Welcome to this presentation of JRF’s operating results for the 28th period, the six months from
September 1, 2015 to February 29, 2016.




Following the presentation materials, and as indicated in the “Table of Contents” on page 1, | will first
provide an overview of JRF’s portfolio strategy before moving on to how we implement our growth and
financial strategies. Turning to the principal topic of this presentation, | will then provide details of our
financial results for the 28th period, together with forecasts for the 29th and 30th periods, and in closing,

comment on JRF’s approach toward sustainability management.







Over the three-year period from February 28, 2013 to February 29, 2016, JRF has significantly improved
the quality, size, and diversification of its portfolio.

In specific terms, the ratio of urban properties, as a percentage of the portfolio as a whole, has climbed
from 23.9% to 41.4%. At the same time, the scale of assets has grown from 720 billion yen to over 850
billion yen. Working diligently to diversify its portfolio over the three-year period to February 29, 2016,
JRF has increased the number of properties and tenants to 94 and 1,007, respectively. Taking into
consideration the correlation between the credit standing of tenants and stability, JRF has successfully put
in place a balanced portfolio from each of the quality, asset scale, and diversification perspectives.

In addition to enhancing portfolio stability, JRF has also increased its DPU 332 yen, from 3,868 yen in the
February 2013 22nd period to 4,200 yen in the February 2016 28th period.

Looking ahead, JRF has identified a medium-term DPU target of 4,500 yen. With this in mind, we will
further enhance the stability of our portfolio while increasing the scale of our assets and the ratio of urban
properties to the targeted levels of 1 trillion yen and 50%, respectively.




Moving on to the management capabilities that underpin this portfolio strategy.

JRF is distinguished by its active portfolio management, which combines the inherent strengths of the
Fund, which include a significant asset scale, substantial unrealized profits, and a stable financial base,
with the considerable competitive advantage of the Asset Management Company in such areas as
property sourcing, shopping center management, and the flexible raising of funds.

On this basis, we are looking to replace assets and push forward large-scale property renewals, while
advancing other initiatives aimed at securing continued growth. We are also working diligently to control
such risks as the downtime associated with property renovation and the settlement of claims for a
reduction in rent, while addressing trends in commercial markets that include the declining population
and shifts in preferences and tastes.






| would like to comment on the implementation of our growth strategies.

JRF conducted a public offering in September 2015, and acquired eight mainly urban retail properties for
42.1 billion yen.

In October 2015, we then disposed of five suburban type GMS properties for 68.5 billion yen in order to
mitigate the risk of over-concentration in specific tenants. Later in 2016, we purchased five urban
properties at an aggregate acquisition price of 37.9 billion yen. Through this replacement of assets, JRF
has successfully spread the timing at which gains on the sale of properties are realized over three periods.
This in turn has offset the decline in rental revenues. Moreover, JRF has taken strategic steps to allocate a
portion of the sales proceeds to the reserve for dividends.

Furthermore, JRF is undertaking reconstruction work as well as large-scale renewals, at a cost of
approximately 11.1 billion yen, in a bid to improve the facility competitiveness of existing properties.
Turning to prolonged litigation and claims for a reduction in rent at Kawaramachi OPA, JRF paid a
settlement amount of 283 million yen. Despite this payment, we have successfully incorporated recent
market trends in the rent applicable to this property, with an increase of roughly 2% from March 2016.
Initiatives aimed at addressing the downtime in rent attributable to JRF’s Action Plan and efforts to
improve facility competitiveness as well as the payment of the settlement amount were undertaken using
the reserve for dividends. In this manner, we eliminated the risk of any temporary fluctuation in
distributions.




| will now touch on JRF’s efforts to expand its assets through steady acquisition.

Despite the harsh nature of recent property acquisition conditions, JRF has completed a public offering
and purchased properties at an aggregate acquisition price of approximately 70 billion yen, as a part of its
asset replacement activities over the past 12 months. As indicated in the graph that runs across the top of
the page, JRF has consistently acquired properties at an average aggregate acquisition price of 70 billion
yen each year since it was first publicly listed. This is a clear indication of its proven track record and sound
acquisition capabilities.

As you well know, property values are cyclical in nature. This is reflected in the unrealized profit and loss
on JRF’s portfolio, which has fluctuated around plus or minus 10% since the Investment Corporation was
established, as depicted in the graph that runs along the center of the page. Meanwhile, JRF's NOI yield
after depreciation has remained firm at roughly 3.5%. Retail properties are generally characterized by
their stable rental revenues. Taking into consideration the scale and level of diversification that is unique
to JRF's retail property portfolio, we are confident that this sense of stability is steadily increasing.

Moving ahead, we will continue to mitigate the effects of fluctuations in the market environment, build
up a robust portfolio of prime assets, and pursue further improvements in the quality and diversification
of our portfolio, by consistently acquiring a certain number of properties in a manner that is similar to
dollar cost averaging.




We provide details of JRF’s asset replacement strategy.

Taking into consideration the current harsh property acquisition environment, and the recent surge in
real estate values, market conditions are extremely conducive to the disposition of assets. Cognizant of
such wide-ranging factors as the shift in Japan’s demographics, changes in consumer tastes, and other
commercial market trends, we are placing considerable emphasis on efforts aimed at improving the
quality of our portfolio. With this in mind, JRF’s portfolio offers several different scenarios. The fortunes of
suburban type retail properties under a single master lease arrangement, for example, depend very much
on the strengths of the major retailer and principal tenant.

In extreme cases, such as Naru Park, located in Aichi Prefecture, the Investment Corporation has the
opportunity to revitalize the property in a bid to improve the quality of the portfolio. This, however, runs
the risk of negatively impacting distributions due to the time required to complete a full rejuvenation.

In contrast, the risks associated with properties that are located in urban commercial areas tend to be
small, requiring less time to attract a replacement tenant, even after the facility has been vacated.

For suburban type properties under multiple lease contracts with individual retail stores, the situation is
again different. Even with the replacement of certain tenants, the impact on the Investment Corporation
as a whole is extremely small. As long as the property is located in the right area, the ability to attract
replacement tenants is roughly the same as that for urban properties.

JRF’s recent replacement of assets falls in the extreme case scenario. In this instance, we successfully
prioritized the disposal of properties that posed considerable difficulties. This included properties that
were purchased during a period of financial crisis and exhibited extremely low yields after depreciation.
Proceeds from the disposal of properties were applied to the purchase of properties in Ginza, Kichijoji,
Kawaramachi in Kyoto, Shinsaibashi in Osaka, and Ichibancho in Sendai. Each of these properties is located
in a high foot-traffic area and exhibits low vacancy risk. As such, we are confident that JRF’s margin of
portfolio safety has improved.




I would now like to elaborate on the evolution of JRF’s portfolio.
On this page, we provide a series of pie charts that map out changes in the quality of JRF’s portfolio from
the February 2013 22nd period to the recent acquisition of five properties.

Over this period, the percentage share of urban properties has climbed to 43%. In addition, the
percentage of growth type properties, where we expect to secure the fruits of future expansion, has
improved to 35.9%. At the same time, the excessive concentration of AEON Group master lease
properties has fallen to 25.6%. Meanwhile, the share of Ito-Yokado master lease properties stands at 7.7%.
Conversely, the percentage shares of direct lease properties and fixed-term lease contract properties
have increased to 45.8% and 58.4%, respectively.

As you can see from this page, we have maintained an average NOI yield after depreciation of 3.7% and
increased the amount of unrealized profit to 90.1 billion yen, more than 10% of JRF’s total assets, while
steadily improving each portfolio indicator.

Looking ahead, we will purchase new properties and promote an asset replacement strategy with a view
to continuously improving the quality of JRF’s portfolio.



Moving on to JRF’s external growth strategy.

Including the acquisition of properties following JRF’s public offering and additional interests acquired
since September 2015, successful steps have been taken to purchase 13 properties at an aggregate
acquisition price of 79.2 billion yen.
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We provide details of selectively acquired urban properties in the Omotesando, Harajuku, and Aoyama
areas.

Following the recent public offering, JRF acquired the G-Bldg. Minami Aoyama 01 (Building B) bringing the
total number of properties in this area to 14 at a value of 100.1 billion yen.
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Turning to certain properties acquired in other areas.

JRF maintains three properties including G-Bldg. Ginza Chuo-dori 01 with a value of 22.7 billion yen in the
Ginza area of Tokyo, three properties including G-Bldg. Kyoto Kawaramachi 01 at an aggregate acquisition
price of 23.4 billion yen in the Kawaramachi area of Kyoto, and five properties including G-Bldg.
Shinsaibashi 04 with a total value of 45.7 billion yen in the Shinsaibashi area of Osaka.

By acquiring properties located in prime retail areas in this manner, JRF is building up its limited pool of
information on tenants that maintain stores in metropolitan areas. Through these means and the
accumulation of expertise in the attributes of specific locations, we are enhancing our leasing capabilities
and increasing opportunities for the purchase of additional properties.
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| will now elaborate on JRF’s internal growth strategy.

As was the case in our presentation for the 27th period, the size of each circle or oval is indicative of the
size of JRF’s investment in each project, while the length of each line represents the downtime in rent
attributable to the construction period.

I am pleased to report that work on the five projects currently being implemented are progressing
without incident.

As we first mentioned at the time of our public offering and the acquisition of KAMISHIN PLAZA in 2013,
we have taken steps to replace the anchor supermarket tenant and conclude a long, fixed-term leasing
agreement with Heiwado Co., Ltd. Moreover, renewal work on the main floor is underway. Plans are in
place to re-open the relevant area in June 2016.

As far as other large-scale projects are concerned, including the renewal of Nara Family and Bic Camera
Tachikawa as well as the redevelopment of G-Bldg. Jiyugaoka 01, construction work will be completed on
a progressive basis from the end of 2016.
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Budget plans for each project are presented on page 14.

In addition to the two completed projects, JRF is undertaking a cumulative investment of roughly 12.5
billion yen in seven projects. Each of these projects will help JRF achieve steadfast internal growth with
rates of investment return ranging from a low of around 6% to a high of about 15%.
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In specific terms, | would like to elaborate on JRF’s growth-oriented investments in Ito-Yokado Yotsukaido
and KAMISHIN PLAZA.

Utilizing a portion of the parking lot area at Ito-Yokado Yotsukaido, expansion work that entails the
construction of an annex building is currently underway. JRF has concluded a reservation agreement with
The Chiba Kogyo Bank, Ltd. to execute a 20-year fixed-term lease for the extended portion. Plans are in
place for the Bank to open its doors in August 2016.

15



Looking at examples where we have successfully secured an increase in rent at urban properties.

We have concluded lease contracts for 29 urban property blocks subject to lease renewal, as a result of
lease expiration, during the 18-month period from September 2015 to February 2017.

Out of these 29 blocks, rents increased for 10 blocks, stayed the same for 16 blocks, and decreased for
three blocks. The average percentage increase for the aforementioned 29 blocks was 15.7%.

Properties of particular note include G-Bldg. Ginza 01, which was acquired at the time of JRF’s public
offering in 2013. In purchasing this property, which is located diagonally opposite Tokyu Plaza -Ginza, JRF
took into consideration such factors as the potential for rental income growth. As anticipated, successful
steps were taken to increase the rents of existing tenants, and as a result average income across the
property as a whole climbed 21.3%.

Following a public offering in 2014, JRF acquired G-Bldg. Omotesando 02. While we received several
comments that the yield on this property was low for the period in question, we were able to secure an
increase in rents of 21.4% on certain sub-blocks that were subject to rent revision.

In each of the aforementioned examples, an increase was not factored into our acquisition price valuation.
However, both properties located in the prime locations of Ginza and Omotesando represent instances
where expectations of an increase in rent were brought to fruition. Quite naturally, we are extremely
pleased with the results.

Details of the number of blocks with lease agreements that are due to expire in the August 2016 and
February 2017 periods are presented in the table at the bottom right of the page.

We will continue to make every effort to secure internal growth going forward.
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We provide details of JRF’s proactive risk management and efforts to stabilize its portfolio.

First, | would like to comment on the steps taken to settle the lawsuit and claim for a reduction in rent at
Kawaramachi OPA. Brief details are presented along the left half of the page.

The decision to settle the lawsuit is based on a number of factors. In addition to the opening of Kyoto BAL,
a new urban retail facility, in the immediate surrounding area, reconciliation reflects efforts by the tenant
to substantially revise its merchandise composition and to undertake investments in line with an
invigoration plan.

Taking also into consideration the discrepancy between rents when conditions were at a low and market
levels, the decision to settle the lawsuit was made after reaching a mutually acceptable agreement. As a
result, JRF has paid a settlement amount of 283 million yen and the rent on the property has increased by
around 2% to reflect the recent upswing in market conditions from March 1, 2016. This has then allowed
both parties to proactively focus on increasing the competitiveness of the property.

The payment of a settlement amount was not factored into our recently disclosed forecast. Accounting
for such factors as the projected increase in revenues from existing properties, however, we do not
envisage any impact on distributions.

Turning to those properties tenanted by major retail businesses, JRF has again taken steps to mitigate
risks and to stabilize its portfolio.

In completing the sale of five properties tenanted by AEON CO., LTD. in 2015, for example, we have
disposed of assets classified in the high-risk category.

While there have been reports that Ito-Yokado will close 40 of its stores, we have not, at this stage,
received any notification of termination for the relevant properties that we hold.

As far as the East Annex of Kishiwada CanCan Bayside Mall is concerned, the contract with Izumiya Co.,
Ltd. expired as of April 1, 2016. In the ensuing period, energies have been directed toward leasing the
blocks utilized for GMS purposes.

Finally, the rent at Seiyu Hibarigaoka was reduced and the contract period extended. This initiative is
designed to entice the tenant to further refurbish and reinvigorate the property.

As in the past, we will continue to encourage tenants to renovate their respective facilities. At the same
time, we will consider the replacement of tenants as required for properties that are of particular concern.
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| will now provide details of JRF’s financial strategy .

s usual, we provide details of JRF's maturity ladder. As you can see, the level of repayment amount
remains at around 25 billion yen for each six-month period. JRF has also secured a commitment line of
credit totaling 60 billion yen, which allows us to address any sudden financial crisis.

A brief summary of JRF’s refinancing activities in the February 2016 period is presented at the top right of
the page. During the period under review, JRF newly procured 11 billion yen with an average term of nine
years at the extremely low average interest rate of 0.59%. Since the Bank of Japan announced its decision
to adopt a negative interest rate policy, debt procurement costs have fallen dramatically. Looking ahead,
we expect to refinance debt totaling roughly 10.8 billion yen that is scheduled to mature in August 2016 at

a reduced cost.
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n terms of JRF’s financial stability, we provide details of key financial indices in the graph and table at the
bottom left of the page. As you can see, roughly 100% of JRF’s debt has been procured on a long-term

fixed basis. The average loan term remaining until maturity is 4.7 years and the average debt cost is 1.31%.

LTV as of the end of the 29th period is expected to come in at 50.5% and acquisition capacity to total
approximately 87 billion yen based on an LTV of 55%.

In connection with the acquisition of properties in the future, we will carefully evaluate the respective
merits of asset replacement and a new public offering, while taking into consideration property yields.
At the right side of the page, we layout details of negative goodwill, the reserve for reduction entry, and
our utilization policy. In each case, we will continue to focus on stabilizing distributions.
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| would now like to comment on JRF’s financial results for the February 2016 28th period and forecasts for
the August 2016 29th and February 2017 30th periods.

The bar graph that runs along the top half of the page depicts trends in JRF's DPU.

JRF’s DPU came in at 4,200 yen for the February 2016 period. This was in line with forecasts. Despite the
downturn in revenue attributable to the payment of a settlement amount, JRF benefited from an increase
in revenue from such properties as mozo wonder city. At the same time, gains on the sale of properties,
net income excluding gains on the sale of properties, and temporary expenses in connection with large-
scale renewal projects all came in at around forecast levels.

Looking at the actual value calculation, without the impact of renovations and property sales, | ask that
you first look at the grey text box. As you can see, temporary expenses in connection with the large-scale
renewal of properties had a negative impact on distributions of 135 yen. At the same time, net income per
unit excluding gains on the sale of properties came to 3,888 yen as indicated by the bar graph shaded in
orange. Combining the two, the actual distribution value came to 4,023 yen after excluding the drop in
revenues attributable to renovations.

Turning to the bar graph shaded in blue below the February 2016 period data, the estimated impact
attributable to downtime as a result of renovations is 117 yen. The real actual value therefore comes in at
4,140 yen.

Next, | would like to review distribution forecasts for the August 2016 period. JRF has upwardly revised its
DPU forecast for the 29th period from 4,200 yen to 4,250 yen. This is mainly due to the early acquisition of
assets in line with our asset replacement strategy, which serves to push up net income per unit excluding
gains on the sale of properties by 180 yen. Meanwhile, the actual DPU value is projected to come in at
4,330 yen based on the same calculation identified for the February 2016 period.

Looking further ahead, JRF’s distribution for the February 2017 period is forecast to come in at 4,250 yen,
unchanged from the August 2016 period. Compared with the 29th period, net income per unit excluding
gains on the sale of properties is expected to decline by 96 yen to 3,874 yen, due to the sale of AEON Mall
Kashiihama and other factors. Again using the same calculation, the actual DPU value for the 30th period
is forecast to come in at 4,302 yen.

Taking each of the aforementioned into consideration, we have set DPU forecasts for the August 2016 and
February 2017 periods at 4,250 yen, which is slightly lower than calculations for theoretical actual values.
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Here, we provide details of trends in JRF’s business results.

The scale of JRF’s assets has recovered to 862.5 billion yen with the acquisition of five urban properties.
Rent NOI excluding gains on the sale of properties is projected to decline in the 29th and 30th periods.
This is mainly due to the drop in revenues following the sale of AEON properties and the downtime
attributable to large-scale renovations.

As mentioned a few moments ago, DPU in the February 2016 period was 4,200 yen and is expected to
climb 50 yen to 4,250 yen for each of the August 2016 and February 2017 periods.

NAV per unit amounted to 198,350 yen in the 28th period. This largely reflects the increase in unrealized
profit on the back of an upswing in appraisal values.

Unrealized profit currently stands at 91.9 billion yen. This represents an unrealized profit rate of 10.6%.
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Factors that contributed to an increase or decrease in JRF’s business results are outlined . | ask that you
review at your leisure.
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Factors that contributed to an increase or decrease in JRF’s business results are outlined . | ask that you
review at your leisure.
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Factors that contributed to an increase or decrease in JRF’s business results are outlined . | ask that you
review at your leisure.
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We provide details of JRF’s sustainability management.
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In this instance, we have paid particular attention to outlining efforts by the asset management company
to strengthen corporate governance. Please take a look when time permits.
This then concludes my presentation.
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