For the Fiscal Period Ended April 30, 2017 (5th Fiscal Period)

Earnings Announcement

Securities Code: 3451

TOSEI

Tosei Reit Investment Gorporation




Contents

Summary

Overview of the 5th Fiscal Period

Financial Results and Earnings Forecast
® 5th Fiscal Period Financial Highlights

® Earnings Forecast for the 6th and 7th Fiscal Periods

® Cash Distribution per Unit

ﬂ Operating Results

® Acquisition of New Properties (5 Properties/¥5.3 Billion)
® Changes in Portfolio

® Main Portfolio Indicators

® Occupancy Rate

® Investments to Maintain Property Value

® Rent Situation

® Financial Management

® IR Activities

Future Issues and Initiatives
® External Growth

® Collaboration with Sponsor: Preferential Negotiating Rights

® Leasing
® Finance Issues and Initiatives

Appendix

® Overview of Tosei Reit

® Image of Investments Capable of Generating Relatively
High Yields

® Sponsor (Tosei Corporation)

® Support from Sponsor Facilitating Tosei REIT

® Balance Sheet

® Statement of Income

® Appraisal Value at End of 5th Fiscal Period

® Portfolio List (at End of 5th Fiscal Period)

® Distribution of Tenants (at End of 5th Fiscal Period)
® Earnings Performance of Properties (1)

® Earnings Performance of Properties (2)

® Earnings Performance of Properties (3)

® Earnings Performance of Properties (4)

® List of Properties (1)

® List of Properties (2)

® List of Properties (3)

® List of Properties (4)

® Unit-Holder Composition (at End of 5th Fiscal Period)
® Profile of Tosei Reit

® Profile of Tosei Asset Advisors, Inc.

® Disclaimer

Tosei Reit Investment Corporation Earnings Announcement for 5th Fiscal Period 2



Operating Results

External Growth

Average appraisal NOI yield for 5 properties at time of
acquisition was 5.71%.

- 6.10% for portfolio overall at the end of the period
Progress in diversifying portfolio

- Share of the top 5 properties in terms of NOI fell from
51._10(/5) at the end of 4th period to 42.4% at the end of 5th
period.

Properties with preferential negotiating rights: total of 5
Internal Growth

+ ¥52 MM (+ 3.3%) compared with the initial forecast

Management
Policy

Strong awareness of achieving target of ¥50
BN scale of assets in three years after listing.

Maintaining and raising occupancy rates.
Thorough review of rent based on market rents

New Borrowings / Refinancing

Average remaining maturity lengthened (from 2.3 yrs at the
end of 4th period to 3.4 yrs at the end of 5th period)

Transition to fixed rates (ratio of fixed rates from 45.3% at
end of 4th period to 67.4% at the end of 5th period)

Diversification of repayment dates, standardization of
repayment amount

LTV at 46.4% due to conservative management in line with
basic policy (45-50%)

Capital Increase by Public Offering

Number of

investment units 161,000 22,200 183,200

Unit-holders’ capital ¥16,521 MM ¥2,224 MM ¥18,745 MM

Increase in Cash Distributions per Unit

4th Fiscal Period 5th Fiscal Period 5th Fiscal Period
Actual Result Initial Forecast Actual Result
¥3,371 ¥3,359

Financing is essential in expanding our asset
scale; we aim to improve unitholder profits,

While competition in the real estate market when new tenants move in and upgrades are including improving liquidity.

remains intense, continue sourcing activities in made. - _ _ Raisi ition by strenathening IR
line with strict standards, i.e. target yields and Maintain competitiveness with systematic 6}['.8'.?.9 name recognition by strengthening
carefully select and acquire properties. capital investments. activities.

Tosei Reit Investment Corporation Earnings Announcement for 5th Fiscal Period



Overview of the 5th Fiscal Period
Financial Results and Earnings Forecast

Tosel Reit Investment Corporation




TOSEI

Tosei Reit Investment Corporation

5th Fiscal Period Financial Highlights

Compared with initial forecast, operating revenue is +3.3% at ¥1,616 MM and net income is +6.9% at ¥657 MM.

The main drivers of these changes were increases in rent and common service income as a result of improved
occupancy rates, and declines in utilities expenses and other expenses related to the rental business.

M Main Factors of Changes in Net Income

M Results for the 5th Fiscal Period (compared with initial forecast)

(¥ MM)

: : : ¥ MM
Period Ended Period Ended April 30, 2017 (680 )_
October 31, (5th Fiscal Period) +3.7 Actual
2016 - : +51.9 . result
Initial Forecast Difference - 657
(4th Fiscal DAnn(ilén;:ngs Actual result fr'?m |n|t|ta| 10.2 o
Period) ec. 16, orecas
Days in
operation Initial
forecast
Operating 615
revenue
Operating
income
Ordinary 580
income
. (¥ MM)
Net income Increase in rent revenue
(of which +¥11.5 was for residential properties, +¥7.4 for
Cash offices, +¥2.9 for retail facilities, +¥12.6 for revenue from +51.9
. . . construction to restore properties to original state, +¥5.1 for
distribution 3,371 3,359 (Note) 3,592 revenue from cancellation penalties)
en
Decrease in expenses related to rental business
(of which -¥2.4 was for increases in PM and BM compensation,
Total assets 34,428 — 40,291 — +¥12.8 for decrease in utility costs (electricity), -¥12.3 for +3.7
increase in repair costs [cost of restoring properties to original
state], +¥1.3 for decrease in taxes and public dues)
LTV 449 % - 464 % - Increase in depreciation -10.2
o ) ) ] ) o ] ) Increase in other expenses
Note: The forecast for cash distribution per unit , which was disclosed in the financial report for the fiscal period ended (increase in SG&A expenses of -¥4.6, decrease in non- 28

October 31, 2016, that was announced on December 16, 2016, was revised to ¥3,592 on May 30, 2017.

operating expenses of +¥1.8)

Tosei Reit Investment Corporation Earnings Announcement for 5th Fiscal Period | 5



Earnings Forecast for the 6th and 7th Fiscal Periods

TOSEI

Tosei Reit Investment Corporation

B Earnings Forecast for the 6th and 7th Fiscal Periods

(¥ MM)

Results for the Forecast for the Period Ending October 31, 2017 (6th Fiscal Period) Forecast for the Compared
PerlogoEr;%ic; April Initial forecast Revised forecast Compared | Compared PerlodSCI)Enzdng April Wlth. 6;h
Y : (Announced Dec. 186, (Announced Jun. 15, with 5th with initial o : perio
(5th Fiscal Period) 2016) 2017) period actual | forecast (7th Fiscal Period) forecast
Operating revenue 1,616 1,575 1,590 -1.6% +1.0% 1,560 -1.9%
Operating income 791 727 734 -7.3% +0.9% 722 -1.7%
Net income 657 588 597 -9.2% +1.5% 586 -1.8%
Cash dls_trlbutlon per 3.592 3,211 3,259 .9.3% +1.5% 3,202 -1.7%
unit (yen)

B Main Factors for Change in 6th Fiscal Period Net Income
Forecast (compared with 5th Fiscal Period Results)

B Main Factors for Change in 7th Fiscal Period Net Income
Forecast (compared with 6th Fiscal Period Forecast)

(¥ MM) (¥ MM)
700 D in rent revenue 650 .
(of which -¥14.3 was for decrease in rent revenue, +¥13.2 Dicr:f”he ':Lterit revefnue .
for increase in management revenue, -¥17.7 for loss of other -¥25.8 iol.?‘,Nl 'fc B P SIS .rom decrease ln [entievenueandy ~¥30.5
operating revenue [construction to restore properties to :fiomidecreaselinmanagementievenue)
650 original state and revenue from cancellation penalties]) . .
600 Decrease in expenses related to rental business
Decrease Increase in expenses related to rental business | — (@i Wh'cr: ?412.5 wasdfrorr? def;iagi (i ugllty costs.due to_ +¥9.7
600 inrent (of which -¥20.2 was from increase in utility costs due to D I pecrense in Decrease Decrease season?q in[OfS GIIL) G S~ MM ec:fease In repair
Increase Decrease in Increase |ncrease seasonal factors and other, -¥14.0 from increase in taxes ’ Decrease Decrease depreciation in SCEA oge?;?r;g oSt T Trom nErease I taxes and publie dLes)
in depreciation N SG&A iy non- and public dues) 550 in-rent in expense expenses q i
expenses eXpenses gperating revenue expenses Decrease in depreciation +¥5.2
related to expenses f ot related to
Decrease in depreciation +¥5.4
550 rental P rental Decrease in SG&A expenses
business business : i
esein s perses 500 4 (o 16 fomieers st maremert |
(of which -¥2.5 was from an increase in asset management -¥6.4 d ! - = o f' i d
500 fee and -¥3.3 from increase in appraisal fee at end of period) Ecteaselinappraisalifeesiatiendiafjperiod)
Increase in non-operating expenses 3.2 Dicr:és:i;;c;n-ope;atlntg exgenses o e o
0 (of which -¥4.1 was due to an increase in interest payments) ’ 450 (EirilE -9 Was due fo a decrease In intere .
45 expenses)
Total -¥60.8 MM
Total -¥10.5 MM

400

400 -

Notes:

1. Cash distributions for the fiscal periods ending October 31, 2017 and April 30, 2018 are forecasts based on Tosei Reit's “(REIT) Financial Report for the Fiscal Period Ended April 30, 2017 (5th Period)” of June
15, 2017, and are subject to change as a result of future acquisitions or sale of real estate, as well as fluctuations in the real estate market environment and other circumstances relevant to Tosei Reit. Moreover,

these forecasts do not constitute a guarantee of the amount to be distributed.

2. Rent revenue for the fiscal period ending October 31, 2017, and the fiscal period ending April 30, 2018, are figures that factor in departures based on the cancellation notices received at this point for offices, and

assume that the offices in question remain empty after departure for the period in question.

Tosei Reit Investment Corporation Earnings Announcement for 5th Fiscal Period | 6



Cash Distribution per Unit

TOSEI

Tosei Reit Investment Corporation

(yen)
3,500

3,000

2,500

2,000

1,500

1,000

500

Cash distributions have grown steadily from the 1st fiscal period through the 5th fiscal period, exceeding
initial forecasts.
In the 7th fiscal period, expensing for fixed taxes related to real estate acquired in the 5th fiscal period will
be completed. Normalized DPU are expected to be about ¥3,200 per unit.

Initial forecast (N

. Actual result

1,938

373

D

Results for the Period Ended
April 30, 2015
(1st Fiscal Period)

IPO

Cash distribution per unit
Revised forecast

ote)

2,986

2,772

Results for the Period Ended

October 31, 2015
(2nd Fiscal Period)

12 Properties/¥17.4 BN

3,208

2,844

Results for the Period Ended
A(\Frll 30, 2016
(3rd Fiscal Period)

1st PO
5 Properties/
¥11.9 BN

3,371

3,063

Results for the Period Ended
October 31, 2016
(4th Fiscal Period)

1 Property/
¥1.4 BN

3,202

Factors

related

to fixed
taxes
N/A

About

¥3,200 per unit

DPU

¢ INormalized|

Forecast for the Period
Endin
April 30, 2018
(7th Fiscal Period)

3,592
3,256 3,259
(’Note) 312 117
Factors
related
to fixed
taxes
¥37
Results for the Period Ended;  Forecast for the Period
April 30, 2017 Ending
(5th Fiscal Period) October 31, 2017
(6th Fiscal Period)
Targeting early achievement

of ¥50 BN in scale

2nd PO
5 Properties/
¥5.3 BN

(Note) The figure announced first is listed as the initial forecast. The initial forecast for the fiscal period ended in April 2017 (5th fiscal period) was released on June 15, 2016.
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Operating Results

Tosel Reit Investment Corporation




Acquisition of New Properties (5 Properties/¥5.3 Billion) TOSEI

Tosei Reit Investment Corporation

® Acquired 5 properties in the Tokyo metropolitan area in the 5th Fiscal Period for a
total of ¥5.3 BN (2 offices, 1 retail facility, and 2 residential properties)

Y

0-09 Hakusan Asanomi Building

Rd-10 Prime Garden
Location

Ka oe Location

1 sAITAMA
BHER

Kita-Hatsutomi, Kamagaya-shi,
Chiba

Acquisition price
¥600 MM
Total leasable area

Hakusan 5-chome, Bunkyo-ku,
Tokyo

Acquisition price
¥1,380 MM
| Total leasable area

madaka 1,860.51m f. = 4 i 3,687.98m
'y : 1 Akabane < Appraisal
. — o ield - -
e NOI Yie Rt-03 Selection Hatsutomi

6.69%

Location

Kita-Hatsutomi, Kamagaya-
shi, Chiba

Acquisition price
¥310 MM

= Total leasable area

1,839.45m

TOKYO  ogikubo
HRER

Rd-11 T's garden Shinkoiwa
Location

KANAGAWA
o E= ] v Nishi-Shinkoiwa 4-chome,

-
— . Yokohama 004 * Katsushika-ku, Tokyo
0-08 JPT Motomachi Building | o HER & Acquisition price
ral

Location ¥670 MM
Yamashita-cho, Naka-ku, Yokohama-
' ’ Total leasable area
shi, Kanagawa // Hd'D?
A L . 1,652.93m
= Acquisition price
¥2,377 MM | |,--”x__—
| |
Total leasable area
|ll .-""__F'_ II

5,453.13m

Notes:
1. O-01 - 09, Rt-01 - 03 and Rd-01 - 11 represent properties that make up the portfolio. For details on each property, refer to the “List of Properties” appended below.
We believe that there are areas other than those shown in the map above where competition for acquisitions is relatively low and yields are high, and we may, in the future, acquire properties in such areas.

2. The appraisal NOI yield for the five properties acquired in the 5th fiscal period is the yield as of April 30, 2017. Tosei Reit Investment Corporation Earnings Announcement for 5th Fiscal Period | 9



Changes in Portfolio TOSEI

Tosei Reit Investment Corporation

® \With a gradual increase in the number of properties and tenants, and due to progress in diversifying
portfolios, the weight for the top 5 properties declined.

® Unrealized gains at end of 5th fiscal period were ¥4.055 BN, and NAV per unit was ¥124,384.

¥36.1 BN

¥29 3 BN ¥30.8 BN

Scale of Assets ¥17.4 BN ¥17.4 BN
(acquisition price basis)

Total appraisal value ¥18.7 BN ¥18.7 BN ¥32.2 BN ¥33.9 BN ¥40 BN
Appraisal NOI Yield 6.26% 6.19% 6.20% 6.17% 6.10%
w | Total leasable area 40,732.76m 40,734.02m 67,576.59m 71,369.69m 85,865.29m
o
§_h_ (NZTCZ?]Z?SL?F;(?”'SS roperties b 12 properties 12 properties 17 properties 18 properties 23 properties
g | \perceniage ovtop s properies by (64.1%) (64.1%) (50.1%) (47.7%) (41.5%)
acquisition price in the portfolio)
Number of tenants 382 tenants 385 tenants 553 tenants 572 tenants 671 tenants
(percentage of top 10 tenants)? (47.4%) (47.0%) (40.1%) (39.0%) (35.3%)
NAV per unit3 ¥111,349 ¥112,420 ¥119,823 ¥122,311 ¥124,384
Unrealized gains* + ¥1.164 BN + ¥1.277 BN + ¥2.802 BN + ¥3.191 BN + ¥4.055 BN

Notes:

1. Calculated based on acquisition price.

2. Calculations are based on the leased area and the number of end tenants at the end of each fiscal period, counting only end tenants in business premises and in the store sections of offices and retail facilities.
3. NAV per unit is calculated as Appraisal NAV --Total number of units, and Appraisal NAV is calculated as Net asset value after distributions + (Total appraisal value -Total book value).

4. "Unrealized gains” are calculated as (Total appraisal value —Book value of acquired assets at end of period) for each period. ‘
Tosei Reit Investment Corporation Earnings Announcement for 5th Fiscal Period 10



Main Portfolio Indicators

TOSEI

Tosei Reit Investment Corporation

® As aresult of properties acquired in a capital increase by public offering, by property type the percentage of
offices slightly increased over the end of the previous fiscal period, and the average appraisal NOI yield

remained high.

® Due to further portfolio diversification, the NOI share of the top 5 properties decreased from 51.1% to 42.4%.

B Portfolio Composition by Property Type (acquisition price basis) ™ Portfolio Composition by Area (acquisition price basis)

End of 5th
Fiscal Period
End of 4th
Fiscal Period
M Offices ™ Retal g Residential
facilities properties

B Average Appraisal NOI Yield by Property Type

End of 4th
Fiscal Period

Offices

Retail
facilities

Residential
properties

B Investment Ratio by Property (acquisition price basis)

Top 5
End of 5th 11.3 9.3 7.7 6.66.6 Properties
Fiscal Period % 1'% % % % Total
41.5%
Top 5
End of 4th 13.3 10.9 9.1 7.76.7 Properties
Fiscal Period % % % % % Total
47.7%
Tama .
; ) SEA SCAPE Inage Kaigan
Kannai Center Tosei . . I JPT
[ | Tosei [ | Building M chiba Minato [ | Building Motomachi
Building Il Building
[ KM Shinjuku
Building

End of 5th
Fiscal Period

End of 4th
Fiscal Period

[l Tokyo 5 central [l] Tokyo 23 wards

I Tokyo metropolitan area
wards (Note) (excluding the 5 central wards)

(excluding the 23 wards)

Note: “Tokyo 5 central wards” collectively refers to Chiyoda, Chuo, Minato, Shinjuku, and Shibuya wards.
Hereafter the same shall apply.

B Average Appraisal NOI Yield by Area

End of 4th
Fiscal Period

Tokyo 5 central
wards (Note)

Tokyo 23 wards

Tokyo
metropolitan area

B NOI Ratio by Property

Top 5
End of 5th 10.8 10.4 7.37.06.9 Properties
Fiscal Period % % % % Y% Total
42.4%
Top 5
End of 4th 14.2 13.3 8.5 8.26.9 Properties
Fiscal Period % % % % % Total
51.1%

Tama Kannai JPT Inage Kaigan
n Center Tosei. Tosei u Motomachi u Building m SEA SCAPE

Building Building Il Building Chiba Minato
[ Musashi Fujisawa

Tosei Building Tosei Reit Investment Corporation |

Earnings Announcement for 5th Fiscal Period 1



TOSEI

Tosei Reit Investment Corporatior

Occupancy Rate

® Dueto improved occupancy rates for residential properties, the occupancy rate at the end of 5th fiscal period
remained high at 98.4% (up 0.3% over the end of the previous fiscal period).

® The arealeft vacant increased over the previous period, but new lease agreements surpassed this area due to

thorough leasing activities.

® Occupancy Rate?!

1st Fiscal 2nd Fiscal 3rd Fiscal 4th Fiscal

B Main Changes in Occupancy Rate

Period Period Period Period
(%) Kannai Tosei Building 96.7% a 100.0% +229.12m
100

T's garden Shinkoiwa? 89.7% a 100.0% +170.80m
SEA SCAPE Chiba Minato 93.2% a 95.2% +134.09m
95 - Avenir Shirotae 95.7% a 100.0% +106.38m

gﬁﬁgfﬁ;fsanom' 91.7% 91.7% 0.00m
% Nishidai NC Building 100.0% u 90.8% -349.89mi
November April October April October April . _ 2
e renl o st e AHR MarLand Five 97.7% o 93.0% 128.77m

End of 1st End of 2nd End of 3rd End of 4th

M Status of Move-ins and Departures

(m) = Occupied floor area (including extension in floor space)
= Vacated floor area (including decrease in floor space)

. . ) ) . . . . 5,000 ® Area occupied and vacated (including extensions and decreases in floor area)
Fiscal Period  Fiscal Period Fiscal Period Fiscal Period 3,000
Actual result Actual result Actual result Actual result 1,000
T
Total -1,000
-3,000

4th Fiscal Period 5th Fiscal Period

Offices 97.4% 99.3% 98.4% 99.3% 98.8 % -5,000
Retail
o 100.0% 100.0% 100.0% 100.0% 100.0 %

facilities

;'gﬁ;:f' 93.9% 95.1% 92.4% 95.5% 97.0% Movesin 3,639.99m 3,593.47m
Departure 2,613.23m 3,338.11m

Notes: _

1. The occupancy rate is the ratio of leased area to leasable area. Total (move-in less 1,026.76m 255.36m

2. Comparison with figures at the end of November 2016 is provided.

departure)

Tosei Reit Investment Corporation Earnings Announcement for 5th Fiscal Period | 12



Investments to Maintain Property Value

TOSEI

Reit Investment Corporation

® (Capital expenditures were made systematically to maintain and improve property value (capital
expenditures totaled ¥47.3 MM in 5th fiscal period).

® Aiming to improve the occupancy rate while at the same time maintain asset value by timely renovation and enhancement work.

B Air conditioning update work

® Carrying out update work in preparation for
equipment failures for which parts supply
has been discontinued after a certain
number of years, or for equipment in which
efficiency has declined

Nihonbashi-Hamacho Building

Implementation 5th Fiscal
period Period

Construction expenses ¥11.7 MM

Inage Kaigan Building

5th Fiscal
period Period

Implementation

Construction expenses ¥5.7 MM

B Removal of water purification tank and construction
to connect to the main sewerage system

Selection Hatsutomi / Prime Garden
]

! Selection
_

Investment amount ¥20.1 MM ¥11.5 MM
reducion n e azwe v
coﬁ]egggon ¥607 MM ¥318 MM

Al corﬁglg{i on ¥618 MM ¥341 MM
Change ¥+11 MM ¥+23 MM

[Capital expenditure / depreciation (¥ MM)]

1st 2nd 3rd 4th 5th
Fiscal Fiscal Fiscal Fiscal Fiscal
Period Period Period Period Period
Capital
expenditure 2.3 31.6 32.1 50.4 47.3
Depreciation 90.5 91.6 159.2 168.4 207.9

B Exterior wall painting, waterproofing
construction work, renovations to shared

areas . .
Dormitory Haramachida

(before
construction)

6th Fiscal Period
period (scheduled)

Implementation
Construction expenses approximately
¥41 M

[Breakdown of main goals (1st Fiscal Period to 5th Fiscal Period,
cumulative ¥ MM)]

Details of investment %

Air-conditioning work 80.9 49.4%
Electrical and other 36.5 22.2%
facilities

Mechanical parking facility 23.9 14.6%
Refurbishment / 22.6 13.8%

Enhancement work

Tosei Reit Investment Corporation Earnings Announcement for 5th Fiscal Period | 13



Rent Situation

TOSEI

Tosei Reit Investment Corporation

® New / Cancelled Rents

B Rent Revision Comparison (leased area basis)

Contracts up for renewal:114 Contracts up for renewal: 177
® |n the 5th Fiscal Period, there were 78 new contracts and 76 Szl s St Renewal rate:89% (o)
cancellations, the difference of 2 contracts leading to arise in 4.4% _| 10.4%
monthly rent of ¥0.7 MM. 11.9% ®3) (37)
® Rent Renewals ?4;1%

® |n the 5th Fiscal Period, 177 contracts came up for renewal and the
renewal rate was 89%. For 37 out of the 157, we succeeded in

® The number of increases rose over the previous period, but fell in

raising rents.

terms of the rate of increase.

B New / Cancelled Rents (5th Fiscal Period)

Offices REE Residential Total
facilities properties

New
contracts

Cancel-
lations

Change

Number of contracts
Contracted area (m)
Monthly rent (¥ MM)
Number of contracts
Contracted area (M)
Monthly rent (¥ MM)
Number of contracts
Contracted area (m)

Monthly rent (¥ MM)

229.12

0.7

349.89

1.0

3,364.35

8.8

75

2,988.22

7.8

376.13

1.0

Period Ended
April 30 2017
(5th Fiscal Period)
157

al 15,769.0

October 31,
h Fiscal Perig

79.7%

(65)
85.2%
Rent Rent
increase decrease . No change (117)

(Note) Figures used here exclude renewal of fixed-rent master leases for the Tama-Center Tosei Building.

B Rent Increases (number of increases / rate of increase)
3,593.47 (%)

12 37 - 40
9.5

76

27
g 25
3,338.11 20
4 3. 82
8.8 10
, H 3.41 >
1.65
0 . 1 0

Period Ended Period Ended Period Ended Period Ended Period Ended

255.36 April 30, 2015  October 31, 2015  April 30, 2016  October 31, 2016  April 30, 2017
(1st Fiscal Period) (2nd Fiscal Period) (3rd Fiscal Period) (4th Fiscal Period) (5th Fiscal Period)
0.7 Number of increases Rate of increase

(right axis) o (left axis)

Tosei Reit Investment Corporation Earnings Announcement for 5th Fiscal Period | 14



Financial Management TOSE ;l

Tosei Reit Investment Corporatic

) When taking on new loans (¥3.3 BN) and refinancing loans (¥3.9 BN), money was raised at fixed rates and long term.
The average remaining maturity was lengthened, rates fixed, repayment periods diversified, and repayment amounts
standardized.

) LTV stood at 46.4% at the end of 5th fiscal period and operations were conducted conservatively in line with the basic policy

(45-50%).
®Fi ial For the Fiscal Period Ended For the Fiscal Period Ended Rate of Change or
Inancia October 31, 2016 (4th Fiscal Period) | April 30, 2017 (5th Fiscal Period) Difference
Indicators ® ®) ®)-(A)

M Balance of Borrowings (by lender)
Interest-bearing debt 15,469 ¥MM 18,700 ¥MM 3,231 ¥MM

Balance of
v 0.67 % 0.84 % 017 % borrowings mm

Average loan interest
Lender End of End of 5th

Ratio of fixed rates 453 % 67.4 % 221 % 4th Fiscal Fiscal
Period Period

Ratio of long-term The Bank of

0, 0, 0,
borrowings 94.8 % 100.0 % 5.2 % Tokyo-Mitsubishi 5,719 6,175
" UFJ, Ltd.
Average remaining 2.3 years 3.4 years 1.1 years Sumitomo Mitsui
maturity Banking 4,225 5,200
449 % 46.4 % 15 % Corporation
. P Mizuho Bank, Ltd. 1,445 1,945
M Diversified Repayment Dates . . . .
4.5 - = New borrowings (Public offering)
(¥ BN) m Refinancing l Resona Bank, Ltd. 1,020 1,370
4.0 1 M H Existing borrowings -
35/ 0.8 s Repaid Shinsei Bank, Ltd. 1,020 1,370
3.0 1 \L l Aozora Bank, Ltd. 1,020 1,320
2.5 1 Sumitomo Mitsui 1020 1020
20 - Trust Bank, Ltd. ' ’
The Chiba Bank, _
1.5 1| 31 . Ltd. 150
1.0 - The Bank of _
l Fukuoka, Ltd. 150
0.5 -
0 0.069 = . . . . . .

Total

Period Period Period Period Period Period Period Period Period Period Period Period Period Period Period
Ended Ending Ending Ending Ending Ending Ending Ending Ending Ending Ending Ending Ending Ending Ending
Apr. 30, Oct. 31, Apr.30, Oct. 31, Apr.30, Oct.31, Apr.30, Oct.31, Apr.30, Oct. 31, Apr.30, Oct.31, Apr.30, Oct.31, Apr.30,

Tosei Reit Investment Corporation Earnings Announcement for 5th Fiscal Period | 15
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IR Activities

TOSEI

leit Investment Corporation

® Number of units held by individual investors and the ratio of investment units in 5th fiscal period rose over the
previous fiscal period; number of units held by financial institutions increased.

® A questionnaire was given to about 1,000 new individual investors via the Internet as an IR method targeting

this group.

M Trends in Units Held

Fluctuations in units held by investor categories

5th Fiscal Period
4th Fiscal Period
3rd Fiscal Period
2nd Fiscal Period

1st Fiscal Period

0 20,000 40,000 60,000 80,000 100,000

¥ Individuals/Other

Other domestic corporations

® Financial institutions
m Foreign corporations, etc.

Fluctuations in percentage of units held by investor

categories
5th Fiscal Period I L [
4th Fiscal Period Il [
3rd Fiscal Period Il I 4
2nd Fiscal Period B I 4
1st Fiscal Period s I 4
0% 20% 40% 60% 80% 100%

® Foreign corporations, etc. Other domestic corporations

m Financial institutions m Individuals/Other

M IR Activities Targeting Individual Investors (actual)

New initiatives in IR targeting potential investors

Questionnaire carried out the aim of raising name recognition and identifying needs of
investors
(Respondents give answers after reading materials for individual investors on the Internet)

For potential investors

Questionnaire given to individual unitholders at end of 4th fiscal period; many requests to

For unitholders hold briefings in local areas

TSE IR Festival 2017 Mini briefing held at J-REIT Corner on February 25, 2017

TSE J-REIT View Introduction video available on TSE and Tosei REIT web sites

Investor survey for the end of 4th fiscal period: reason
for buying investment units (multiple answers possible)

Distribution yields I 69.0
Recommended by securities firm I 24,7
Price of investment unit was undervalued BN 24 .2
Growth potential @ 13.0
Knew of Tosei W 11.2

- & &
= - Other W 7.4
Mini briefing held at J-REIT Corner
0.0 20.0 40.0 60.0

M IR Activities Targeting Individual Investors (planned)

8o.0 (%)

In response to individual investor living in local areas, there are plans to
hold seminars in Osaka and Sapporo, in addition to Tokyo.

July 09, 2017 Daiwa J-REIT Festival 2017 (Tokyo)
July 11, 2017 ARES Nationwide J-REIT Popularization Campaign 2017 (Sapporo)
July 13, 2017 Securities Analysts Association of Japan’s IR Seminar for Individual

Investors (Osaka)
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Future Issues and Initiatives

Tosel Reit Investment Corporation




TOSE|

® Aim to achieve the current target of a ¥50 BN scale of assets as quickly as possible.
® No change to our policy of pursuing relatively high yields (NOI after depreciation from the

middle to latter half of the 4% range).

® Preferential negotiating rights for two new properties were obtained from sponsor company.

B Achieve ¥50 BN scale of assets as quickly as possible

¥50 BN
¥36.1 BN
¥30.8 BN
¥17.4 BN
Listing End of 4th Fiscal End of 5th Fiscal Current target
(November 2014) Period Period (within around 3 years from listing)
(October 2016) (April 2017)

Use of sponsor pipeline (five properties with preferential negotiating rights)
Sourcing activities by using the asset management company’s unique
acquisition route

B Sourcing Policy

Competition in the real estate market remains intense, but at the current stage,
expanding the scale of assets to a level at which we can expect rising cash
distributions is important to Tosei Reit.

We will pursue our policy of aiming for competitive real estate in areas where
competition for acquisitions is relatively low and where high yields can be
expected, then dig deep into the target area.

Further focus on the Tokyo metropolitan area (Saitama, Chiba, Kanagawa)

Gather property information primarily in the Tokyo metropolitan area (up to about 30 km from
the center of the capital)

B Area

Sancerre Yonohommachi

¥ Roughly 30 km from
gj' center of capital

Lumiere No.3

TER
g'; =
= X Roughly 20 km from __
. center of capital Wako Building
Twin Avenue _
H e oIS L
b L
s o
& A EEAET i \
‘ - Y\—/ - .l-?_;f_‘:_ﬁﬁgﬂ§;§
£ & N S — o
_— msE
Fes) R [

.. X1

(Note) Properties with preferential negotiating rights are listed on the area map, but at this point the

price and timing of these property acquisitions are not known, and there is no guarantee that they
can be acquired.
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Collaboration with Sponsor: Preferential Negotiating Rights

TOSEI

® On June 15, 2017, preferential negotiating rights were obtained for two properties, bringing the current total
number of properties with preferential negotiating rights to five.

® Renovation work is currently being carried out by sponsor on properties with preferential negotiating rights.
B Newly acquired properties with preferential

B Properties with preferential negotiating rights (3 properties)

Name Twin Avenue
Address Sekimachi-kita, Nerima-ku, Tokyo
Property type | Residential, shops
Site area / : 2
Floor area 2,475.07 m /4,563.79 m
Construction
/ Floors SRC, flat roof, 8F
Completion
of March 1992
construction
Name Wako Building
Takasu, Mihama-ku, Chiba-shi,
Address Chiba
Property type | Shops/Offices
Site area / : 2
Floor area 1,104.14 m / 4,059.79 m
Construction
I Eloors S, flat roof, B1, 5F
Completion
of May 1986
construction
Name Lumiere No.3
Address Shiba, Kawaguchi-shi, Saitama
Property type Residential, shops
Site area / : :
Floor area 3,129.63 m /5,812.86 m
Construction / )
Floors RC, roofing, 7F
Completion of
construction September 1994

(Note) The overview of properties with preferential negotiating rights is based on the certified copy of the corporate register as of this point.

Legally compliant
construction work

Example: Change from a
pump installed outside an
underground water tank
room to a submerged pump,
free-standing sign, etc.

Arrangement of
rental agreements
Example: Conclude
memorandums on the

location of signs and the
installation fee

Example: Carry out
construction work primarily
on outside of entrance,
approach, and shared areas

Leasing

negotiating rights (2 properties)

Milestone Higashikurume

Name
Address Higashi honcho, Higashikurume-shi,
Tokyo
Property type Residential, shops

Site area / Floor area

1,057.78 mi / 4,374.55 m

Construction / Floors

SRC, flat roof, 10F

Completion of
construction

September 1989

Name Sancerre Yonohommachi
Shimoochiai, Chuo-ku, Saitama-shi,
Address .
Saitama
Property type Residential

Site area / Floor area

1,060.29 mi / 1,978.93 ni

Construction / Floors

RC, flat roof, 4F

Completion of
construction

November 1990
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Leasing

SEI

Investment Corpor

° Leasing activities must be strengthened at Nishidai NC Building and Hakusan Asanomi Building; bring in demand by emphasizing

property features.

° Fixed-rent master lease period for the Tama Center Tosei Building goes thorough November 2020. The occupancy rate of end
tenants improved to 81.6% at one point in this fiscal period, but departures are anticipated and the occupancy rate is expected to be

74.8% at the end of the 6th fiscal period.
B Nishidai NC Building

1 tenant departed in December 2016

Conditions 1 section is to be vacant in July 2017

Back offices of large companies in Nishidai and
around Takashimadaira (emphasize appeal of prime
location just a one-minute walk from nearest train
station)

Targets

+DM dispatch to companies located in Itabashi ward

- Strengthen marketing activities targeting financial
brokers

+Hold private viewings, run campaigns to promote
private viewings

Measures

Change in Pre-acquisition Post Acquisition End of 5th Fiscal Period July 2017
Occupancy (June 30, 2016) (October 31, 2016) (April 30, 2017) (planed)

Rate
100.0% 100.0% 90.8% 81.6%

B Hakusan Asanomi Building

1 floor vacant

Conditions 1 section is to be vacated in October 2017

Targets Office, private preparatory school, etc.

-Regular meetings with major brokers
(Reflect transfer needs of nearby areas)

Measures etcy)

+Hold private viewings, run campaigns to promote
private viewings

- Consider providing offices that are already furnished

.%‘ .

-Direct marketing (stores [private preparatory schools],

Change in Pre-acquisition Post Acquisition End of 5th Fiscal Period| November 2017
Occupancy, (August 31, 2016) (November 30, 2016) (April 30, 2017) (planed)
Rate
83.4% 91.7% 91.7% 79.4%

B Tama Center Tosei Building

—0—0—00000000 0000000090090 90900

252.8

100.0
238.3
735 & O Q 74.8
81,67 OO

77.8 64.9
17.9
15.0
T I T T Ir
-17.9
-48.7 -39.1
-72.5 -162.1
2015/10 2016/4 2016/10 2017/4 2017/10

. \/acated (tsubo)
==@===Qccupancy rate based on master leases (%)

Occupied (tsubo)
==@== Qccupancy rate of end tenants (%)

(Reference) Changes in occupancy rates around acquisition of properties

by Tosei Reit (by acquisition date)
Occupancy rate prior to

Occupancy rate

- Number of e at end of 5th Change
AERUEIEN properties :\fgrgs'et'((’z) fiscal period (B)—(A)
9 Average (B)
November 2014 12 July 2014 92.6% 98.7% +6.2%
November 2015 5 August 2015 94.4% 98.8% +4.4%
August 2016 1 June 2016 100.0% 90.8% -9.2%
4 August 2016 88.6% 97.6% +9.0%
November 2016

September 2016 94.6% 100.0% +5.4%

1
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Finance Issues and Initiatives TOSEI

jeit Investment Corporation

® Preparations for smooth refinancing (November 2017); conservative LTV and fixed-rate management.
® Initiatives to achieve a ¥50 BN scale of assets and drafting of financial strategy after achieving the target.

B Debt Financing m Equity Financing
Diversification of repayment dates and standardization of repayment amounts Understanding that equity financing is essential to reach a goal of ¥50
(=preparations for smooth refinancing of existing loans) BN scale of assets
Repayment date: November 30, 2017 Amount: ¥2.0 BN When carrying out equity financing, the merits of scale expanding will be

considered comprehensively, including returns on acquired assets, the

LTV: Conservative management keeping LTV in a 45-50% range (46.4% at end of 5th ) . . R -
funding market environment, impact on distributions and improvements to

fiscal period)

liquidity.
Shifting to fixed rates Diversification of IR activities
Ratio of fixed rates was 67.4% at the end of 5th fiscal period. Consider raising the ratio We aim to improve name recognition of our investment corporation by
of fixed rates while monitoring changes in market rates reaching out to various investor classes utilizing diverse channels.
(%) (%) Price fluctuations of Tosei REIT investment units
e 100 - 150,000
" LTV Current LTV levels (45-45:0‘/:) Ratio of fixed rates 140,000
i - 80
46.1 .
’ - 65.4 674 130,000

44.1 44.9
" *0 471 453 120,000
40 1 40 +—— —  —1 " —  — 110,000
35 50 | . 100,000
30 , , , , 0.0 90,000

Endof 1st Endof End of 3rdEnd of 4thEnd of sth O “Engof 1st End of 2nd End of 3rd End of 4th End of 5th’

Fiscal 2nd Fiscal Fiscal  Fiscal  Fiscal Fiscal  Fiscal  Fiscal  Fiscal  Fiscal 80,000
Period  Period  Period  Period  Period Period ~ Period  Period  Period  Period 2014/11 2015/5 2015/11 2016/5 2016/11
Efforts to diversify Raise credit strength by Lowering and Utilize gains on sales
raici acquiring rating and no S :
fund-raising |96 S 40 LG stabilizing costs of resulting from asset
methods collateral fund-raising replacements
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Appendix

Tosel Reit Investment Corporation




Overview of Tosei Reit TOSEI

Tosei Reit Investment Corporation

Utilization and revitalization of “the vast existing building stock™ in Japan’s real estate market

H Investment Targets B Tosei’s Core Competencies

Highly advantageous real estate properties located in areas

where acquisition competition is relatively low and where e \Z\
high yields can be expected @\ I_l |_| , S

Properties with strong potential regardless of the properties’
age Good Judgment Leasing Capability  Revitalization Capability

W Portfolio Construction Policy
Diversified J-REIT focused primarily on the Tokyo metropolitan area

P Diversified investment based on the three property
. : LOJoISIAA types of offices, retail facilities and residential
Area Mamly the Tokyo metroDOIItan area type properties, with some investment in hotels also

possible

Collectively 80% or less*
50% or less*

Ensures abundant investment opportunities to consider by concentrating on investing in the volume zone of real estate

Investments targeting properties priced up to ¥5 BNS in principle

Notes: 1. “Existing building stock” collectively refers to building assets that were constructed in the past and still exist at present. Hereafter the same shall apply.

2. “Tokyo metropolitan area” is a general term for Tokyo, Kanagawa Prefecture, Saitama Prefecture, and Chiba Prefecture. Hereafter the same shall apply.

3. “Major regional cities” collectively refers to cities designated by ordinance and prefectural capitals or equivalent cities located outside the Tokyo metropolitan area. Hereafter the same shall apply.

4. Ratio is on an acquisition price basis. In the case of mixed-use properties that combine two or more different property types, the type of use that accounts for the largest proportion of dedicated floor space shall be
deemed to be the property type.
5. Acquisition price basis.

Main target
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Image of Investments Capable of Generating Relatively High Yields

TOSEI

Tosei Reit Investment Corporation

® Real estate requiring high risk premiums due to key features of property (investment targets (1) and (2))

® Risk control by utilizing Tosei’s strengths and support
® Temporary use of the balance sheets of sponsor with high risk capacity, during which time work such as repairs based on tenant

In general, investment assessments are often not easy to make and the number of potential market participants is limited, so
excessive acquisition competition should be avoided.

needs to raise the property’s value, and changes to the leasing agreement will be made to lower the investment risk to levels that
investment corporation can bear.

S \
High
Real estate requiring
high risk premiums due
Tosei Reit’s to key features of
ropert
Yields Investment property
Targets
Investment target (1) Investment target (2)
Highly competitive real estate in areas where . . .
acquisition competition is relatively low and Properties W't_h strong potential regardless
Low W where high yields can be expected of the properties’ age
<€ >
Small Risk Large

Utilization of Tosei’s
strengths and support

@

Good Judgment

o £s

Leasing Revitalization
Capability Capability )

(Note) The figure above is a graphic display of a general image of investment methods, and there is no guarantee that Tosei Reit can acquire real estate with low risk without lowering returns.
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TOSE|

® Comprehensive real estate company running five businesses, including real estate
revitalization in the Tokyo Metropolitan Area

(First section of the TSE: Securities Code 8923; Singapore Exchange: Securities Code S2D)

- Tokyo, Kanagawa, Saitama, Chiba

Offices/Retall
facilities/Condominiums for rent
Center of capital, areas
near major train stations

e Condominiums, single-family
residences
Residential area

(city center to suburbs)

M Tosei Group’s Five Businesses

Renovation and sale of real estate whose
asset value has declined

Development and sale of office buildings
and condominiums

Rental of real estate holdings
Asset management of real estate funds

Comprehensive property management

-Single-family residences %
+Condominiums

(¥100 MM- over ¥10 BN)
- Single-building offices
-Condominiums for rent
-Retall facilities

-Hotels

M Related to Tosei REIT and Tosei Group’s Businesses

Secure as property acquisition route
Temporary acquisition and holding of
properties

Construction work to raise value

Asset management of Tosei REIT,
etc.
Tosei Asset Advisors, Inc.

>{  Maintain and improve asset value

25



Support from Sponsor Facilitating Tosei REIT TOSEI

Tosei Reit Investment Corporation

® Secure a pipeline to property supply through Tosei’s revitalization business.

® Properties can be acquired without competing with others (for example, granting preferential
negotiating rights).

T D s E I Tosei Reit Investment Corporation Medium- and Long-Term HoIding
(S S : i
Granting of i E :
preferential Sourcing : [ Leasing support ] Raise value
negotiating rights support = _ : _ before
(granting of preference (providing property E |(Intr0ducmg residents, etc.) acquisition by
right in sale and information, etc.) = the investment

urchase negotiations . .
£ 2 ) [ Construction and management support ] corporation

T O s E I (repairs and renovation wor| and advice) |

Tosei Reit Investment Corporation

Renovation Functions

Short-term holding function
(revitalization business)

[ Warehousing support ]

(temporary acquisition and holding until
acquisition by Tosei Reit)

\ 4
Real Estate Market

< Real estate process related to Tosei’s < Real estate process related to < Support process for real estate held by Tosei Reit
original business field Tosei Reit



Balance Sheet

October 2016
(4th Fiscal Period)

Assets

Current assets

Cash and deposits 921,684
Cash and deposits in trust 2,498,345
Operating accounts receivable 4,623
Prepaid expenses 62,926
Deferred tax assets 14
Consumption taxes receivable -
Total current assets 3,487,595

[Property, plant, and equipment] [30,797,725]

Buildings in trust 9,720,152
Accumulated depreciation (450,463)
Buildings in trust, net 9,269,689

Structures in trust 116,558
Accumulated depreciation (14,619)
Structures in trust, net 101,939

Machinery and equipment in trust 251,755
Accumulated depreciation (31,834)
rl\]/leatchlnery and equipment in trust, 219,920

Tools, furniture, and fixtures in trust 92,812
Accumulated depreciation (12,939)
;I]'gtols, furniture, and fixtures in trust, 79.872

Land in trust 21,124,106

construction in progress in trust 2,196

[Investments and other assets] [125,456]
Long-term prepaid expenses 115,456
Lease and guarantee deposits 10,000

[Total non-current assets] 30,923,181

Investment unit issuance expenses 17,338

Total deferred assets 17,338

April 2017
(5th Fiscal Period)

857,771
2,986,612
7,979
111,366
12

57,334
4,021,076

Non-current assets

[36,027,128]
11,058,544
(627,395)
10,431,149
122,122
(19,849)
102,272
284,229
(44,161)
240,068
97,799
(17,809)
79,989

25,173,648
[213,042]
203,042
10,000
36,240,171
30,169
30,169

Total assets 34,428,115 40,291,417

Liabilities
Current liabilities
Operating accounts payable

Short-term loans payable
Current portion of long-term loans
payable

Accounts payable

Income taxes payable
Accrued consumption taxes
Advances received

Other

[Total current liabilities]

October 2016
(4th Fiscal Period)

41,096
800,000
3,169,000
65,778
910
11,785
232,688
34,487
4,355,747

April 2017
(5th Fiscal Period)

67,812

2,000,000

75,132
853
269,591
42,937
2,456,327

Long-term loans payable

Tenant leasehold and security deposits
in trust

Other
[Total non-current liabilities]

Total liabilities

Net assets

Unit-holders’ equity

Unit-holders’ capital

Allowance for temporary difference
adjustment

Unit-holders’ capital, net
Surplus

Unappropriated retained earnings
(undisposed loss)

[Total unit-holders’ equity]

11,500,000
1,508,117

20,715
13,028,833

17,384,580

October 2016
(4th Fiscal Period)

16,700,000
1,731,000

14,673
18,445,673

20,902,000

April 2017
(5th Fiscal Period)

Valuation and translation adjustments

Deferred gains or losses on hedges

[Total valuation and translation
adjustments]

Total net assets

Total liabilities and net assets

Tosei Reit Investment Corporation Earnings Announcement for 5th Fiscal Period

16,521,321 18,745,895
(31,234) (20,608)
16,490,087 18,725,287
[574,162] [678,802]
574,162 678,802
17,064,250 19,404,089
(20,715) (14,673)
(20,715) (14,673)

17,043,534
34,428,115

19,389,416
40,291,417
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Statement of Income TOSEI

Tosei Reit Investment Corporation

(¥K)
October 2016 April 2017
(4th Fiscal Period) (5th Fiscal Period)

Operating revenue

Lease business revenue 1,208,837 1,461,760

Other lease business revenue 128,925 154,847

Total operating revenue 1,337,762 1,616,607
Operating expenses

Expenses related to rent business 563,262 685,099

Asset management fee 79,600 89,830

Asset custody fee 1,666 1,699

Administrative service fees 11,126 11,248

Directors’ compensation 3,900 3,900

Other operating expenses 34,883 33,146

Total operating expenses 694,438 824,925

Operating income 643,324 791,682

Non-operating income

Interest income 18 17
Interest on refund 361 -
Miscellaneous income 18 =
Total non-operating income 398 17

Non-operating expenses

Interest expenses 51,331 75,379
Borrowing related expenses 44,327 49,696
Other 4,393 7,767
Total non-operating expenses 100,051 132,843

Ordinary income 543,671 658,855
Profit before income taxes 543,671 658,855
913 855

Income taxes - current

Income taxes - deferred 1 2
Total income taxes 915 858
Retained earnings brought forward 31,406 20,805

Unappropriated retained earnings (undisposed loss) 574,162 678,802

Tosei Reit Investment Corporation Earnings Announcement for 5th Fiscal Period | 28



Appraisal Value at End of 5th Fiscal Period TOSEI

Tosei Reit Investment Corporation

Status at End of 5th Fiscal Period

Appraisal Value Total Book Value Unrealized Gains

¥40,083 MM ¥36,027 MM +¥4,055 MM

B Appraisal Value by Property & MM)
Period Ended October 31, 2016 Period Ended April 30, 2017(5th Fiscal :
: : . : Difference (B)-(A)
Acquired (4th Fiscal Period) (A) Period) (B)
Property Name during 5th Acquisition Price e QYR 1 B2l f ;
5th Fiscal Period Appraisal Value at Unrealized Gains Appraisal Value at Unrealized Gains Appraisal Llieel et
. . : : Value at End [ Gains (Book
End of Period (Book Value Basis) End of Period (Book Value Basis) : :
of Period | Value Basis)
102 184 70 82

Fiscal Period

0-01 Tama Center Tosei Building ] 3,370 3,335 3,450 3,520
0-02 KM Shinjuku Building ] 2,057 2,029 2,400 361 2,460 430 60 68

[0-03 Nihonbashi-Hamacho Building | | 1,830 1,828 2,060 230 2,100 271 40 40
0-04 Kannai ToseiBuilding T~ [ | 4,100 4,071 4,540 450 4,560 488 20 38
[0-05 Nishikasai ToseiBuilding | | 1,710 1,702 1,880 172 1,920 217 40 45
[0-06 Shin Yokohama Center Building | | 1,364 1,378 1,590 203 1,590 211 0 8

[0-07 NishidaiNC Building | ] 1,481 1,487 1,590 94 1,620 132 30 38
0-08 JPT MotomachiBuilding | @ | 2,377 2,382 (Note) 2,550 - 2,590 207 40 -
0-09 Hakusan AsanomiBuidng | @ | 1,380 1,386 (Note) 1,400 - 1,400 13 0 -
1,615
[Rt-01 Inage Kaigan Building [ | 2,380 2,323 2,520 182 2,530 206 10 24
|Rt-02 Musashi Fujisawa ToseiBuilding | | 1,950 1,938 2,110 162 2,110 171 0 9
Rt-03 Selection Hatsutomi | @ | 310 317 (Note) 318 - 341 23 23 -
|RJ-01 T's gardenKoenji | ] 1,544 1,538 1,890 345 1,940 401 50 55
|Rd-02 Live Akabane [ ] 1,227 1,222 1,430 203 1,470 247 40 44
|RJ-03 Gekkocho Apartment | ] 1,000 1,002 1,110 104 1,130 127 20 23
|RJ-04 T's garden Kawasakidaishi | | 980 973 1,080 101 1,110 136 30 35
[Rd-05 AbitatoKamata | | 836 842 900 55 900 57 0 2
[Rd-06 MarLandFive | | 830 827 867 37 867 39 0 2
[Rd-07 Avenir Shirotae | | 780 770 881 104 898 127 17 23
[Rd-08 Dormitory Haramachida | | 600 598 661 57 685 86 24 28
|RJ-09 SEA SCAPE ChibaMinato | | 2,800 2,784 3,030 222 3,030 245 0 23
Rd-10PrimeGarden | @ | 600 607 (Note) 607 - 618 10 11 -
[Rd-11T'sgardenShinkowa | @ | 670 678 (Note) 694 - 694 15 0 -

Residential properties subtotal 11,867 11,845 238
4,055

(Note) The figures of Appraisal Value at the End of Period Ended October 31, 2016 (4th Fiscal Period) are from the end of August 2016 for the five properties acquired in the 5th Fiscal Period.
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Portfolio List (at End of 5th Fiscal Period) TOSEI

Tosei Reit Investment Corporation

Acquired Acquisiti
: L quisition Investment : :
Property | during Age of Building : : Appraisal Value | Appraisal NOI | Total Leasable Occupancy o
No. 5th Fiscal Property Name (years) Address Price R?IIO (MM) Yield (%) Area (i) Rate (%)2 PML (%)3
Period (¥MV) (%)

Tama Center Tosei Bmldlng 27.8 Tama-shi, Tokyo 3,370 9.3 3,520 6.92 9,737.49 ( 7;0:')0 4.36

002 |  [|kvshinjukuBuidng | 25.6 Shinjuku-ku, Tokyo 2,057 5.7 2,460 5.71 3,403.95 100.0 5.52
| 003 | 26.5 Chuo-ku, Tokyo 1,830 5.1 2,100 6.05 3,334.40 100.0 6.11
| o4 | |kannaiToseiBuidingn | 33.2 Yokohama-shi, Kanagawa 4,100 11.3 4,560 6.02 6,917.02 100.0 11.54
| 005 | |nishikasaiToseiBudng | 23.2 Edogawa-ku, Tokyo 1,710 47 1,920 6.12 3,187.97 100.0 3.84
[ 006 | [shin Yokohama Center Building | 26.4 Yokohama-shi, Kanagawa 1,364 3.8 1,590 6.79 3,888.28 100.0 6.47

Nishidai NC Building 25.1 Itabashi-ku, Tokyo 1,481 4.1 1,620 6.01 3,798.48 90.8 8528

100.0
0-08 JPT Motomachi Building 25.5 Yokohama-shi, Kanagawa 2,377 6.6 2,590 6.03 5,453.13 (100.0) 6.06

m- Hakusan Asanomi Building 23.8 Bunkyo-ku,Tokyo 1,380 1,400 5.05 1,860.51 91.7

Rt- - Inage Kaigan Buil 24.4 Chiba-shi, Chiba 2,380 2,530 6.25 5,890.92 100.0

100.0
Rt-02 - Musashi Fujisawa Tosei Building 19.7 Iruma-shi, Saitama 1,950 5.4 2,110 6.54 6,089.72 (100.0) 5.85

- 13.9 Kamagaya-shi, Chiba 6.69 1,839.45 100.0
Ererr— D S T T B B (s B I
T O N T 7 7 e T
Rd-01 - 6.3 Suginamiku, Tokyo 1,544 1,940 5.35 2,160.38 98.8 7.01
28.1 Kita-ku, Tokyo 1,207 3.4 1,470 6.29 3,876.35 97.2 7.45
| Ra03 | [cekkochoApartment | 9.1 Meguro-ku, Tokyo 1,000 2.8 1,130 5.07 1,392.13 93.1 8.98
| Ra04 | [rsgadenkoeni | 8.2 Kawasaki-shi, Kanagawa 980 2.7 1,110 5.76 2,067.77 100.0 7.38
-- 25.9 Ota-ku, Tokyo 836 2.3 900 5.52 1,768.23 100.0 7.82
R 27.0 Fujimi-shi, Saitama 830 23 867 6.81 2,723.68 93.0 4.00
- 22.2 Yokohama-shi, Kanagawa 780 2.2 898 6.59 2,499.93 100.0 7.57
- 24.8 Machida-shi, Tokyo 600 17 685 6.83 1,867.07 94.7 5.29
| Rd-09 | 9.1 Chiba-shi, Chiba 2,800 7.7 3,030 6.00 6,758.52 95.2 7.30
| Re10 | o [pimecaden | 22.2 Kamagaya-shi, Chiba 600 17 618 6.28 3,687.98 98.3 9.42
- 19.1 Katsushika-ku, Tokyo 5.22 1,652.93 100.0 441
S ] I N B T T
N S — T N WG T = G

Notes:
1. The figures in this table are from the end of April 2017.
2. “Occupancy Rate” figures in parentheses are the percentage of the total area for which leases have been concluded between the master lease company and the end tenants, and that are actually being rented.
3. The “Total/Average” figures for the PML value are based on SOMPO RISK MANAGEMENT & HEALTH CARE Inc.’s “Portfolio Earthquake o . ) _ .
PML Evaluation Report” of September 2016 and show PML figures for the entire portfolio. Tosei Reit Investment Corporation Earnings Announcement for 5th Fiscal Period | 30



Distribution of Tenants (at End of 5th Fiscal Period)

TOSEI

Tosei Reit Investment Corporation

B Top 10 Tenants (by leased floor area)

10

Name

Tosei
Corporation

Tosei
Corporation

Undisclosed

Undisclosed

Undisclosed

FUJITSU
CoWorCo
LIMITED

Undisclosed

Undisclosed
Tosei
Corporation

Heatwave Co.,
Ltd.

Leased
Area
(m)

9,737.49

6,089.72

2,989.01

1,852.02

1,839.45

1,822.20

1,762.57

1,420.46

1,235.19

1,032.11

Tenanted

Property

Tama Center

0,
Tosei Building 11.5%
Musashi Fujisawa
Tosei Building 7.2%
Inage Kaigan o
Building 3.5%
JPT Motomachl 220
Building
Selection

0,
Hatsutomi 2:2%
Shin Yokohama

0,
Center Building 2:2%
Undisclosed 2.1%
Undisclosed 1.7%
JPT Motomachl 1.5%
Building
KM Shinjuku ®
Building 1.2%

64.7%

Tenants
671

u Tosei Corporation
(Tama Center Tosei Building)

u Tosei Corporation
(Musashi Fujisawa Tosei Building)
3.5% =undisclosed
2.2% = Undisclosed
2.2% m Undisclosed

2.2% wFuJITSU CoWorCo LIMITED

2.1% = undisclosed

1.7% Undisclosed

/ 1.59% = Tosei Corporation

1.29% - Heatwave Co., Ltd

Other
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Earnings Performance of Properties (1) TOSEI

Tosei Reit Investment Corporation

(*¥K)
RGUEIEL AL G 195,960 91,341 87,020 171,722 72,355 71,908
revenue (1)
Lease business revenue 169,260 83,165 74,767 154,777 64,848 67,065
g\i‘:r:ljzase BESIIESS 26,700 8,176 12,253 16,945 7,506 4,842
Property-related expenses (2) 72,391 26,405 28,645 53,184 21,271 22,731
Property management fees 24,269 6,663 7,611 18,163 6,619 7,857
Trust fees 300 300 300 300 300 300
Utilities expenses 25,627 7,697 10,671 15,102 6,105 5,719
Insurance premiums 461 150 146 274 119 170
Efg::szgd (SEIRNCE 2,773 672 684 2,404 167 1,000
Property taxes 18,057 9,852 7,919 13,017 6,365 7,045
Other expenses 900 1,068 1,311 3,921 1,594 638
NOI (3) [(1)-(2)] 123,568 64,936 58,375 118,538 51,083 49,176
Depreciation (4) 16,675 8,860 10,469 20,803 8,966 8,015
Eg;g;]"pera””g income (5) 106,893 56,076 47,906 97,735 42,116 41,160
Capital expenditures (6) 4,150 - 12,143 2,440 3,938 =
NCF (7) [(3)-(6)] 119,418 64,936 46,231 116,097 47,145 49,176
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Earnings Performance of Properties (2) TOSEI

Tosei Reit Investment Corporation

(*¥K)
Name
Rental and other operating 78,790 106,554 45,399 124,486 72,182 14,170
revenue (1)
Lease business revenue 67,433 97,014 41,464 102,790 72,182 14,170
Other lease business 11,356 9,540 3,935 21,695 ) )
revenue
Property-related expenses (2) 26,081 23,337 8,137 44,705 7,691 3,283
Property management fees 8,891 10,874 3,975 8,111 1,080 1,721
Trust fees 300 299 299 300 300 299
Utilities expenses 6,929 6,261 3,053 22,661 - -
Insurance premiums 166 210 80 238 92 32
Repair and maintenance 8,789 324 328 1,000 ) .
expenses
Property taxes - 4,814 - 11,636 5,983 1,094
Other expenses 1,005 553 400 758 235 136
NOI (3) [(1)-(2)] 52,708 83,216 37,262 79,780 64,490 10,887
Depreciation (4) 9,280 12,888 5,832 20,151 9,167 9,738
Eg)rfzi;]‘)pera“”g income (5) 43,428 70,328 31,429 59,629 55,322 1,148
Capital expenditures (6) 1,030 - 603 5,730 - 11,528
NCF (7) [(3)-(6)] 51,678 83,216 36,659 74,049 64,490 (640)
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Earnings Performance of Properties (3) TOSEI

Tosei Reit Investment Corporation

(¥K)
Name

fg/’:ﬁi:’;‘f;’ther operating 53,843 52,795 31,546 37,100 29,054 43,754
Lease business revenue 50,689 50,353 30,929 35,053 27,744 37,224
g\?;d‘éase BESINESS 3,154 2,442 617 2,046 1,310 6,529
(Pzr)"pe”y're'ated expenses 10,565 15,477 8,700 7,755 7,871 11,575
ggspe"y management 4,803 4,991 2,613 3,035 2,473 3,777
Trust fees 300 300 300 300 300 300
Utilities expenses 376 659 574 167 525 2,379
Insurance premiums 62 113 47 55 51 83
Efg:ri]rszzd HSIISIANES 1,211 4,378 891 1,169 2,105 1,453
Property taxes 2,575 3,327 2,108 2,035 1,536 2,580
Other expenses 1,235 1,706 2,165 991 879 1,001
NOI (3) [(1)-(2)] 43,277 37,318 22,845 29,344 21,183 32,179
Depreciation (4) 5,778 4,252 3,336 5,218 3,188 4,936
g‘;”;‘("‘;)(_’(%’]ra””g HEOIE 37,499 33,065 19,509 24,126 17,994 27,242
Capital expenditures (6) - - - - 1,099 2,567
NCF (7) [(3)-(6)] 43,277 37,318 22,845 29,344 20,083 29,612
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Earnings Performance of Properties (4) TOSEI

Tosei Reit Investment Corporation

(*¥K)
Name

?eflr;tr?igrzf)omer operating 36,364 29,001 116,341 31,282 23,629
Lease business revenue 35,064 27,768 104,386 30,644 22,961
g\t‘;u‘;ase BESIESS 1,299 1,232 11,955 638 668
Property-related expenses (2) 9,448 11,756 38,239 11,922 5,941
Property management fees 2,895 2,508 10,028 4,342 2,360
Trust fees 300 300 300 299 299
Utilities expenses 686 703 8,422 537 442
Insurance premiums 71 67 242 101 52
Efg:‘ri]rsigd (SEIRNEE 2,268 3,844 5179 4,874 1,581
Property taxes 2,058 2,437 9,483 1,154 =
Other expenses 1,168 1,895 4,582 611 1,204
NOI (3) [(1)-(2)] 26,916 17,245 78,101 19,360 17,688
Depreciation (4) 6,384 4,890 23,655 3,170 2,314
Eg;}i;]c’pera“”g income (5) 20,531 12,354 54,446 16,189 15,373
Capital expenditures (6) 106 - 490 747 716
NCF (7) [(3)-(6)] 26,809 17,245 77,611 18,613 16,972
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List of Properties (1) TOSE ;l,

Tosei Reit Investment Corporatic

0-01 Tama Center Tosei Building 0-02 KM Shinjuku Building 0-03 Nihonbashi-Hamacho Building

Sl
Address Ochiai, Tama-shi, Tokyo Kabuki-cho, Shinjuku-ku, Tokyo Nihonbashihama-cho, Chuo-ku, Tokyo
ACEESS Approx. 4-min. walk from Odakyu Tama Center Approx. 1-min. walk from Seibu Shinjuku Approx. 3-min. walk from Hamacho Station,

Station, Odakyu Tama Line Station, Seibu Shinjuku Line Toei Subway Shinjuku Line

Acquisition price ¥3,370 MM ¥2,057 MM ¥1,830 MM

Structure S, SRC SRC SRC, S
Floors B1/7F B1,/9F oF

Floor area 16,212.96m 5,240.41m 4,583.48m

INET[C) 0-04 Kannai Tosei Building I 0-05 Nishikasai Tosei Building 0-06 Shin Yokohama Center Building

X

Sumiyoshi-cho, Naka-ku, Yokohama-shi, ShinYokohama, Kohoku-ku, Yokohama-shi,

Address Nishikasai, Edogawa-ku, Tokyo

Kanagawa Kanagawa
AEEESS Approx. 3-min. walk from Kannai Station, Approx. 2-min. walk from Nishikasai Station, Approx. 5-min. walk from Shinyokohama Station,
Yokohama Municipal Subway Tokyo Metro Tozai Line JR Tokaido Shinkansen and Yokohama Line
Acquisition price ¥4,100 MM ¥1,710 MM ¥1,364 MM
Structure SRC SRC SRC, RC
Floors B1/12F B1/8F B2/ 9F
Floor area 9,383.81n 4,271.38m 5,809.25M
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List of Properties (2) TOSEI

Tosel Reit Investment Corporation

0-07 Nishidai NC Building 0-08 JPT Motomachi Building 0-09 Hakusan Asanomi Building

Yamashita-cho, Naka-ku, Yokohama-shi,

Address Takashimadaira, Itabashi-ku, Tokyo Hakusan, Bunkyo-ku, Tokyo

Kanagawa
PEEESS Approx. 1-min. walk from Nishidai Station, Toei 5-min walk from Ishikawa-cho Station, JR Approx. 1-min. walk from Hakusan Station,
Subway Mita Line Keihin-Tohoku Line/Negishi Line Toei Subway Mita Line
Acquisition price ¥1,481 MM ¥2,377 MM ¥1,380 MM
Structure S, SRC S, SRC, RC S, SRC
Floors B1/7F B2/8F B1/10F
Floor area 6,214.11m 7,924.98Mm 2,374.87Tm

INET[C) Rt-01 Inage Kaigan Building Rt-02 Musashi Fujisawa Tosei Building Rt-03 Selection Hatsutomi

4 x| |- | i

Address Takasu, Mihama-ku, Chiba-shi, Chiba Higashi Fujisawa, Iruma-shi, Saitama Kita-Hatsutomi, Kamagaya-shi, Chiba

OEESS Approx. 1-min. walk from Inagekaigan Station, Approx. 9-min. walk from Musashi-Fujisawa Approx. 3-min walk from Kita-Hatsutomi Station,
JR Keiyo Line Station, Seibu Ikebukuro Line Keisei Railway Shinkeisei Line
Acquisition price ¥2,380 MM ¥1,950 MM ¥310 MM
Structure SRC Steel frame structure, galvanized steel S
Floors 7F 2F 2F
Floor area 7,175.12m 6,131.07m 1,827.75m
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List of Properties (3)

TOSEI

Tosei Reit Investment Corporatior

Address

Rd-01 T's garden Koenji

l

cﬂ"'“' .H:h ' "'

Rd-02 Live Akabane

Rd-03 Gekkocho Apartment

Koenjlklta, Suginami-ku, Tokyo

Ukima, Kita-ku, Tokyo

Shimomeguro, Meguro-ku, Tokyo

Access

Approx. 5-min. walk from Koenji Station, JR
Chuo Line

Approx. 4-min. walk from Kita-akabane
Station, JR Saikyo Line

Approx. 13-min. walk from Musashi-koyama
Station, Tokyu Meguro Line

Acquisition price

Structure

Floors

Floor area

Name

Address

¥1,544 MM ¥1,227 MM ¥1,000 MM
RC SRC RC
6F 12F 6F
2,445.31n 4,484.24m 1,547.03m

Rd-04 T's garden Kawasakidaishi

Rd-05 Abitato Kamata

Rd-06 MarLandFive

Ise-cho, Kawasaki-ku, Kawasaki-shi,
Kanagawa

Chuo, Ota-ku, Tokyo

Nishimizuhodai, Fujimi-shi, Saitama

Access

Approx. 8-min. walk from Suzukicho Station,
Keikyu Daishi Line

Approx. 18-min. walk from Kamata Station, JR
Keihin Tohoku Line

Approx. 2-min. walk from Mizuhodai Station,
Tobu Tojo Line

Acquisition price

Structure

Floors

Floor area

¥980 MM ¥836 MM ¥830 MM
S RC SRC

3F 6F B1/9F
2,105.59M 2,062.09mM 3,688.54n1
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List of Properties (4)

TOSEI

Tosei Reit Investment Corporation

Address

Rd-07 Avenir Shirotae

Rd-08 Dormitory Haramachida

Shirotae-cho, Minami-ku, Yokohama-shi,
Kanagawa

Rd-09 SEA SCAPE Chiba Minato

= :‘ !ﬁllll;
i

Haramachida, Machida-shi, Tokyo

Chuominato, Chuo-ku, Chiba-shi, Chiba

Access

Approx. 4-min. walk from Bandobashi Station,
Yokohama Municipal Subway Blue Line

Approx. 6-min. walk from Machida Station, JR
Yokohama Line

Approx. 1-min. walk from Chibaminato Station,
JR Keiyo Line

Acquisition price

Structure

Floors

Floor area

Name

Address

¥780 MM ¥600 MM ¥2,800 MM
SRC SRC, S RC

11F B1/12F B1/13F
3,001.81m 2,239.50M 7,571.58m

Rd-10 Prime Garden

b

Rd-11 T's garden Shinkoiwa

Kita-Hatsutomi, Kamagaya-shi, Chiba

Nishi-Shinkoiwa, Katsushika-ku, Tokyo ‘

Access

Approx. 4-min walk from Kita-Hatsutomi
Station, Shinkeisei Railway Shinkeisei Line

Approx. 4-min. walk from Shinkoiwa Station,
JR Sobu Line

Acquisition price

Structure

Floors

Floor area

¥600 MM ¥670 MM ‘
RC SRC ‘
6F 10F ‘
3,975.87m 1,976.90m ‘
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Unit-Holder Composition (at End of 5th Fiscal Period)

TOSEI

Tosel Reit

estment Corporation

B Number of Units by Unit-Holder Type
(Number of units issued 183,200)

Individuals/

Other
52.56%

Foreign
corporations, etc.

3.51%

Financial
institutions
(including
financial
instruments
dealers)
33.92%

Other
domestic
corporation
10.02%

B Number of Unit-Holders by Unit-Holder Type

(Total 11,150)

Financial
institutions
(including
financial
instruments
dealers)
0.38%

Individuals/
Other
98.01%

Other
domestic
corporation Foreign
1.24% corporations,
etc.
0.38%

B Top 10 Unit-Holders

I =

Number of Investment

Units Owned (Units)

1 Japan Trustee Services Bank, Ltd. (Trust Account) 22,161
Tosei Corporation 11,820
Trust & Custody Services Bank, Ltd. (Securities Investment 11,506

Trust Account)
' The Master Trust Bank of Japan, Ltd. (Trust Account) 10,819
The Nomura Trust and Banking Co., Ltd. 7164
(Investment Trust Account) '
n Individuals 2,038
State Street Bank and Trust Company 505001 1,909
= Aozora Bank, Ltd. 1,829
' Japan Trustee Services Bank, Ltd. (Trust Account 9) 1,574
Matsui Securities Co., Ltd. 1,540
Total 72,360

Number of Investment Units

Owned as a Percentage of

Total Number of Investment
Units Issued and
Outstanding (%)

12.09%

6.45%

6.28%

5.90%

3.91%

1.11%

1.04%

0.99%

0.85%

0.84%

39.49%

Note: Based on the unitholder registry as of April 30, 2017. “Number of Investment Unis Owned as a Percentage of Total
Number of Investment Units Issued and Outstanding” refers to the ratio of the number of investment units owned to the

total number of units issued, and figures are rounded off to the second decimal place.
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Profile of Tosel Reit

TOSEI

Tos

i Reit Investment Corporation

General administrator
(organizational operation)
Transfer agent

Asset custodian

Mitsubishi UFJ Trust and Banking
Corporation

General administrator
(Accounting)

Heiseikaikeisha Tax Corporation

Parent company of the asset
management company/
Sponsor

Tosei Corporation

TOSE|

osei Reit Investment Corpora

Unit-holders’ Meeting

Board of Directors

Executive Director: Hisaaki
Kuroyama
Supervisory Director: Takako
Sugaya
Supervisory Director: Teruhisa
Tajima

Accounting Auditor

Shinso Audit Corporation

Asset management company

Tosei Asset Advisors, Inc.

Subsidiary of parent company

of the asset management
company

Tosei Community Co., Ltd.

Asset management agreement

General administration agreement (administrative
work for organizational operation) / Transfer agency
agreement / Asset custody agreement

Accounting administration agreement

Real estate trust beneficiary rights purchase
agreement
Memorandum of agreement for sponsor support

Property management agreement and master lease
agreement for real estate in trust with the trustee of
real estate trust beneficiary rights being managed
for Tosei Reit
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Profile of Tosel Asset Advisors, Inc.

TOSE

leit Investment Corporatic

Company Name
Date of Establishment
Capital

Chairman & Representative Director
President & Representative Director

Licenses/Registrations

Risk & Compliance Committee 1

Internal Audit Office

Tosei Asset Advisors, Inc.
Wednesday, September 28, 2005
¥100 MM

Hiroshi Nakamura
Akihiko Fujinaga

Type Il Financial Instruments Business, Investment Advisory, and Agency Business

Investment Management Business:

Director-General of Kanto Local Finance Bureau (Financial Instruments) Registration No. 363
Entrustment-Based Agency Services For Transactions:

Minister of Land, Infrastructure, Transport and Tourism, License No. 52

Real Estate Brokerage Business:

Governor of Tokyo (3) Registration No. 85736

Real Estate Specified Joint Enterprise License:

Commissioner of the Financial Services Agency, Minister of Land, Infrastructure, Transport and Tourism
No.70

General Meeting of
Shareholders

I Auditor

Board Meeting
|

Chairman & CEO

President & Director

Risk & Compliance Office

! |
Private Fund Division REIT Division
Private Fund Division REIT Division
Investment Management Investment Management
Committee Committee
Business Structured Relationship Principal Fund Asset Investment ) Corporate
Development Finance Management Investment Management Management Management Treasury & Planning Management
Department Department Department Department Department Department Department Department Department
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This presentation has been prepared for the purpose of providing information, and is not intended to solicit an
investment in or recommend the purchase or sale of specific products. In addition to information about Tosei Reit
Investment Corporation (below, “Tosei Reit"), this presentation contains figures and data prepared by Tosei Asset
Advisors Co., Ltd. (below, “the Asset Management Company”) based on data and indicators published by third
parties. This presentation also contains mention of analysis, judgments, and other views of this information by the
Asset Management Company at present.

The information contained in this presentation is unaudited, and no warranties are made with regard to its accuracy
and certainty. The analysis and judgments of the Asset Management Company represent the views of the Asset
Management Company at present. Please note that such matters are subject to change or elimination without prior
notice.

Tosei Reit and the Asset Management Company assume no liability whatsoever for the accuracy of data or indicators
published by third parties (including data based on real estate appraisal documents).

This presentation contains forward-looking statements about forecasts and business performance. These statements
are based on information that was obtainable at the time the presentation was prepared and contain certain
assumptions about factors of uncertainty. In no way do these statements guarantee the future performance of Tosei
Reit, and the actual performance of Tosei Reit may vary from these statements.

TOSEI
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