Welcome to this presentation of JRF’s operating results for the 29th period, the
six months from March 1, 2016 to August 31, 2016.




Following the presentation materials, and as indicated in the “Table of Contents”
on page 1, | will first provide an overview of JRF’'s medium-term targets and
related issues 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 29th period, together with forecasts for the
30th and 31st periods, and in closing, comment on JRF’s approach toward
sustainability management.






Here on this page, we present our medium-term target for DPU.

While | will explain in more detail later in this presentation, looking at results for
the August 2016 period, JRF’s net income per unit came in at 3,860 yen after
excluding any gain or loss on the sale of properties. If we take into account the
379 yen, attributable to the gain on sale of properties, and the 11 yen reflecting
the reversal of reserves, JRF’'s DPU came in at the previously forecast figure of
4,250 yen.

Looking ahead, we anticipate DPU will remain unchanged at 4,250 yen for both
the February 2017 30th and August 2017 31st periods.

Excluding the acquisition of properties utilizing the proceeds from the
replacement of assets and any reversal of reserves, we will endeavor to achieve a
DPU of 4,500 yen over the medium term through internal growth and the
reduction of financial costs.

Without identifying a specific timeframe for when this DPU target will be
achieved, we are confident in our ability to secure a DPU of 4,500 yen through
large-scale renovations resulting in internal growth, increases in urban property
rents, and debt refinancing against the backdrop of the current negative interest
rate environment.




P4, we present trends in JRF’s portfolio over the past three-plus years together with medium-
term targets.

The ratio of urban-type properties, as a percentage of the portfolio as a whole, has climbed from
23.9% to 44.5%.

At the same time, JRF has significantly improved its tenant profile, with the excessive
concentration on AEON Group and Ito-Yokado master lease properties falling from 40.7% to
24.3% and 9.1% to 7.9%, respectively.

Successful steps have also been taken to lift the ratio of direct leases to 47.1% and to increase
the percentage of new-style fixed-term lease contracts to 60.3%.

By increasing the ratios of direct leases as well as new-style fixed-term lease contracts, JRF is
placing itself in a position to secure increasingly attractive tenants and to create facilities that are
highly appealing to consumers.

While improving each key portfolio indicator, JRF has maintained an average NOI yield after
depreciation of 3.7%. Moreover, unrealized profits have exceeded the 100 billion yen milestone
to reach 103.6 billion yen as of the end of the August 2016 period.

Over the past three-plus years, NAV per unit has also improved by more than 33% climbing from
152,440 yen to 202,920 yen.

JRF is targeting an asset scale of 1 trillion yen over the medium term, split evenly between urban
and suburban-type properties. At the same time, efforts are being directed toward further
diversifying tenants while increasing the ratio of new-style fixed-term lease contracts which will
allow more flexibility in tenant replacement. As JRF’s portfolio continues to evolve, trends
indicate that positive steps are being taken to achieve each goal.




As mentioned, and in line with this ongoing evolution of JRF’s portfolio, we are seeing signs of a transformation from an historic dependence on large-scale tenants to
increased tenant substitution. In this sense, JRF is building a solid portfolio that keeps up with changes in the retail environment.

As shown in the bordered text box that runs across the top of the page, Japan’s retail market is undergoing considerable change.

As you know, the domestic population continues to contract. Compared with urban areas, this downturn is more pronounced in outlying regions and the suburbs.
According to documents published by Japan’s Ministry of Health, Labor and Welfare, Japan’s population is projected to decline 5.8% by 2025 and 16.2% by 2040
compared with 2010. Over this same period, the population of the Tokyo metropolitan area will edge up 0.1% and then drop 6.5%.

As | mentioned during our last presentation, and as presented on page 8 of the Appendix, interest from major overseas brands in such premier locations as Ginza is
robust. In stark contrast, OLD NAVY has abruptly announced its decision to withdraw from Japan. Taking each of these factors into consideration, there is considerable
volatility in trends regarding the opening and closing of stores.

Looking at the impact on Japan’s major retail distributors and conditions in the GMS business sector, you will all be aware of the progressive steps that Ito-Yokado is
currently taking following its decision to close 40 outlets in Japan over the next five years in October last year.

Turning to inbound demand, the Japan Tourism Agency has announced that the number of foreign tourists traveling to Japan each year has exceeded 20 million. With
a 2020 target of 40 million, the number of foreign tourists in 2016 currently stands at around 2 million each month.

The amount of foreign tourist travel consumption is also reported to have reached 953.3 billion yen in the 2Q of the current year. This is 7.2% higher than the 889.3
billion yen recorded in the corresponding period of 2015. On the other hand, foreign tourist per capita travel expenditure has fallen 9.9% from 177,546 yen to 159,930
yen. While growth in inbound demand appears inconspicuous, there is every indication that consumption will increase as the number of foreign tourists continues to
expand.

Against the backdrop of a shift in the values of consumers attributable to changes in each era and society, we are seeing movements in consumption patterns away
from goods to services and experiences.

Over the two-year fiscal 2015 and 2016 period, eight major established apparel companies including World, Onward, TSI, and Itokin are expected to close over 2,600
stores as a result of the decision to abolish more than 50 brands. While we are seeing examples of new brands filling this gap, large sales spaces remain locked in a
downward trend with the continued concentration of management resources.

In addition, such newly emerging apparel companies as Stripe International Inc., which have expanded into large-scale regional shopping centers, are experiencing
sales plateaus. For this reason, energies are being directed toward the launch of new brands and the use of new store opening channels.

Furthermore, shopping centers and apparel companies are strengthening their abilities to put forward a comprehensive range of lifestyle proposals while branching
into miscellaneous as well as food and beverage fields.

Against this backdrop, urban type retail properties are embracing change and endeavoring to provide an appealing shopping experience as a means to attract
customers. Leveraging their overall scale, regional malls are bolstering the appeal of their services while upgrading and expanding functions as community lifestyle
centers.

Among its major retail properties that are considered the largest class in their relevant areas, JRF maintains such facilities as AEON MALL Musashi Murayama under a
master lease agreement with AEON MALL, and Higashi-Totsuka Aurora City under individual leases with Seibu Department Store and AEON RETAIL Co., Ltd.

While each facility is currently managed by major blue-chip retail distributors, and as such do not require our direct involvement, these properties are more than
capable of attracting large numbers of tenants by virtue of their location and size. In this sense they offer ample competitive advantage much like mozo wonder city,
which maintains direct leases with a large number of tenants.

In broad terms, JRF maintains two types of mid-sized suburban retail properties. The first type comprises properties located in densely populated areas with little
opportunity for other stores to be opened in close proximity. We will continue to actively acquire this type of property to bolster our existing portfolio which includes
KAMISHIN PLAZA, Colline Bajikouen, and Summit Store Nakano Minamidai.

The second type is made up of properties located in areas where the population density is slightly weak and there is room for competing stores to open in the vicinity.
JRF invests in properties of this type when the credit standing and continuity of tenants is considered strong, and when there is ample opportunity for alternative use.
Our approach to this type of property will be dictated by such factors as the terms remaining on lease contracts, the opening of competing stores in the area, and
changes in population density.

For urban retail properties in favorable locations and adjacent to major stations, tenant substitution is extremely high. Even in the event a store is closed or vacated
due to business conditions or a change in purchasing patterns, the opening of a store by a substitute tenant in line with new tastes can be expected.
By harnessing the strengths of our leasing capabilities, we are well positioned to increase revenue for these types of properties.



Looking at the matrix used during our presentation for Kishiwada CanCan Bayside Mall,
AEON MALL Higashiura, and Neyagawa (land with leasehold interest), | draw your
attention to page 6 where | would like to comment on our current portfolio of 31
suburban properties excluding mall-type assets.

As | mentioned a moment ago, the number of suburban properties that exhibit
poor substitutability has decreased.

As indicated in the third quadrant of the matrix, there are now only four
properties left that raise concerns regarding tenant substitution and continuity.

Three of the four properties marked in blue exhibit strong economic properties.
While paying careful attention to the most appropriate time, we will either
endeavor to extend the term as each lease contract falls due for renewal in a bid
to promote continuity, or work to crystallize unrealized gains through the
replacement of assets.

As far as the property marked in green is concerned, we are currently considering
drastic measures that take into account the property’s lack of economic viability
and concerns surrounding both substitutability and continuity as well as the
favorable real estate sales market.




Recognizing the keen interest of all concerned, we provide on this page
population distribution maps together with competitive relationships for the 8
Ito-Yokado properties in JRF’s portfolio.

We are aware of the concerns held by many investors as Ito-Yokado works
actively to close underperforming stores. We do not, however, believe that
recent trends pose a major problem for JRF.

As | mentioned at the beginning of this presentation, the 8 Ito-Yokado properties
account for only 7.9% of JRF’s total rental revenue. In the event that 1 or 2 stores
should close, we remain confident that any impact on JRF’s distribution will be
limited.

Moreover, and as indicated in the trade area population maps, the vast majority
of the 8 properties are located in fertile commercial zones with dense
populations. Taking into consideration the convenient access of each property,
we are confident in our ability to revitalize each facility should closure become a
reality.







Here on this page, we provide a summary of the measures implemented since
the August 2016 period.

Across the left half of the page, you will find a brief overview of JRF’s external
growth strategies and in particular efforts to replace assets and expand asset
scale. From last year and carrying into this year, steps are being taken to dispose
of suburban type properties where the potential for tenant substitution is limited.
At the same time, we are undertaking a major replacement of assets through the
acquisition of urban type properties.

Across the right half of the page, we present details of our internal growth
strategy and efforts aimed at enhancing the value of existing assets.

In order to improve the competitiveness of facilities, we have continued to carry
out a variety of action plans as discussed during previous presentations. We are
constantly implementing measures for facilities that fail to stand out as a part of
efforts to lift NOI.

During the August 2016 period, we placed particular emphasis on reducing
trustee fees, insurance premiums, and utility costs. Steps were also taken to
increase revenue by installing vending machines. In the February 2017 period, we
are looking to cutback building management fees.




Elaborating further on JRF’s external growth strategy.

Despite a harsh property acquisition environment, JRF undertook a public offering in
2015 as well as the replacement of assets and acquired properties at an approximate
acquisition price of 70 billion yen. Indicative of its robust acquisition capabilities, JRF has
continued to acquire properties to the value of roughly 70 billion yen each year since its
IPO. This impressive track record is presented in the graph that runs across the top of
the page.

As you know, property prices are cyclical in nature. As outlined in the graph that runs
across the center of the page, unrealized profits and losses on JRF’s portfolio have
fluctuated according to the times. As of the end of the August 2016 period, however,
JRF’s unrealized gains exceeded 100 billion yen. Meanwhile, making the most of its
unique asset scale and diversification, JRF’s NOI yield after depreciation has remained
stable hovering around 3.5%, and currently stands at 3.7%. Looking ahead, we will place
considerable emphasis on the timing of each acquisition and continue to purchase
properties to a certain amount based on the dollar-cost averaging method. In this
manner, we will build a portfolio of prime assets while pursuing increased quality and
diversification.
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On page 11, we provide details of our property replacement activities during the August 2016 period and efforts to
expand the portfolio.

As we announced in August, JRF disposed of Kishiwada CanCan Bayside Mall, AEON MALL Higashiura, and Neyagawa
(land with leasehold interest) for an aggregate sales price of 15.7 billion yen. Adopting a disciplined approach and
with future replacement in mind, the yield after depreciation of the 3 properties was estimated at 2.0%. Accounting
for the anticipated substantial loss at Kishiwada CanCan Bayside Mall from the February 2017 period, the drop in
revenue was projected at 60 million yen per period.

Utilizing 3.5 billion yen of the total disposition price of 15.7 billion yen, JRF acquired an additional 40% co-ownership
of trust beneficiary interests in land and 100% of the trust beneficiary interests in the building of G-Bldg.
Takadanobaba 01 that was held in a bridge fund. An outline of the property is provided on page 6 of the Appendix.

While the NOI yield after depreciation of the additional acquisition of trust beneficiary rights comes in at 3.3%, the
NOl yield and NOI yield after depreciation of the entire assets including the previously acquired portion are 4.1% and
3.5%, respectively.

By acquiring the remaining portion of G-Bldg. Takadanobaba 01, JRF’s revenue increases 53 million yen per period.
The purchase of this single property therefore offsets almost the entire amount of revenue decline attributable to the
disposition of the 3 properties.

As outlined on page 5 of the Appendix, JRF acquired G-Bldg. Sendai Ichibancho 01 as of the end of September 2016.
This purchase was also designed to cover the sale of 5 AEON properties last year and entailed the acquisition of the
building on which JRF had already acquired land with leasehold interest. The NOI yield and NOI yield after
depreciation of the asset as a whole is 4.4% and 4.0%, respectively.

At first glance, the acquisition methods that include techniques for the purchase of development projects and
instalment purchases that JRF has recently used may seem a little difficult to understand. In acquiring a property, we
undertake the necessary valuation and due diligence and ask that you confirm the integrity of each purchase in its
final form.
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JRF maintains a patient approach while endeavoring to further expand the scale of its assets to 1 trillion yen. Based on the current robust
real estate market, we are working diligently to improve the quality of our portfolio.

As indicated at the left side of the page, JRF’s external growth will be driven by 2 sources of funds.

Commensurate with the average NOI yield of its existing portfolio, JRF will conduct public offerings in a bid to secure new properties that
are capable of delivering an NOI yield after depreciation of 3.7%.

During 2015 and 2016, JRF undertook the consecutive sales of properties, all with an average NOI yield after depreciation of 2.8%. In the
event that new properties are acquired with an NOI yield after depreciation below the aforementioned 3.7%, we plan to utilize the
acquisition capacity attributable to the disposition of properties of around 38.8 billion yen.

The two sources of funds will therefore be used primarily to acquire prime urban type retail properties that exhibit high levels of tenant
substitutability. We have a number of properties currently under consideration.

Even if the property is a suburban type facility, we will consider acquisition based on several key factors including the degree of tenant
substitutability and whether the property is the leading mall in its region. We will also assess neighborhood type retail properties where
there is little room for competing stores to open in close proximity and pursue acquisition where the credit standing of tenants is high
and long-term stable revenue can be expected.

Details of properties that JRF has committed to acquire in the future are presented on page 7 of the Appendix. In specific terms, JRF
concluded a purchase and sale agreement for Kasugai (land with leasehold interest) in September.

Currently, the property is a vacant lot. The lessee is taking steps to lodge an application for the construction of a building with work to

commence once approval has been received. JRF has already concluded a long-term commercial fixed term lease contract with the lessee.

While we are unable to disclose the name of the tenant and details of the contract at this stage, this transaction represents a leading
long-term and stable agreement among JRF’s many lease contracts. While this acquisition is for land with leasehold interest prior to the
commencement of building construction, settlement and handover is predicated on the completion of construction of the principal
building.
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Changing tack, | will now elaborate on JRF’s internal growth strategy.

As | explained in the previous presentation, 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.
Currently, we are making steady progress with 3 projects.

Large-scale renovation plans have essentially been completed, with small-scale
work to continue from 2017. KAWASAKI Le FRONT is the only property in JRF’s
portfolio with the potential for a major renewal where discussions with tenants
continue and project details are yet to be determined.
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A summary and budget plan of each project are presented on page 14.

We anticipate work on G-Bldg. Jiyugaoka 01 (Building B) will be completed on

November 7. JRF has retained Klein Dytham to undertake the basic design and
Fujita Corporation to complete final drawings. As a major construction project
that employs fireproof timber, work is attracting considerable attention.

Moreover, the principal tenant Stripe International Inc. (formerly known as
CROSS Inc.) is rolling out KOE HOUSE, an apparel store based on a new lifestyle
concept that focuses on the home, and includes a food and beverage outlet.

Work on Bic Camera Tachikawa is due for completion toward the end of
December.

After completion of construction in February 2017, we anticipate receiving a
subsidy of 324 million yen from Tachikawa City in support of our efforts to
complete seismic strengthening work. As a result, the property is projected to
deliver a yield as high as 15.3%.
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| would like to elaborate further on the REBORN PROJECT at Nara Family. Please turn to page 15.

We held a press conference jointly with KINTETSU Department Store Co., Ltd. and AEON RETAIL
Co., Ltd. on September 29 to announce details of the planned grand opening on November 1.
Together with renovations to the specialty store portion undertaken by JRF, each of the
aforementioned tenants have at the same time completed their own renovations.

In advancing this project, steps have been taken to expand the specialty store section of the
facility and to undertake a major review of the composition of tenants.

Looking specifically at the leased area of roughly 85,950 square meters, the specialty store zone
has been expanded to an area of approximately 12,230 square meters covering the 1st to 4th
floors (these floors formed a specialty store zone before the renewal) and the 3rd and 4th floor
sales spaces (previously) operated by AEON RETAIL Co., Ltd. To better reflect the increased
presence of the expanded area, the new specialty store section is being marketed under the
brand name “zoro.”

In a bid to focus on consistency with the department store, every effort has been made to
contract with highly appealing select shops and tenants with the ability to attract customers. The
goal is to rebrand the facility as a high-quality retail outlet and to distinguish it from other
suburban shopping centers. Some 55 of the total 120 stores that make up the facility are
entering the Nara market for the first time. Despite a short delay, BEAMS will also open its
inaugural store in Nara prefecture next spring.
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Here on this page, we provide a table outlining the downtime attributable to the
expiration of contracts and efforts to find substitute tenants at urban retail
properties.

From this table, you can see that the downtime through to the opening of
substitute tenant stores is relatively short.
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Looking at examples of where we have successfully secured an increase in rent at urban
type properties.

Here on this page, we provide a graph outlining details of rent revisions for urban type
properties. While there are blocks where rents are yet to be revised from the 30th
period, the graph provides a summary of blocks where contracts have been concluded.

In the 28th period, rents increased for contracts totaling 53.4 million yen on a monthly
basis to 65.6 million yen, an increase of 12.2 million yen.

Unfortunately, rents decreased for contracts totaling 34.4 million yen on a monthly basis
to 33.7 million yen, down 0.7 million yen in the 29th period.

Taking each of the aforementioned into consideration and JRF’s overall track record,
expectations remain high for the upward revision of rents from the 30th period.

Interest toward the opening of new stores is robust for urban-type properties in prime
locations. We have seen instances where tenants are prepared to sign contracts with an
increase in rent for the 32nd period, or more than one year into the future, in order to
secure a particular block.

It is important to note that the rent at GYRE increased 56.6%. This reflects the premium
placed on properties facing Omotesando street, and the keen interest held toward
opening new stores by overseas luxury brands.
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Turning to page 18, | would like to touch on the small yet important measures that we continue
to implement.

Leveraging its asset size, JRF is expanding its profitability by reducing costs and increasing
supplementary revenue.

In addition to measures aimed at reducing trustee fees, every effort is being made to cutback
fees that have recently deviated from value as trust agreements expire.

Positive steps are also being taken to curtail insurance premium costs through the renewal of
agreements.

In line with deregulation in the electric power sector, we implemented an auction process as a
part of the steps taken to select an appropriate supplier. As a result, a switch in electric power
providers was completed at 34 properties helping to reduce utility costs.

Again, by leveraging the strengths of its asset size, JRF reviewed its contracts with vending
machine operators based on an auction process.

With plans to realize benefits from the current period, we completed an auction process with
respect to the building management operators at 26 properties in the Greater Tokyo
metropolitan area. In addition to savings in management expenses, we have had considerable
success in holding down increases through improvements in specifications.

Given the size of JRF’s assets, the impact of each of these endeavors is limited. We will however
continue to push forward these small but important measures.
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In terms of JRF’s financial stability, close to 100% of JRF’s debt has been procured
on a long-term fixed basis. The average loan term remaining until maturity as of
the end of the 30th period is 4.4 years and the average debt cost is 1.19%.

JRF’s LTV is 50.2%.

At the right of the page, we layout details of negative goodwill, the reserve for
reduction entry, and our utilization policy. As we have in the past, we will
continue to utilize each to stabilize distributions.
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| would now like to elaborate on JRF’s financial results for the August 2016 29th period and forecasts for the February 2017 30th and
August 2017 31st periods.

Here, we provide a summary of JRF’s results in bar graph form outlining trends in distributions.

JRF’s DPU came in at 4,250 yen for the August 2016 period in line with forecasts. Net income per unit excluding gains on the sale of
properties climbed 87 yen as a result of the decline in property sales costs as well as maintenance expenses. Moreover, gains on the sale
of properties per unit improved 30 yen on the back of a decrease in property sales costs. As a result, we were able to reduce the amount
of reserve reversal to 11 yen from the previously announced forecast of 128 yen.

Forecasts were revised at the time JRF disposed of three properties including Kishiwada CanCan Bayside Mall. We provide details of the
major factors behind the change between JRF’s results in the August 2016 period and these revised forecasts at the bottom right of page
24.

JRF’s DPU forecast for the February 2017 period remains unchanged at 4,250 yen. As we look at the period under review, a variety of
factors including the drop in revenue attributable to delays in new tenants taking up space in a portion of Nara Family, and the penalty
income derived from tenants vacating other properties served to drive up net income per unit excluding gains on the sale of properties
by 45 yen.

The gain on the sale of the remaining 51% interest in AEON MALL Kashihama in the current period contributed significantly to JRF’s
performance on a per unit basis. Drawing on the total gain of 543 yen, JRF took steps to increase its reserve by 212 yen, 45 yen higher
than its earlier forecast.

As far as the actual amount is concerned, the balance of the reserve climbed from 3 billion 614 million yen to 4 billion 157 million yen.
JRF’s DPU forecast for the August 2017 period is 4,250 yen, unchanged from the February 2017 period.

From an actual value perspective, net income per unit excluding gains on the sale of properties comes in at 4,223 yen. Adding back the
negative impact of temporary expenses attributable to large-scale renewals of 27 yen, as well as the downturn in revenue over the period
of renovation amounting to 65 yen, and even without taking into consideration the prospect of any increase in earnings due to
renovations, the actual value comes in 4,315 yen.

Looking at trends over the medium term, we believe that a level around 4,500 yen is well within range, if we take into account the
positive flow-on effects of reductions in interest costs and an increase in rents. The probability of achieving this actual value becomes all
the more certain with the acquisition of properties using the unused portion of replacement capital amounting to 38.8 billion yen.



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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| would like to touch briefly on JRF’s capital expenditure.

Capital expenditure is expected to reach the substantial amount of 9.1 billion yen in the
February 2017 30th period. This reflects the overlapping expenditures projected during
the period for Nara Family and Bic Camera Tachikawa.
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In closing, | refer you to page 28, where we provide details of JRF’s sustainability
management.

JRF has historically engaged in management that takes into consideration its
environmental and social responsibilities. In September 2016, we were the first J-
REIT asset management company to become a signatory to the United Nations

Environment Program Finance Initiatives and the United Nations Global Compact.
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