 12,251
(2,433) (2,988)
9,542 9,262
21,193,419 21,193,419
257,227,974 263,779,028
(49,242,327) (52,494,739)
207,985,647 211,284,289
13,860,710 14,555,180
(3,332,882) (3,627,909)
10,527,827 10,927,270
1,485,970 1,520,826
(499,834) (544,484)
986,135 976,341
3,456,806 3,361,693
(1,591,875) (1,617,391)
1,864,930 1,744,302
344,370,922 377,490,503
588,549,984 625,229,076
19,803 19,803
8,879,301 8,785,617
121,454 115,362
9,020,559 8,920,783
854,816 .
3,298,268 3,286,782
2,103,934 3,310,962
132,654 202,247
6,389,673 6,799,992
603,960,216 640,949,852
. 138,063

63,437 44,707
63,437 182,771
621,377,434 659,346,184
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(Thousands of yen)

As of
August 31, 2011 February 29, 2012
LIABILITIES AND NET ASSETS
Current liabilities:
Accounts payable — OPEIAtiNg ......c..ccuierierieeieeiieie et et e see e b e eeseaesneeeseenseeneeas 857,343 911,636
Short-term borrowings (INOTE 3)...c..eeruieriiiiiiiieriieiieete ettt 46,575,000 16,200,000
Current portion of long-term bonds issued —unsecured..........ccceeveevievieerieenienieeens 40,000,000 20,000,000
Current portion of long-term DOITOWINGS .....cc.eeeeieriiririirienieniieienesiceeeee e 5,700,000 1,600,000
Accounts payable — Other.........cc.couiiiiiiiiiiii e 2,895 30,241
ACCTUCA EXPEIISES. . vveuvieriieriieiiteeuttesttesteeeteeeeteesteetaeseaessseanseesseesseesnseenseeseesseeenseenseanseas 1,763,638 1,711,059
INCOME taXES PAYADIE ...c..eiiiiiiiiiiiiii et 535 525
Rent received iN @dVANCE ......cvviiiiviiiiiiiiciee ettt e 1,897,518 2,088,444
DePOSIES TECEIVEM ...ttt s 702,121 848,704
Current portion of tenant leasehold and security deposits..........ccccccevevvieviinineecienncnne. 15,051 4,312
Current portion of tenant leasehold and security deposits in trust (Note 2)................. 4,152,495 3,428,291
Other current 1abilities ......uvviiiiiiiiiiiie et e e 57,144 109,219
Total current labiliTieS .....ccoiviiiiiiee et 101,723,744 46,932,436
Non-current liabilities:
Long-term bonds iSsued —UNSECUIed.........couerieriirieniiriiieienie e 40,000,000 40,000,000
LONg-term DOTTOWIINEZS ..euveeutiiiiieiieeit ettt sttt ettt eaees 143,076,000 217,751,000
Deferred tax Habilities .......ccoouvviiiiiiiiiiiiee e e e e e e e e e - 513,858
Tenant leasehold and security dePOSItS.......coceeerieririirieiiinireeieeeeee e 1,526,264 1,564,654
Tenant leasehold and security deposits in trust (NOte 2) ......ccccoceevieriinincieieneeieienenne 56,536,307 57,266,971
Asset retirement ODIIZAtIONS .......cvieiierieeieeit et eee ettt aeeseeaees 340,518 343,539
Other non-current HabilitieS.......coovviiiiiiiiiiiiie e e 1,460 963
Total Non-current labilitiesS......c..coiiiiiiiiei e 241,480,550 317,440,987
TOTAL LIABILITIES ..ottt 343,204,295 364,373,423
Net Assets (Note 5)
Unitholders’ equity:
Unitholders’ Capital........cc.eeriiiiiiiiei et eeeas 250,764,406 270,752,950
Surplus:
CaPItal SUIPIUS ..ottt ettt ettt e s 14,986,826 14,986,826
Reserve for dividends .......oc.veiiviiiiiiiieiec e 6,918,474 6,918,474
ReEtained @arningsS. ......ceeueiriiiiiieiieiiieeie ettt e 5,503,431 2,314,510
TOLAL SUIPIUS...ettieeieeiieiie ettt et sttt s e et esseesseeeneeenseeseennees 27,408,732 24,219,811
Total UNITthOIAErS™ BQUITY.....ccveieiiiecieiese et es 278,173,138 294,972,761
TOTAL NET ASSETS ..ot 278,173,138 294,972,761
TOTAL LIABILITIES AND NET ASSETS ....ociiiiiiiiiiic 621,377,434 659,346,184

The accompanying notes in “V. Notes to financial information™ are an integral part of these statements.



I1l. Statements of income and retained earnings
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(Thousands of yen)

For the six months ended

August 31, 2011

February 29, 2012

Operating revenues

Rental and other operating revenues (NOte 6) .......cccevereerierenieienienienieienieseeeenen
Dividend income from investment in Tokumei Kumiai ...........ccceeevveeenieeenieeennnnn.

Total OPETAtING FEVEIUES ... euvivieutertitietieitetest ettt bttt ese et sttt este e ettt entebesbeeseenees

Operating expenses

Property-related expenses (INOLE 6) ...cc.eeveruiririeiieniirieieiesieeie et
Loss on sales of property (INOTE 7)...cc.eerieriiiiierienieeie ettt
Asset management fEeS..........cooiiiiiiiiiiiiiiii e
CUSTOdIAN TRES......eiiiiiiiiiiiii e
General adminiStration fEES .........ooueiriiriiiiiieierie e
Compensation fOr DIrECOTS......cuiruiririeiiriiriiee ettt
Other OPerating EXPEISES. .....cc.eeureruiruiriieieiieteeieeteteeteeeeetesteeteeeeeeesaesseenseseseeeseennes
Total OPETAtiNg EXPENSES...euverieurerrertirtieiteterteetteitenteeteeseestesbeebeeste et steebeenbe st aseeneennes

OPEIFALING INCOIME ...ttt bbbttt r bt e s e

Non-operating revenues

TNEETEST INCOMIE. ...ttt ettt ettt st eaeeneee
Other NON-0PErating TEVEINUES......civeertierieeteerteereesteeteeseenseesseeesneeseensaessaesnseesseenses

Total NON-OPETAtING TEVEMUES .....eruverreiiieriieeitieitenteeniee ettt ebeesteesibeebeesbeeseeesaaeenees

Non-operating expenses

INEEIESt EXPEISE ettt
Corporate bonds INLETES.......cc.eeviriiriieiieieiiricee ettt
Amortization of bonds iSSUANCE COSES ...c.veruiriiriiiiriinirieiere et
Amortization of UNits ISSUANCE COSS ...vvrurirririieniierieeieetie e ree et e e see e eieenee
Loan-related COSES....couiiiiiiiiriiieiertcee ettt
Other NON-0PErating EXPENSES ....ccveerueerureriiereerieenitenteeteeteesteestaeebeenteesseesiaesaeenees
Total NON-OPETALING EXPEIISES ...vvervveerrierieriieeiteeieenteesteereeteenseesseesseeseesseesseesseenses

OFINANY INCOME ..ottt e et e et e e saeeesaesteeneeneeseesaenrenneens

Extraordinary losses

L0ss 0N disaSter (INOLE 8) .uvviieiuiieeiiiieeiie e et ettt etee et e e eseaeeeebeeeenseeens
Total eXtraordinary LOSSES ......uevviiriieriierieiieeieerieeste et e et e etee e ebeeseaesereenbeenseenees

INCOME DETOre INCOME TAXES ....iviieeiieeieie ettt eneens

Income taxes

CUITEIN 1.ttt et sttt e beesae et e e e bt e sbeeeateenbeenbeenane
DIEEEITEA ..ottt ettt ettt neee
TOtAl INCOME LAXES c.eueeirenteiietieiiet ettt ettt ettt ettt et sttt est et et sbeea e besbeeseenees
NETTNCOME ..o s
Retained earnings at beginning of Period...........ccccoeiiiiiiiinnii

Retained earnings at end of Period...........cccooveiiiiiiiiiiii e

21,789,766 23,634,945
34,909 7,873
21,824,675 23,642,819
11,136,949 12,061,298
- 3,999,883
1,885,904 1,984,681
24,667 23,992
112,693 103,775
3,480 4,300
114,534 126,636
13,278,228 18,304,567
8,546,446 5,338,251
1,390 1,584
4,863 7,077
6,254 8,661
1,506,021 1,432,913
720,849 648,367
21,428 18,730

- 27,612

288,544 384,421
10,246 7,489
2,547,090 2,519,534
6,005,610 2,827,379
502,440 -
502,440 -
5,503,170 2,827,379
605 605

- 513,858

605 514,463
5,502,565 2,312,915
866 1,594
5,503,431 2,314,510

The accompanying notes in “V. Notes to financial information™ are an integral part of these statements.



IVV. Statements of changes in net assets

For the six months ended August 31, 2011

(Thousands of yen)

Unitholders’ equity

Surplus Total Total
Unitholders’ Capital Reserve for Retained Total unitholders’ net
capital surplus dividends earnings surplus equity assets
Balance as of February 28, 2011 250,764,406 14,986,826 6,918,474 6,699,636 28,604,936 279,369,342 279,369,342
Changes during the period
Cash dividend declared (6,698,769)  (6,698,769) (6,698,769) (6,698,769)
Net income 5,502,565 5,502,565 5,502,565 5,502,565
Total changes during the period - - - (1,196,204) (1,196,204) (1,196,204) (1,196,204)
Balance as of August 31, 2011 250,764,406 14,986,826 6,918,474 5,503,431 27,408,732 278,173,138 278,173,138
(Thousands of yen)
For the six months ended February 29, 2012
Unitholders’ equity
Surplus Total Total
Unitholders’ Capital Reserve for Retained Total unitholders’ net
capital surplus dividends earnings surplus equity assets
Balance as of August 31, 2011 250,764,406 14,986,826 6,918,474 5,503,431 27,408,732 278,173,138 278,173,138
Changes during the period
Issuance of new investment 19,988,544 19,988,544 19,988,544
units
Cash dividend declared (5,501,837) (5,501,837) (5,501,837) (5,501,837)
Net income 2,312,915 2,312,915 2,312,915 2,312,915
Total changes during the period 19,988,544 - - (3,188,921) (3,188,921) 16,799,622 16,799,622
Balance as of February 29, 2012 270,752,950 14,986,826 6,918,474 2,314,510 24,219,811 294,972,761 294,972,761

The notes in “V. Notes to financial information” are an integral part of these statements.
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V. Notes to financial information

Note 1 — Summary of significant accounting policies

(a) Securities

Non-marketable securities held as available-for-sale are stated at cost determined by the moving average method.
Investments in Tokumei Kumiai (anonymous association) agreements which are presented as investment securities in
the balance sheets are accounted for using the equity method of accounting.

(b) Property and equipment

Property and equipment is recorded at cost. Depreciation of property and equipment, except for land, is calculated
on a straight-line basis over the estimated useful lives of the assets as stated below:

Buildings 2-50 years
Building improvements 2-60 years
Machinery and equipment 3-17 years
Furniture and fixtures 2-20 years

(c) Other intangible assets in trust

Other intangible assets in trust are amortized on a straight-line basis.

(d) Long-term prepaid expenses

Long-term prepaid expenses are amortized on a straight-line basis.

(e) Units issuance costs

Units issuance costs are capitalized and amortized on a straight-line basis over 3 years.

(f) Bonds issuance costs

Bonds issuance costs are capitalized and amortized on a straight-line basis over the maturity period of the bonds
issued.

(9) Taxes on property and equipment

Property and equipment are annually subject to various taxes, such as property taxes and urban planning taxes. An
owner of a property is registered in the record maintained by the local government in each jurisdiction, and such taxes
are imposed on the owner registered in the record as of January 1st of each year based on the assessment made by the
local government.

Under the above tax rules, a seller of a property at the time of disposal is liable for these taxes on the property from
the date of disposal to the end of the calendar year in which the property is disposed. The seller, however, is reimbursed
by the purchaser for these accrued tax liabilities and the amount of settlement reflects this adjustment. For the
purchaser, a portion of such taxes calculated from the acquisition date to the end of the calendar year is capitalized as a
cost of the property in accordance with generally accepted accounting principles in Japan. In subsequent calendar years,
half of such taxes on property and equipment for each calendar year are charged as operating expenses in each fiscal
period.

Taxes on property and equipment capitalized amounted to ¥123,728 thousand for the six months ended February 29,
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2012. For the six months ended August 31, 2011, no taxes on property and equipment were capitalized.

(h) Equipment leases

Finance leases that do not transfer ownership of the leased property to the lessee and were entered into on or after
March 1, 2008 are capitalized and depreciated on a straight-line basis, assuming no residual value, over the lease term.

However, finance leases that do not transfer ownership and were entered into before March 1, 2008 are accounted
for as operating leases with required disclosures in footnotes.

(i) Hedge accounting

In accordance with the Investment Corporation’s risk management policy and its internal rules, the Investment
Corporation uses derivative instruments for the purpose of hedging risks prescribed in the Investment Corporation’s
article of incorporation. The Investment Corporation hedges fluctuations in interest rates of borrowings by interest rate
swaps as hedging instruments. The interest rate swaps which qualify for hedge accounting and meet specific criteria are
not measured at fair value and interests received or paid under the interest rate swap contracts are recognized on an
accrual basis.

(j) Accounting treatment of trust beneficiary interests in real estate trusts

For trust beneficiary interests in real estate trusts, which are commonly utilized to obtain ownership in commercial
properties in Japan and through which the Investment Corporation holds all of its real estate, all assets and liabilities
with respect to assets in trust, as well as income generated and expenses incurred with respect to assets in trust, are
recorded in the relevant balance sheet and income statement accounts of the Investment Corporation in proportion to
the percentage interest that such trust beneficiary interest presents. Certain material accounts in trust are shown as

accounts in trust in balance sheets.

(k) Consumption tax

Consumption taxes withheld and consumption taxes paid are not included in the statements of income and retained
earnings. The consumption taxes paid are generally offset against the balance of consumption taxes withheld. As such,
the excess of payments over amounts withheld are included in currents assets and the excess of amounts withheld over
payments are included in current liabilities as the case may be.

(Additional information)

The new accounting standard for accounting changes and error corrections

Effective for the six-month period ended February 29, 2012, the Investment Corporation adopted the Accounting
Standard for Accounting Changes and Error Corrections (the Accounting Standards Board of Japan (the “ASBJ”)
Statement No.24, December 4, 2009) and the Guidance on Accounting Standard for Accounting Changes and Error
Corrections (ASBJ Guidance No.24, December 4, 2009).
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Note 2 — Collateral

The carrying amounts of assets stated below were pledged as collateral to secure liabilities of tenant leasehold and
security deposits in trust of ¥42,884,794 thousand and ¥40,006,373 thousand as of August 31, 2011 and February 29,

2012, respectively.

(Thousands of yen)

Cash and bank deposits in trust
Buildings in trust

Buildings improvements in trust
Machinery and equipment in trust
Furniture and fixtures in trust
Land in trust

Other

Total

As of

August 31, 2011 February 29, 2012
- 15,158
82,588,954 81,488,774
4,506,090 4,636,973
339,865 335,002
539,796 502,371
143,522,992 146,227,734
- 190,706
231,497,699 233,396,719

Certain lands and buildings included in the above table were pledged as collateral to secure co-owners’ payment of

tenant leasehold and security deposits for a total amount of ¥691,908 thousand as of August 31, 2011 and February 29,

2012 and a former owner’s payment of retirement benefit obligation for an amount of ¥350,000 thousand as of

February 29, 2012.

Note 3 — Credit facilities and commitment lines

As of August 31, 2011 and February 29, 2012, the Investment Corporation entered into credit facilities and

committed lines of credit as follows:

(Thousands of yen)
As of

August 31, 2011 February 29, 2012

Credit facilities
Total amount of credit facilities
Borrowings drawn down
Unused credit facilities

Commitment lines
Total amount of committed lines of credit
Borrowings drawn down

Unused committed lines of credit

Note 4 — Contingent liabilities

106,000,000 37,500,000
(45,075,000) (16,200,000)
60,925,000 21,300,000
40,000,000 50,000,000
40,000,000 50,000,000

On November 1, 2011, the Investment Corporation was brought a case at Osaka District Court from Tokyu Hands

Inc., a tenant of 8953 Osaka Shinsaibashi Building (held by the Investment Corporation in form of trust beneficiary

interest in real estate trust), through a trustee of the property to reduce the rent and parking fee for a period from
December 2009 to December 26, 2010 by 20 % and after December 27, 2010 by 30% compared to the current revel,
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respectively.

If their claim is wholly allowed, the Investment Corporation will be obliged to pay the rent reduce totaling of ¥462
million (calculated as until February 29, 2012) and interest on the obligation.

A result of this case is uncertain at this point.

Note 5 — Unitholders’ equity
(1) Number of units

As of
August 31, 2011 February 29, 2012
Authorized 8,000,000 units 8,000,000 units
Issued and outstanding 1,688,198 units 1,880,198 units

(2) The Investment Corporation is required to maintain net assets of at least ¥50,000 thousand as required by the
Act on Investment Trusts and Investment Corporations of Japan.

Note 6 — Breakdown for rental and other operating revenues and property-related expenses

Rental and other operating revenues and property-related expenses for the six months ended August 31, 2011 and
February 29, 2012 consist of the following:

(Thousands of yen)
For the six months ended

August 31, 2011 February 29, 2012
Rental and other operating revenues:
Rental and parking revenue 20,434,998 21,609,094
Common area charges 673,107 813,318
Other 681,660 1,212,532
Total rental and other operating revenues 21,789,766 23,634,945
Property-related expenses:
Property management fees 359,213 436,982
Facility management fees 883,497 1,037,891
Utilities 786,967 900,075
Property-related taxes 2,467,315 2,457,346
Repair and maintenance 53,037 107,447
Insurance 52,083 54,086
Trust fees 112,618 103,335
Rent expense 949,172 955,758
Other 342,326 501,135
Depreciation 5,128,969 5,380,783
Loss on disposal of property 1,747 126,455
Total property-related expenses 11,136,949 12,061,298
Operating income from property leasing activities 10,652,817 11,573,646

44



Note 7 — Breakdown of loss on sales of property

Breakdown of loss on sales of property for the six months ended February 29, 2012 were as follows:

(Thousands of yen)

For the six months ended

February 29, 2012

Sale of land and building 1,800,000
Cost of land and building (5,760,557)
Other sales expenses (39,326)
Loss on sales of property (3,999,883)

Note 8 — Loss on disaster

Loss on disaster presented as extraordinary losses in statements of income and retained earnings for the six months
ended August 31, 2011 was mainly repair expenses for investment properties damaged by the Great East Japan

Earthquake.

Note 9 — Income taxes

Deferred tax assets and liabilities consist of the followings:

As of

(Thousands of yen)

August 31, 2011

February 29, 2012

Deferred tax assets:

Current:
Valuation difference on assets acquired by merger 14,963 -
Tax loss carryforwards 3,541,643 3,541,643
Other - 394
Sub total 3,556,606 3,542,037
Valuation allowance (3,556,606) (3,542,037)
Total current deferred tax assets - -
Non-current:
Amortization of leasehold rights 91,188 87,039
Asset retirement obligations 133,925 117,353
Valuation difference on assets acquired by merger 7,118,748 6,171,654
Other - 6,279
Sub total 7,343,862 6,382,327
Valuation allowance (7,343,862) (6,382,327)
Total non-current deferred tax assets - -
Total deferred tax assets - -
Net deferred tax assets - -
Deferred tax liabilities:
Non-current:
Valuation difference on assets acquired by merger - 513,858
(not offset by other tax deductible items)
Total deferred tax liabilities - 513,858
Net deferred tax liabilities - 513,858
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A reconciliation of the Investment Corporation’s effective tax rates and statutory tax rates are as follows:

For the six months ended

August 31, 2011 February 29, 2012

Statutory tax rate
Deductible cash dividends
Valuation difference on assets acquired by merger (no
offset by other tax deductible items)
Change in valuation allowance (for deferred tax assets)
Other

Effective tax rate

39.33% 39.33%
(38.62) (38.90)
- 18.18
(0.82) (0.63)
0.12 0.22
0.01% 18.20%

On December 2, 2011, the Government announced a revision of tax laws including a change of statutory tax rate.
The statutory tax rate will change from 42.05% to 39.43% for the six months ending February 28, 2013 to August 31,
2015 and to 37.11% after the six months ending February 29, 2016. The deferred tax liabilities are measured at the
statutory tax rates that are expected to apply to the period when the deferred tax liabilities will be settled. The effect of

this change of statutory tax rate decreases deferred tax liabilities as of February 29, 2012 and income taxes for the six

months then ended by ¥120 million, respectively.

Note 10 — Leases

Finance lease transactions entered into on or after March 1, 2008, that do not transfer ownership of the leased

property to the lessee, are capitalized and depreciated on a straight-line basis, assuming no residual value, over the

lease term. Such capitalized leased properties are mainly personal computers and copying machines.

Finance lease transactions entered into before March 1, 2008, that do not transfer ownership of the leased property

to the lessee are accounted for as operating leases, and related lease expenses are charged to income in the periods in

which they are incurred.

For the six months ended February 29, 2012, there was
leases. Pro forma information on an “as if capitalized” basis
follows:

no finance lease transaction accounted for as operating
as of or for the six months ended August 31, 2011 is as

(Thousands of yen)
As of

August 31, 2011

Furniture and fixtures in trust

At cost 39,369

Accumulated depreciation (39,369)

Net book value -
Machinery and equipment in trust

At cost 38,742

Accumulated depreciation (38,742)

Net book value -
Total

At cost 78,111

Accumulated depreciation (78,111)

Net book value

Depreciation expense would have been ¥3,133 thousand for the six months ended August 31, 2011 which is

calculated utilizing the straight-line method over the term of the leases based on the acquisition cost which is

equivalent to the total lease payments.

46



Given that the value of the leased assets is deemed not material, interest implicit in these leases is included in the
minimum lease payments and in the cost of these assets in the disclosures above.

Lease expenses incurred in connection with such finance leases on equipment utilized by the Investment
Corporation amounted to ¥3,133 thousand for the six months ended August 31, 2011.

Note 11 — Financial instruments

(a) Qualitative information for financial instruments

(i) Policy for financial instrument transactions

The Investment Corporation raises funds through borrowings, the issuance of corporate bonds or investment units
for the acquisition of real estate properties, expenditures on property maintenance and/or repayment of existing debt.
Surplus funds are managed carefully by investing in financial instruments that meet the Investment Corporation’s
investment policy in terms of liquidity and safety in light of the current financial market condition. Derivative
instruments are used only for hedging purposes and not for the speculative purpose.

(if) Nature and extent of risks arising from financial instruments and risk management

The funds raised through borrowings or issuance of corporate bonds are mainly used to acquire real estate
properties or properties in trust, and for the repayment of existing borrowings or corporate bonds. Tenant leasehold and
security deposits are deposits from tenants. Although borrowings with floating interest rate are subject to fluctuations
in market interest rates, the Investment Corporation manages to keep an appropriate level of liabilities ratio in order to
manage its exposure to the potential rise in the market interest rates. In addition, a certain portion of borrowings with
floating interest rate are hedged by derivative instruments (interest rate swaps) as hedging instruments. The assessment
of the effectiveness of the hedge is omitted when the interest rate swaps meet specific criteria to be regarded as being
high correlation between the fluctuant factor of hedged items and hedging instruments. The Investment Corporation

uses derivative instruments in accordance with its risk management policy and internal rules.

Liquidity risks relating to borrowings, corporate bonds and tenant leasehold and security deposits are managed by
preparing monthly plan for funds, keeping high liquidity and making credit facility agreements and commitment line
agreements with banks.

(iii) Supplemental information on fair value of financial instruments

The fair value of financial instruments based on quoted market prices if available. When quoted market prices are
not available, fair value is estimated using valuation techniques which contain various assumptions. If other valuation

models or assumptions were used, the estimated value may differ.
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(b) Quantitative information for financial instruments

The following table shows the carrying amounts, fair value and valuation difference of financial instruments for
which fair value is available as of August 31, 2011 and February 29, 2012.

(Thousands of yen)

As of
August 31, 2011 February 29, 2012
Carrying Fair Valuation Carrying Fair Valuation
amounts value difference amounts value difference

(1) Cash and bank deposits 8,208,658 8,208,658 - 9,294,938 9,294,938 -
(2) Cash and bank deposits in trust 6,886,744 6,886,744 - 6,515,881 6,515,881 -
(3) Investment securities 854,816 893,325 38,509 - - -
Total assets 15,950,218 15,988,728 38,509 15,810,819 15,810,819 -

(1) Short-term borrowings 46,575,000 46,575,000 - 16,200,000 16,200,000 -
(2) Current portion of long-term bonds | 49 00,000 | 40,195,200 195,200 | 20,000,000 | 20,046,600 46,600
(3) Current portion of long-term 5,700,000 | 5,713,984 13,984 | 1,600,000 | 1,615,076 15,076

orrowings
(4) Current portion of tenant leasehold 15.051 15,015 (36) 4312 4306 (6)
and security plepos1ts
(5) Current portion of tenant leasehold 4,105,541 4,108,646 3,104 | 3381,338 | 3,383,333 1,994
and security deposits in trust

(6) Long-term bonds issued 40,000,000 41,602,050 1,602,050 40,000,000 41,455,150 1,455,150
(7) Long-term borrowings 143,076,000 145,052,826 1,976,826 | 217,751,000 | 219,921,804 2,170,804
8) g:rr)lg;littsleasehold and security 616 610 ) _ B B
©) g:gg;‘ftsli‘r’ffi‘;‘td and security 18,030,231 | 18,316,138 285,906 | 16,138,396 | 16,507,249 368,853
Total liabilities 297,502,440 | 301,579,471 4,077,030 | 315,075,047 | 319,133,520 4,058,473

Derivative instruments - - - - - -

Note (i): The method and assumption used to estimate fair value are as follow:
Assets

(1) Cash and bank deposits and (2) Cash and bank deposits in trust
The carrying amounts of cash and bank deposits and those in trust are deemed to approximate their fair value.

(3) Investment securities
The fair value of investment securities (investments in Tokumei Kumiai agreements) as of August 31, 2011 was determined based on the present value
of reasonably estimated cash flows because the agreements was terminated within a short term after the end of fiscal period.

Liabilities
(1) Short-term borrowings
Because of their short maturities, the carrying amounts of short-term borrowings approximate their fair values.

(2)Current portion of long-term bonds issued and (6) Long-term bonds issued
The fair value is the quoted price provided by financial market information provider.

(3) Current portion of long-term borrowings and (7) Long-term borrowings
Long-term borrowings with floating interest rates are stated at their carrying amounts as their carrying amounts approximate their fair values. When
long-term borrowings with floating interest rates are hedged by interest rate swaps which qualify for hedge accounting and meet special criteria, the
fair value of the hedged long-term borrowings is determined based on the present value of contractual cash flows in conjunction withl the hedging
interest rate swaps discounted at current market interest rates which would be applicable to new borrowings under the same conditions and terms. Fair
value of long-term borrowings with fixed interest rates, the fair value is determined based on the present value of contractual cash flows discounted at
current market interest rates which would be applicable to new borrowings under the same conditions and terms.

(4) Current portion of tenant leasehold and security deposits, (5) Current portion of tenant leasehold and security deposits in trust, (8) Tenant leasehold and
security deposits and (9) Tenant leasehold and security deposits in trust
The fair value is determined based on the present value of contractual cash flows discounted at current interest rates which would be applicable to
contracts with similar terms and credit risk.

Derivative instruments

Derivative instruments are used only for hedging purpose and subject to hedge accounting as following table shows.

As of August 31, 2011 (Thousands of yen)
Notional contract amount of Method used
derivative instruments to estimate
Method of hedge accounting Derivative instruments Hedged item Over 1 year Fair value fair value
Special treatment for hedge Interest rate swaps Long-term
pect : g (Floating-rate to 8-k 20,000,000 20,000,000 | Note (a) -
accounting of interest rate swaps fixed- . borrowings
ixed-rate interest)
As of February 29, 2012 (Thousands of yen)
Notional contract amount of Method used
derivative instruments to estimate
Method of hedge accounting Derivative instruments Hedged item Over 1 year Fair value fair value
. Interest rate swaps
Special treatment for hedge . Long-term
accopunting of interest rate S\%vaps f(FloatmgTrate to borrogwings 25,000,000 25,000,000 Note (a) -
ixed-rate interest)

Note:

(a) The interest rate swaps which qualify for hedging accounting and meet specific criteria are not measured at fair value and interests received or paid under the
interest rate swap contracts are recognized on an accrual basis. The fair value of the hedging interest rate swaps is included in the fair value of hedged
long-term borrowings. Please refer to above footnote (“Liabilities, (3) Current portion of long-term borrowings and (7) Long-term borrowings”).
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Note (ii): Financial instruments for which fair value is difficult to determine are as follows:
(Thousands of yen)

As of
August 31, 2011 February 29, 2012
Current portion of tenant leasehold and security deposits in trust 46,953 46,953
Tenant leasehold and security deposits 1,525,648 1,564,654
Tenant leasehold and security deposits in trust 38,506,075 41,128,575
Total liabilities 40,078,677 42,740,183

Tenant lease hold and security deposits and those in trust are not publicly traded, and it is difficult to determine their fair value based on estimated future cash
flows because the repayment dates of those deposits is not certain. Therefore, these financial instruments are not included in the above quantitative
information.

Note (iii): Cash flows schedule of financial assets after the balance sheet date
(Thousands of yen)

As of August 31, 2011 Up to 1 year 1-2 years 2-3 years 3-4 years 4-5 years Over 5 years
Cash and bank deposits 8,208,658 - - - - -
Cash and bank deposits in trust 6,886,744 - - - - -
Total 15,095,402 - - - - -
(Thousands of yen)
As of February 29, 2012 Up to 1 year 1-2 years 2-3 years 3-4 years 4-5 years Over 5 years
Cash and bank deposits 9,294,938 - - - - -
Cash and bank deposits in trust 6,515,881 - - - - -
Total 15,810,819 - - - - -

Note (iv): Cash flows schedule of interest-bearing liabilities after the balance sheet date
(Thousands of yen)

As of August 31, 2011 Up to 1 year 1-2 years 2-3 years 3-4 years 4-5 years Over 5 years
Short-term borrowings 46,575,000 - - - - -
Current portion of long-term bonds issued 40,000,000 - - - - -
Current portion of long-term borrowings 5,700,000 - - - - -
Current portion of tenant leasehold and 1,594,029 - - - - -

security deposits in trust
Long-term bonds issued - - - 15,000,000 10,000,000 15,000,000
Long-term borrowings - 9,000,000 8,550,000 43,810,000 23,250,000 58,466,000

Tenant leasehold and security deposits in trust - 1,594,029 1,521,953 1,354,855 1,548,139 8,478,535

Total 93,869,029 10,594,029 10,071,953 60,164,855 34,798,139 81,944,535

(Thousands of yen)
As of February 29, 2012 Up to 1 year 1-2 years 2-3 years 3-4 years 4-5 years Over 5 years
Short-term borrowings 16,200,000 - - - - -
Current portion of long-term bonds issued 20,000,000 - - - - -
Current portion of long-term borrowings 1,600,000 - - - - -
Current portion of tenant leasehold and 1,594,029 - - - - -
security deposits in trust

Long-term bonds issued - - 15,000,000 10,000,000 - 15,000,000
Long-term borrowings - 12,000,000 13,450,000 46,710,000 22,450,000 123,141,000
Tenant leasehold and security deposits in trust - 1,594,029 1,305,724 1,548,139 1,531,415 7,401,105

Total 39,394,029 13,594,029 29,755,724 58,258,139 23,981,415 145,542,105

Note 12 — Asset retirement obligations

The Investment Corporation has an obligation under a fixed-term leasehold agreement to restore the leased land
where AEON TOWN Ogaki (former Loc City Ogaki) is located upon the termination of the agreement. The estimated
useful life of the property is 29 years which is the same as the term of the agreement. The asset retirement obligation of
the restoration is recognized as a liability for an amount representing the present value of estimated future cash flow
discounted at 1.789%.

Movements of asset retirement obligations for the six months ended August 31, 2011 and February 29, 2012 were

as follows:
(Thousands of yen)
For the six months ended
August 31, 2011 February 29, 2012
Balance at the beginning of the period 337,474 340,518
Adjustment for passage of time 3,043 3,020
Balance at the end of the period 340,518 343,539

Note 13 — Fair value of investment and rental property
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The Investment Corporation has mainly retail facilities as investment assets which are located mainly in three major
metropolitan areas and other metropolitan areas in Japan. The following table shows the net book value and the fair
value of the investment properties in the aggregate for the six months ended August 31, 2011 and February 29, 2012.

(Thousands of yen)

For the six months ended
August 31, 2011 February 29, 2012

Net book value®

Balance at the beginning of the period 601,341,401 597,570,111
Net increase (decrease) during the period™ (3,771,290) 36,579,391
Balance at the end of the period 597,570,111 634,149,503
Fair value®™ 566,765,000 614,545,000
Note:
(i) The net book value includes leaschold rights and other intangible assets.
(ii) Changes in the net book value are mainly due to the following transactions (except for depreciation):

Increase (decrease)
in net book value

For the six months ended August 31, 2011:
Capital expenditures:

(Thousands of yen)

Narupark 562,620
For the six months ended February 29, 2012:
Acquisitions:
Kishiwada CanCan Bayside Mall 7,168,662
Makuhari Plaza 5,773,574
MrMax Nagasaki 2,511,056
Urban Terrace Jingumae 2,829,552
Round! Stadium Itabashi 2,434,998
Roundl Machida 2,479,882
Arkangel Daikanyama (Land with leasehold interest) 1,842,191
G-Bldg. Shinsaibashi 02 4,425,247
[Tentative] Roundl Namba Sennichimae (Land with leasehold interest) 8,091,318
Izumisano Shofudai (Land with leasehold interest) 2,657,414
Tecc Land Neyagawa (Land with leasehold interest) 1,154,527
mozo wonder city 5,324,634
A part of land with leasehold interest in AEON Naha Shopping Center 137,119
Disposals:
Hakata Riverain (5,760,557)

(iii) Fair value has been determined based on independent real estate appraisers.

For rental revenues and expenses for the six months ended August 31, 2011 and February 29, 2012, please refer to
“Note 6 Breakdown for rental and other operating revenues and property-related expenses”.

Note 14 — Related-party transaction
For the six months ended August 31, 2011:
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Ratio of investment Transactions for the period Balance at end of the period
units held by the
Company E\::Sfﬁg:{z’ntn Amounts” Account name in Amounts™
Classification name Business_fissued and di Type of transaction Thousands of yen) balance sheets Thousands of yen)
Drawing of §hor(t‘;term 4,500,000 Short-tgrm 12,360,500
borrowings' borrowings
Mitsubishi UFJ Drawing of'lon%;)term 11,440,000 Long—tgrm 14,154,000
Trust and borrowings™ borrowings
Custodian Br;nkir?g Banking - Interest expenses’" 105,950 Accrued expenses 29,847
Corporation Trust fees™ 53,430 Accounts payable - 9,089
operating
General
administration fees®™ 112,573 Accrued expenses 34,932
Note:

O]

The short-term borrowings were drawn in accordance with the credit facility agreement. All of the short-term borrowings were unsecured.

(i) The long-term borrowings were raised by term loan agreement and unsecured.

(iii) The interest expenses were accruing on borrowings drawn in accordance with the credit facility agreement and term loan agreement. The interest rates of the
borrowings have been decided similarly as other banks of the syndicate. Loan-related costs are not included in the above table.

(iv) The fees have been decided based on third party transactions.

) Consumption taxes are excluded from the amounts of transactions, but included in the amounts of balances.



For the six months ended February 29, 2012:

Ratio of investment Transactions for the period Balance at end of the period
units held by the
lf\l:tjif:‘r:yn:?s Amounts*) Account name in Amounts*?
Classification |Company name | Business |issued and outstandi Type of transaction Thousands of yen) balance sheets Thousands of yen)
Kamiotai SC2 [Real estat Acquisition of real
Interested party amiotai SC eal estate R cquisition (()n real 5.250.000 ) B
LLC rental property
Drawing of short-term
wing ot short-ter 7,860,500
borrowings Short-term 3767.507
: ,167,
Repayments of borrowings
] 16,453,492
. L short-term borrowings
Mitsubishi UFT Drawing of long-term Long-term
. Trust and . & of long-t 18,082,500 gl 32,236,500
Custodian Bankin Banking - borrowings borrowings
Corporat;gon Interest expenses“v’ 130,933 Accrued expenses 43,717
, Accounts payable -
Trust fees" 58,040 pay 9,505
operating
General
. . ’ 103,655 Accrued expenses 34,033
administration fees" > crued expen >
Note:
(i) The acquisition amount was decided through negotiation with the seller based on an appraisal value by a real estate appraiser.
(ii) The short-term borrowings were drawn in accordance with the credit facility agreement. All of the short-term borrowings were unsecured.

(iii) The long-term borrowings were raised by term loan agreement and unsecured.

(iv) The interest expenses were accruing on borrowings drawn in accordance with the credit facility agreement and term loan agreement. The interest rates of the
borrowings have been decided similarly as other banks of the syndicate. Loan-related costs are not included in the above table.

) The fees have been decided based on third party transactions.

(vi) Consumption taxes are excluded from the amounts of transactions, but included in the amounts of balances.

Note 15 — Per unit information
The net asset value per unit as of August 31, 2011 and February 29, 2012 was ¥164,775 and ¥156,883, respectively.
Net income per unit for the six months ended August 31, 2011 and February 29, 2012 was ¥3,259 and ¥1,239,

respectively.

Net income per unit is calculating by dividing the net income attributable to unitholders by the weighted-average

number of units outstanding during the six months period.

Diluted net income per unit is not disclosed because the Investment Corporation has no dilutive potential units.

Note 16 — Subsequent events
For the six months ended August 31, 2011:

Issuance of new investment units

The Board of Directors of the Investment Corporation, at its meeting held on August 24, 2011 and September 7,

2011, resolved to issue new investment units as follows:

(a) Issuance of new investment units through public offering

Investment units shall be offered through a public offering in Japan (“Domestic Public Offering”) and in
overseas markets, consisting mainly of the U.S. and European markets (provided, however, that offering in the U.S.
market shall be restricted to qualified institutional buyers pursuant to Rule 144A under the U.S. Securities Act of
1933) (referred to as “Overseas Offering” and collectively with the Domestic Public Offering, the “Offerings”).

(1) Number of new investment units to be offered:

187,500 investment units, out of which 94,200 new units to be offered through the Domestic Public
Offering and 93,300 new units to be offered through the Overseas Offering consisting of 88,800 new units to be
underwritten and purchased by overseas underwriters and an option to purchase up to an aggregate of 4,500
additional new units granted to the overseas underwriters.
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(i1) Offer price: ¥107,640 per unit

(iii) Total offering amount: ¥20,182,500,000

(iv) Issue price (amount to be paid in): ¥104,107 per unit
(v) Total amount to be paid in:  ¥19,520,062,500

(vi) Payment date: September 14, 2011

(vii) Dividend:

The units to be issued will first be entitled to dividends, if any, for the six months commencing on
September 1, 2011 and ending on February 29, 2012.

(b) Issuance of new investment units through third-party allotment
(i) Number of new investment units: 4,500 investment units
(i1) Issue price (amount to be paid in): ¥104,107 per unit
(iii) Total amount to be paid in: ¥468,481,500
(iv) Payment date: October 12, 2011

(v) Dividend:
The units to be issued will first be entitled to dividends, if any, for the six months commencing on
September 1, 2011 and ending on February 29, 2012.

(iv) Allottee: SMBC Nikko Securities Inc.

(c) Use of proceeds

The Investment Corporation will use the net proceeds from the Offerings partially for acquisition of additional
specified assets. The proceeds from the issuance of new investment units through the third-party allotment will be
used partially for miscellaneous expenses relating to the acquisition of the specified assets.

The new investment units through the Offerings and the third-party allotment were issued on September 14, 2011
and October 12, 2011, respectively. As a result of the issuance, unitholders’ capital has increased to ¥270,752,950,160
and number of investment units issued and outstanding has been 1,880,198 units.
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V1. Statements of cash dividends

(Yen)
For the six months ended
August 31, 20110 February 29, 2012
Retained earnings at the end of Period ..........ccccveveiiiiiiieiese e 5,503,431,703 2,314,510,364
Reversal of reserve for dividends ...........ccoeiiiiiiiiiiciic - 4,592,098,022
Cash dividend dECIArEd .........cceeiuiiiiiiie ettt 5,501,837,282 6,905,967,254
(Cash dividend declared Per UNIt) .........cccoeiiiiiiiiiiiseeee e (3,259) (3,673)
Retained earnings carried fOrWard...........coooiiiieieniieseeee e 1,594,421 641,132

Note:

(i) Inaccordance with the dividend policy in the Investment Corporation’s article of incorporation 26, Paragraph 1, Item 2, which
stipulates to make dividend in excess of 90% of distributable profit as defined in Article 67-15, Paragraph 1 of the Special
Taxation Measures Act of Japan for the fiscal period, cash dividends declared for the six months ended February 28, 2011 and
August 31, 2011 were ¥6,698,769,664 and ¥5,501,837,282, respectively, which were all of retained earnings at the end of each
period except for fractional dividend per unit less than one yen. The Investment Corporation generally does not make dividend
out of reserve for dividends nor in excess of profit prescribed in the article of incorporation 26, Paragraph 2.

(i)  In accordance with the dividend policy in the Investment Corporation’s article of incorporation 26, Paragraph 1, Item 2, which
stipulates to make dividend in excess of 90% of distributable profit as defined in Article 67-15, Paragraph 1 of the Special
Taxation Measures Act of Japan for the fiscal period, a total of cash dividends declared for the six months ended February 29,
2012 is scheduled to be ¥6,905,967,254 which is substantially all of retained earnings after reversal of reserve for dividends
except for fractional dividend per unit less than one yen, while a total sum of retained earnings at the end of the period amounting
to ¥2,314,510,364 and reversal of reserve for dividends amounting to ¥4,592,098,022 is ¥6,906,608,386. The Investment
Corporation generally does not make dividend in excess of profit prescribed in the article of incorporation 26, Paragraph 2.

Note

The accompanying English financial information, comprising of balance sheets, statements
of income and retained earnings, statements of changes in net assets, notes to financial
information and statements of cash dividends, not including statements of cash flows, for
the six months ended February 29, 2012 have been translated and modified from the
Japanese financial statements of the Investment Corporation for the six months ended
February 29, 2012 prepared in accordance with the Act on Investment Trusts and Investment
Corporations of Japan.

Under Article 130 of the Act on Investment Trusts and Investment Corporations of Japan,
the Japanese financial statements, for the six months ended February 29, 2012, prepared in
accordance with the Act on Investment Trusts and Investment Corporations of Japan have
been audited by PricewaterhouseCoopers Aarata, in accordance with auditing standards
generally accepted in Japan. The PricewaterhouseCoopers Aarata report included in this
document refers exclusively to the Japanese financial statements for the six months ended
February 29, 2012. The PricewaterhouseCoopers Aarata report does not cover any other
information in this document and should not be read to do so. For more information please
see the Japanese financial statements for the six months ended February 29, 2012 prepared
in accordance with the Act on Investment Trusts and Investment Corporations of Japan.
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SEERRE [Reference]

Financial Statements in Japanese starts from this page
BEERORLR

1 REEADERARREDHS

1653 1783 1888 1983 52088
B 219698 18 B FM22938 18 B FR2F9A 18 B FM23438 18 B FM23F9A 18
EVH242A288 EFMNESAE EFM234F28288 EFHM2348A318 E FR24425298

RN EVals 20,035 23,326 22,925 21,824 23,642
GEEEEENE) BAM (20,035) (23,326) (21,868) (21,789) (23,634)
EEER BAM 12,505 14,428 13,577 13,278 18,304
OLEEEXER) BAM (10,414) (11,772) (11,298) (11,136) (12,061)
BRI BAM 7,529 8,898 9,348 8,546 5,338
RERG BAM 5,346 5,893 6,764 6,005 2,827
LHARIRES (a =Vl 5,329 13,093 6,698 5,502 2312
MEER (b) BAM 256,093 278,844 279,369 278,173 294,972
(e RiHEALL) % (A0.2) (+8.9) (+0.2) (N0.4) (6.0)
WEERE () EDls 578,829 666,843 625,312 621,377 659,346
(e EiHALL) % (AN1.6) (+15.2) (A6.2) (A0.6) 6.1)
&R Dl 250,764 250,764 250,764 250,764 270,752
ORPmiTHALL) % (0.0) (0.0) (0.0) (0.0) (8.0)
FKITEREDOH (d) A 386,502 1,688,198 1,688,198 1,688,198 1,880,198
1O MEESE (b)/(d) A 662,593 165,173 165,483 164,775 156,883
HEcKEE (e) EVils 5,329 6,173 6,698 5,501 6,905
RV RDE e (e)/(d) ! 13,788 3,657 3,968 3,259 3,673
(5B 1AHVFIRDES) ! (13,788) (3,657) (3,968) (3,259) (3,673)
GB1O%VHIFBEEDESR) ! (=) (=) (—) (—) (—)
REERERRER S % 0.9(1.8) 09(1.9) 1.0(2.1) 1.0(1.9) 0.4(0.9)
BOBEANHE ES % 2.1(4.2) 49(09.7) 24(4.8) 2.0(3.9) 0.8(1.6)
Bo&EARL®E (b)/(0) % 44.2 41.8 44.7 448 44.7
(RTBTHALEIER) (+0.6) (N2.4) (+2.9) (+0.1) (A0.1)
[SEfean! (e)/(a) % 100.0 47.2 100.0 100.0 298.6
[ZOthBEER]
EENOI (Net Operating Income) SES Dl 14,481 16,964 15,730 15,781 16,954
Zvk e TOTqvk =V 5 % 26.6 7253 29.2 252 8 120
FYkHY—EX - HNLYY LT SES & 6.5 F7 53 6.3 58 8 50
10 %Y FFO (Funds from Operation) JES 55} 26,365 X7 6,846 6,398 6,297 X8 6,492
FFOfg% SES & 7.9 7 83 109 9.2 8 93
B EENSHR% 1 DY DEIEE ¥6 M 13,771 3,636 3,951 3,259 3,613
EEEEHEAERIOHUFFO 76 ! 26,348 E7 6,824 6,381 6,297 38 6,432
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2. YA BEDEADIEB
(1) /WEEADEGHER
AEUT—IL 777 FREEAN AT IARREEA EOWET) I BREGERUREEANCETHERE UTFHREEIEVVET.)IC
BEDEFMI3FEIR4BICRI TN, BRTHIDEEMRABEDERIHELIREEAEL T FRI14F38128ICR RS AR
BEREEFASTIBIC IS GRRO—K 18953) L& LT,
FREEAE DRBERICANGZENS LRBNERZMIGR. [R— 7404 ORERK I ZBisL THMEFDEIS - BRZTTLN 510
AR (ERR19E2A28R) Icid. EIBRFRRE LB ERIZA,000BAZER WO e LE LT, ZD®RIE R—hT73UFDZKL - HEUZR
BEEBIT, FR0F4BICIE THRIEREAAH I ZRERLIR—FT7+)FDE I ZBRLTEVWELT Efee V-V - Y3y /BOER
NG ERMARITNILT BTcdHFR21F4RICTREEEREY ) I KYBED Rt ZROL T HHHORERRLICBDHEL T
FR22EIFTBICT T —IV Vv \VREEN WTFIURIEVWET,) LA L. BERBEIAPR— 74V FDBEDREEZRFT 2L
EEIT. FRk228983RICIELIREDEH CHRM LI ZEIERUNDF 74 AL CITERBA EIVEH 824058332 THRAL. HH 55
MFREBICIVEABREZTV, BHICKY ERELARFEELELIVCD) OERICEDMBEROLEZRVE LT,
HHEACHB WL, FR23EIBICSERIICHIREOZFTT (1920000, F—/\—7 Ay bAY McLbFmHUICHSBE=ERLEZEE.) L,
Tl 2= KR 3RA60 R CHUS 92— A, MBZUNLAY (2R 2B 1% HELEL
LEEDRER. KREEANIIFE 208K (P24 2A290) B Tld. EISFRBEREEAN AT U-RETIEVWVE T, ) 2ERICENTEIUD
BEERNEG,5931EM (§5704) ZZAL TVEY,
E L ILVIER BRFafERIcRVBRERURIS (ERAVBENCRIISZHE T.) ZMAEEREER CHRLELDEVVET,

(2) IREBIELERRE
i WERE
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SRAEREITIEE D EAIE. FR23FEFIENSDH R ERBEDORLERKRICEIDEEILBTONT, FR4AESE CIHERICHBLELT.
FEHHOSEFNAMMMEICOVTIE. FRIIELERS BV EERIA RO EEROMNIFSBELTFIEEUDDHUE T, mERM
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LIt DD, FRRAFEICAYVBLICL BRI PRIERFEAT LA IEL. BERROE L IEEERAEEELEL
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EETEOHE
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[Reference]

This is the end page of Financial Statement in Japanese, and the next page is a
copy of the independent auditor's report issued originally for the Japanese

statutory report, presenting the opinion that it presents fairly, in all material
respects, the financial position and the results of operation for the period for
which it was prepared.
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Statements of cash flows (additional information)

(Thousands of yen)
For the six months ended
August 31, 2011 February 29, 2012

Cash Flows from Operating Activities:
Income Defore INCOME tAXES ...eevvieriierieiieeiierieesiie ettt ettt e eaeenseebeeneaenens 5,503,170 2,827,379
Adjustments to reconcile income before income taxes to net cash provided by
operating activities:

DIEPIECIALION ...ttt sttt ettt et et sbe bt et ettt eaneaeas 5,129,044 5,380,858
Amortization of bonds ISSUANCE COSES .....cuvviiiiiiiiiriieiiieeeireeeeiee et eereeeeaeeeeens 21,428 18,730
Amortization of UNits ISSUANCE COSES...uuiruirriirriieriiiieertie e rte e e e e eeees - 27,612
L 0SS 0N SAleS OF PIOPEILY «...eiiiiiiiiiiieiieciie ettt - 3,999,883
Loss on disposal of fiXed @SSEts .......ccceverieieriririeienieneeee e 1,759 126,455
Interest income...............c........ . (1,390) (1,584)
Interest expense 2,226,871 2,081,281
Loss on disaster 502,440 -
Changes in assets and liabilities:

Decrease (increase) in Rental receivables .........ccoevieeiieiiciiieniecieciecieceees 7,660 (41,437)
Decrease (increase) in Income taxes receivable ........o.cocevenirieciincncneenennen. (6,831) 3,314
Decrease (increase) in Consumption tax refundable ...........coccooeeenincncnennn. (273,089) 25,815
Increase in Long-term prepaid €XPenses ..........ccecueeueeeeveeruenieneereenieneneenenens (576,932) (1,207,028)
Increase (decrease) in Accounts payable — Operating.........ccceeeveeveeueeneeneennne 173,025 (44,240)
Decrease in Consumption tax payable..........coceverenirirrieneneiieieneneeeeens (519,707) -
Increase (decrease) in Accounts payable — other........occoevveriencireiiieiienieeees (5,324) 28,826
Increase in Accrued eXpenses ..........coceeeeeenene - 1,621 51,162
Increase in Rent received in @dvance..........cooveeviiiiiiiieiieiecece e 38,893 190,925
Increase in Deposits TECEIVEA ......oovuiiriiiiiiiiiiieieee e 98,738 146,582
OthET, T8ttt sttt ae s (170,244) (104,959)
SUD tOTAL..ceeiitiritei e e 12,151,134 13,509,577
INETESt TECEIVEM .oivvviiiiiiieciiie ettt e e e e earee s 1,390 1,584
Interest eXPenses PAL......cceeriiiieiieeieerie et (2,185,441) (2,185,021)
Payments for 108 0N diSASLET .......covueiriiiiiiiiiieeiee e (466,471) (35,968)
INCOME tAXES PAIA ..vventiiiiieiieierie ettt (554) (614)
Net cash provided by operating activities ..........ceceeveeverereeienenenceeenne. 9,500,057 11,289,555

Cash Flows from Investing Activities:
Purchase of property and eqUIPMENt ........c..coceeveriiniiririenienenieenene et (22,231) (8,891)
Purchase of property and equipment in truSt.........cceeereeriereniieiienene e (1,344,400) (47,826,882)
Proceeds from sales of property and equipment in trust ...........coceevienienieeiieeneenienns - 1,756,514
Purchase of intangible assets in trust..........cccoueoieirieiiiiiiiiiiiccce (5,385) (8,196)
Proceeds from sales of intangible assets in trust .........ccceevverereevieneniinieciencncneeieene - 4,337
Payments of tenant leasehold and security deposits... . (24,919) (19,722)
Proceeds from tenant leasehold and security deposits..........ccceeveeveriiieiiencncnieniennne 243,398 70,396
Payments of tenant leasehold and security deposits in trust...........ccceeveerieeiieenieeniennne (880,111) (4,183,407)
Proceeds from tenant leasehold and security deposits in trust ........cocceceecverercrveienne 74,013 4,325,452
Payments of lease deposits IN tUSE.......ccueerieeriierieiieeiterterieee et e e eene - (261)
Proceeds from lease deposits i trUST.......eerueerierieiiieieereeree e 7,500 11,747
Payments of investment in SECUTIEIES .......evueiriiirieriieieeeeieeee et (337,822) -
Proceeds from inveStmMENt SECUTILIES .......veiieieiiiiiiieeeeeiiiiee e eeeeieeee e e - 854,816
Other eXPENAItUIES ...c..eevetiiieiieierte ettt sttt ettt esneneeas (11,615) (210,020)
Other proceeds 2,000 140,426
Net cash used in investing aCtiVities .........cccevuererieicriinenieieieneeeeeenne (2,299,574) (45,093,689)

Cash Flows from Financing Activities:
Repayments of Short-term bOITOWINGS ....c...eivueeriiiiiiiiiiieieeie et (40,000,000) (30,375,000)
Repayments of corporate bonds............ccceceeiiiiiiiniiiiiiiiiiccccce e - (20,000,000)
Proceeds from 1ong-term DOITOWINGS ......ecvveeriieiieiiieiieriiesiieeie et et see e enreeieesiee s 39,000,000 75,575,000
Repayments of 1ong-term DOITOWINGS ......cc.coeeiiiiniiriiiiienineeeencne e (1,000,000) (5,000,000)
Proceeds from issuance of inVeStMENt UNILS .....cc.eevveerieerieriierieeie et - 19,822,867
Dividend PAYMIENLS .....ceueiuieiieiieieete ettt ettt ettt est et eebeese e e stesae st et e nteseeeseeneeneeas (6,697,898) (5,503,317)
Net cash provided by (used in) financing activities.. . (8,697,898) 34,519,550
Net change in cash and cash equivalents .............ccoeiiiniiiinci e (1,497,415) 715,416
Cash and cash equivalents at beginning of period..........ccccoceviiiiiiiiiiiiic e 16,592,818 15,095,402
Cash and cash equivalents at end of period™ .............c..cc.ooooeiieeseeeeeee e 15,095,402 15,810,819

54



55

Note:
(1)

(iD)

The statements of cash flows are unaudited because the statements are out of scope of independent audit under Article 130 of
the Act on Investment Trusts and Investment Corporations of Japan.

Cash and cash equivalents consist of cash, demand deposits, and short-term investments which are highly liquid and readily
convertible to cash, have a low risk of price fluctuation, and mature within three months from the date of acquisition. Cash and
cash equivalents in the statements of cash flows consist of the following:

(Thousands of yen)

As of
August 31, 2011 February 29, 2012
Cash and bank deposits 8,208,658 9,294,938
Cash and bank deposits in trust 6,886,744 6,515,881
Cash and cash equivalents 15,095,402 15,810,819




Other Information

Japanese version of the Asset Management Report contains other information not included in this English version.
You can access most of those information in English by referring to the IR material for this period posted on our
website.

IR material

“The Twentieth Period Analyst Meeting Materials (September 1, 2011 — February 29, 2012)”
- Portfolio Management: Page 33 to 35

- Portfolio Overview: Page 30 to 32 and Page 38 to 39

Contact

Asset Manager

For IR schedule and other IR-related information, please contact our asset management company, Mitsubishi Corp.
- UBS Realty Inc. at +81-3-5293-7080.

Transfer Agent

Regarding the custody arrangement and other investment units-related information, please contact our general
administrator, Mitsubishi UFJ Trust and Banking Corporation at 0120-232-711 (Free dial, but in domestic only)
and The Chuo Mitsui Trust and Banking Company, Limited at 0120-78-2031 for investors of former LaSalle
Japan REIT Inc (also Free dial, but in domestic only).
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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.

While we have taken every reasonable care with respect to information contained herein, we cannot guarantee the
accuracy or completeness of this information. Unless otherwise specified, this document was created based on
Japanese accounting system.

English terms for Japanese legal, accounting, tax and business concepts used herein may not be precisely identical
to the concepts of the equivalent Japanese terms. With respect to any and all terms herein, if there exist any
discrepancies in the meaning or interpretation thereof between the Japanese language and English language
statements contained herein, the Japanese language statements will always govern the meaning and interpretation.
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.
(Financial Instrument Firm under License No. 403 of the Director of Kanto Local Finance Bureau )
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