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The 19t fiscal period overview
o

Fiscal Period ended Compared to Fiscal Period ended Compared to
June 30, 2015 the 17t Dec. 31, 2015 the 18th
(18t Period) Period (19t Period) Period
Distribution
oer WA 6,444 yen +8.2% 7,281 yen +13.0%

NAV per unit 321,783 yen +1.3% 344,853 yen +7.2%

Asset size 165.1 bn. yen +4.7% 217.1 on. yen +31.5%

NOI 3,294 mn. yen +3.5% 4,360 mn. yen ®tote) +32.4%

Note: NOI in the 19t Period includes dividends received worth 111 million yen from Nagoya Lucent Tower's silent partnership interest (hereinafter referred to as “TK interest”).
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Acquisition of new properties led to substantial NOI growth
-

0 )
NOI yield (Note1) 4.0% 4.2% 4-:2, %
(o et
9 3.0%
NOl yield after ~ 2.6% 2.8% 2o
depreciation (Note1) O -
4360 - NOI total (Note 2)
[
/ mn. yen
NOI of 7 new
1101 - properties (Note 3)
3294 ' Acquired during the
3,182 mn. yen 18th to 19t Periods
mn. yen 68
NOI of 12 legacy
3,182 3,226 3,258 properties (Note 4)
Held in the 17t Period
Dec. 2014 June 2015 Dec. 2015
17t Period 18t Period 19t Period

Note 1: For portfolio average yield, actual results in the 19t Period are annualized on a per diem basis. This calculation does not include the TK interests in Nagoya Lucent Tower.

Note 2: NOI of 4,360 million yen in the 19t Period includes 111 million yen of the TK interests in Nagoya Lucent Tower.
Note 3: New property NOI represents the figure of interest of Sumitomo Fudosan Ueno Bldg. No. 6 acquired during the 18t Period and six properties including the TK interests in Nagoya Lucent Tower

acquired in the 19t Period, totaling seven.
Note 4: Legacy property NOI indicates the figure of 12 properties held in the 17t Period (ditto hereafter).
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Selective acquisitions of prime properties
I

Total acquisition price of 7 new properties Tokyo Area Nagoya Area

acquired in the 18™ and 19t Periods 91.7% (Note 2) 8.3% (Note 2)

NOI contribution of 7 new properties
acquired in the 18t and 19t Periods

Average adjusted Average adjusted NOI yield

+ 1' 10 1 mn. yen NOI yield after depreciation
(Note 1) 4.0% (Note 3) 3.5% (Note 3)

Note 1: This represents the figure of interest of Sumitomo Fudosan Ueno Bldg. No. 6 acquired during the 18t Period and six properties including the TK interests in Nagoya Lucent Tower
acquired in the 19t Period, totaling seven.

Note 2: Acquisition price basis.

Note 3: Expenses for real estate tax is added to annualize this figure and calculates by deducting the TK interests in Nagoya Lucent Tower.
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Selective acquisitions of prime properties

Appraisal

Appraisal
NOI
yield

(Note 1)

Acquisition
Location price
(mn. yen)

NOI yield Adjusted

after NOI yield

depreciation | (Note 2)
(Note 1)

Property name

Assets acquired in the Fiscal Period ended June 30, 2015

Sumitomo Fudosan

Ueno Bldg. No.6 ey 7460 45%  3.5%  4.9%
b Tokyo Area
Assets acquired in the Fiscal Period ended Dec. 31, 2015 (acquired through PO)
G-Square Shibuya hibuva.k
. Dogenzaka Shbwald 12,220 3.6%  3.1%  2.5%
yo
Shibuya Sakuragaoka
s ey T 5,000 3.2%  3.2%  3.3%
s
Yokohama Creation ‘ )
Square (Sectional ownership) i(r;ak%ar:/;;au, 7,080 5.1% 4.4% 4.7%
Cube Kawasaki Kawasakiku 20,050  4.8%  4.4%  4.4%
Nagoya Lucent Tower Nishi-k
(Silent partnership interest) NIZgIc_)ylaJ’ 4,919 — — —
Assets acquired in the Fiscal Period ended Dec. 31, 2015 (acquired in Dec. 2015)
Higashi-Nihombashi
Green Building Toos’ 2,705  4.8%  43%  4.8%

Tokyo Area

Adjusted
NOI yield
after
depreciation
(Note 2)

3.9%

2.0%

3.3%

4.0%

4.1%

4.3%

Acquired on Dec. 21, 2015
Higashi-Nihombashi Green Building

v" Highly convenient location with access to
four stations and four lines

v' Office building with excellent visibility and
natural lighting, standing on a corner lot
along Kiyosugi-dori, an arterial road
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Higashi-Nihombashi
Green Bldg.

Nianbahi
T Offce

.
NihombashirShimbashi 4

Location Higashi-Nihombashi 2-8-3, Chuo-ku, Tokyo
Site area 599.07m

Total floor area  4,210.72m

Structure/Floors SRC/10F

gg{;‘p'etion March 1988

Total tenants 8

Note 1: “Appraisal NOI yield” and “Appraisal NOI yield after depreciation” are calculated based on net operating income with a direct income method stated on written appraisal value at the end of the 19t Period.

Note 2: Real estate taxes are added to actual results of the 19t Period for annualization.
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Enhanced profitability of legacy properties
-

I Legacy properties’ NOI e I NOI growth breakdown from 17t to 19t Periods

+75 mn. yen

(Unit: mn. yen)

- Revenue ] Bxpense
/ Increase in (Unit: mn. yen)
rent revenues

+118

Utilities  poy| estate

taxes Property

Others management

3,226 3,258 +41
Baic
I —

3,182

Repair

Dec. 2014 June 2015 Dec. 2015
17t Period 18t Period 19th Period

Rent revision
-111 with a large tenant

Note: Legacy properties’ NOI indicates the total of NOI of the 12 properties held in the 17t Period.
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Steadily reducing financial costs while stabilizing debt portfolio

Average 1.38% 1.36%
interest O— o
rate in -
borrowing
2.8
Average
remaining
years in
borrowing
2.3 1.8
Years Years
Dec. 2014 June 2015 Dec. 2015
17th Period 18t Period 19th Period
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Future Growth Strategy
I
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Continuous growth strategy implemented
after MCUBSR'’s participation

Unit price, The TSE REIT Index (Indexation of Jan. 1, 2015 as 1.000) Trading volume (mn. yen)
1.400 80.0
General unit holders’” meeting
Change trade name and the articles Acquired Higashi- L 750
of incorporation Nihombashi Green Bldg.
1.300 70.0

1st Follow-
Participation on offering - 65.0
of MCUBSR
1.200 60.0
Unit price Newly acquired 5 | 50
’¢ properties & refinancing '
- 50.0

l Acquired

1.100
Sumitomo Fudosan

1.000 ? 70#"

000 | V\ TN M "

Ueno Bldg. No. 6

0.900 — 30.0
The TSE REIT Index

25.0

0.800 20.0

15.0

Trading volume
0.700 o 10.0

L |||th|u|l\lnnm ol i H\ |\,hn,n|m. Al HH,MH m ‘Imll ) H\n,mHhu |H|\u\u i L O L o bl ‘|1L|||_

Jan.5,2015 Feb.5,2015 Mar.5,2015 Apr.5, 2015 May.5,2015 Jun. 52015 Jul. 5 2015 Aug.5, 2015 Sep.5,2015 Oct.5 2015 Nov.5,2015 Dec.5,2015 Jan.5,2016 Feb.5, 2016

Fiscal Period ended June 30, 2015 (18" Period) Fiscal Period ended Dec. 31, 2015 (19t Period) 20t Period

Source: Compiled by MCUBS MidCity using data by Bloomberg
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Steady DPU growth

- —

External
Growth
Internal
Growth

Financial
Strategy

6,404 6,318 5,958 6,444

yen yen yen yen

Dec. 2013 June 2014 Dec. 2014 June 2015 Dec. 2015 June 2016 Dec. 2016
15t Period 16t Period 17t Period 18th Period 19" Period 20th 21st
Period(E) Period(E)
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Tokyo area;
Revenue to increase by occupancy & rent improvements

I G-Square Shibuya Dogenzaka I Cube Kawasaki

When acquired: 19t Period: When acquired: 19t Period:
Occupancy Occupancy
| occupancy [l 80 10 occupancy [RRialeiieg 0% 7

Area with even lower vacancy within Tokyo’s 23 Wards A ith 1 than in T 's 23 Ward
Features of Shibuya IT firm clustered area with scarce supplies Features of Kawasaki Mrae:uv:;ctu?::(gr‘ézc;snsye cc?:cg‘ntgg:gshere s?r:c: 2013
Tight supply-and-demand is continuing

Vacancy continues to drop
Rent is increasing

. Vacancy continues to dro .
Market outlook of Shibuya - is¥ncreasing P Market outlook of Kawasaki

(%) Average asking rent (right axis) ~emsmmm\/acancy rate (yen/tsubo) (%) Average asking rent (right axis) esssss\Vacancy rate (yen/tsubo)
14 21,000 14 13,000
12 12
12,000
10 19,000 10
8 8
17,000 Vacancy rate 11,000
6 6 as of
Dec. 2015
4 4 2.14%
15,000 10,000
2 ~ 2 ~
0 0 0 00
Jan. 2013 Jan. 2014 Jan. 2015 Jan. 2013 Jan. 2014 Jan. 2015
Source: Compiled by MCUBS MidCity using data by Miki Shoji Source: Compiled by MCUBS MidCity using data by Miki Shoji
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Osaka area;
Rent market has bottomed out

I Office building leasing market conditions in Osaka area

e Rent level in Grade A emmmw Rent level in Grade B
(Rent: yen) == == == \/acancy rate in Grade A Vacancy rate in Grade B (Vacancy rate)
25,000 - 1 20%
=~
20,000 270N L \\ | 15%
] 7 ~N 4 T ()
-~ N 1 .
II \\.—’\ 1 \\
15,000 - \-' / \q' ~\\ 4 10%
— Ty N
| T —— Sso
10,000 '\ ot " S< 5%
\LS ~ - -
S~ - PR .= -
5000 1 1 1 1 1 1 l\*-F*-F,l 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 o%
2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015
Source: Compiled by MCUBS MidCity using data by CBRE
I No. of legacy properties with revised rents
(No. Rent decreasesMRent increases
5 -
1 1 1 1 2
5 3 1
5 4 9 11 10
10 -
15 -
20 -
Dec. 2011 June 2012 Dec. 2012 June 2013 Dec. 2013 June 2014 Dec. 2014 June 2015 Dec. 2015
11th Period 12th Period 13th Period 14th Period 15th Period 16th Period 17th Period 18th Period 19th Period
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Value enhancement initiative<QOsaka Business Park>
o

To be completed in FY 2017 q@\‘\‘.\e Twin 21

y

New Osaka Kyobashi MID -Working population:

Bldg.(tentative name) . : about 7,500
22 storied building RONo 75> 2 e Matsushita IMP Bldg.
Working population: about 4,000 A W ' ' -

FomiuriTh  \\ 2

- o A Headquar‘cers

To be completed in summer 2019 . /) laadu o
/ (Hotel Montere Osaka Tokyo

*Working population:
about 3,800

Lasoeur Osa

~ Kaijyo
Yomiuri Telecasting .
Corporation’s new building _ jitsu [ O Qalatias
; . Business Park Kansai Systems [
Construction to be started in Enkei Hall Laboratory

Kinki Osaka [l
fall 2016 _ . . gep. CSUMEECREE A Completed in June 2015
Working population: about 2,000 e ?Sgearwa " i S
o ) . y KDDI Osaka No.2 Bldg.
o . Shinshigino Bri ote um|t0m0|e . -
Working population of — NewOwni OB +20 storied building
the whole OBP O2ka - (zlmi at) /A -Working population:
About 34,800 R B A about 2,100
ou : ew Bridge '
N Ot e S .’
AbOUt 40'900 Osaka Castle JR Osdkajiyokoen
Park

cf:
No. of annual visitors to Donjon of Osaka Castle: about 1.5 mn.

No. of annual visitors to Osaka Castle Hall: about 1.6 mn.
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Asset growth to enhance portfolio diversification

I Asset size and tenant composition

<Tenant composition (based on rent revenues) >
Largest tenant

14.9%
OBP
44.8%

217.1 bn. yen

Largest tenant
19.1%
OBP
57.1%
< Asset size(based on acquisition price) >

157.6 bn. yen

No. of
properties 12

Largest tenant
10% or less

OBP
30% or less

"
7

Dec. 2014
17th Period

Dec. 2015
19th Period
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Selective acquisitions by leveraging Sponsor’s expertise

||| "l Mitsubishi Corp UBS Realty

Make use of its supporting capacity in
providing properties information,

D gl wtiomes
'I MID Urban Development

Make use of its supporting capacity in
providing properties information,

making CRE proposals, etc. warehousing and other services

Total No. of acquisitions considered in 2015 Major development properties and holding properties of
MID Urban Development

4 5 6 Development

property

Kyobashi MID Bldg. (Chuo-ku, Tokyo)

Holding
properties

123 130 107 96

1Q 2015 2Q 2015 3Q 2015 4Q 2015

Yaesu MID Bldg. (Chuo-ku, Tokyo)

Nishigin MID Bldg. (Chuo-ku, Tokyo)

MID Nihonbashi Horidomecho Bldg. (Chuo-ku, Tokyo)

HOTEL GRAND BACH KYOTO (Shimogyo-ku, Kyoto)

* The acquisitions of these properties by MCUBS MidCity have not been decided.
Note: Effective April 1, 2016, MID Urban Development Co., Ltd. is merged with Kanden-Fudosan

Co., Ltd. and renamed to Kanden Realty & Development Co., Ltd.
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Forecasts for June 2016 (20th) and Dec. 2016 (21 fiscal periods
]

Fiscal period ended Fiscal period ended
June 30, 2016 Compared to the Dec. 31, 2016 Compared to the
(20t Period) 19th Period (215t Period) 20t Period
(Forecast) (Forecast)

b 6,855 mn.yer +4.2% 6,881 mn.yer +0.4%
Operating profit 2,430 mn. yer -3.1% 2,430 mn.yen 0.0%

Net income 1,835 mn yen 5.2 1,835 mn yen 0.0%

Distribution 6,900 yen 5.2 6,900 yen 0.0%
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Memo
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Disclaimer

= This material is not prepared as an inducement or invitation for the acquisition of investment securities of MCUBS MidCity Investment Corporation (MCUBS MidCity) nor
inducement or invitation for the execution of other financial transaction contracts. Investment decisions are made at the investors’ sole discretion and responsibility and are
made at their own risk.

= The market prices of investment securities issued by real estate investment trusts (REITs) fluctuate in line with changes in: (1) real estate prices; (2) markets for REIT-issued and
other marketable securities; (3) interest rates; and (4) the prices and appraisal values of securitized real estate. Fluctuations in market prices may cause investor losses. In
addition, changes in the business conditions and asset status of MCUBS MidCity and MCUBS MidCity Inc, MCUBS MidCity's asset management company, may result in
fluctuations in the market prices of investment securities issued by MCUBS MidCity. In such cases, investors may incur losses.

= This material is not a disclosure document or an asset management report based on the Financial Instruments and Exchange Law or the Law Concerning Investment Trusts
and Investment Corporations (“Investment Trust Law”) , or government and ministerial ordinances, Cabinet Office orders, TSE listing rules, or any other relevant rules or
regulations pertaining thereto.

= This material has been prepared, with due care, based on information that was available to MCUBS MidCity as of the date of preparation. Therefore, MCUBS MidCity does not
guarantee that the data herein is accurate, complete, reliable, appropriate or fair. Furthermore, any item of data may be changed or removed without prior notice.

= This material contains various forward-looking statements which are based on current projections of the future with assumptions drawn on currently available information.
Such statements may be affected by unknown risks, uncertainties, assumptions or other factors. Accordingly, these statements shall not be construed to guarantee the
projected performance of MCUBS MidCity.

m  Unauthorized redistribution or reproduction of this material or its contents is strictly prohibited.

= Inquiries regarding this document should be directed to the following contacts:

(Asset Management Company )

MCUBS MidCity Inc.

2-7-3, Marunouchi, Chiyoda-ku, Tokyo

100-6421

TEL:+81-3-5293-4150 (main).” FAX:+81-3-5293-9310
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