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TOKYU REIT

1. Investment Policy and Strategy



Investment Policy

TOKYU REIT

Investment in Highly Competitive Properties in Areas with Strong Growth Potential = Low Cap Portfolio Strategy (Note) |

Areas with Strong Growth Potential

=

B Investment limited to the Tokyo Metropolitan Area g
» No investment other than in the Tokyo Metropolitan Aré:af“ g
» Eliminate downside risk of regional economies o
» Control earthquake risk through PML
(Set portfolio PML at 10% or lower)

T,
Ep

A i

TBTI ¥ Approx. 1,500km |

B Concentrated investment in Tokyo’s central 5 wards and in
areas along Tokyu rail lines (“Tokyu Areas”)

» Areas showing population growth and more growth potential in
the Tokyo Metropolitan Area

prox. 1,700km

Investment is limited to Tokyo and
Kanagawa Prefecture currently

\

90.8%* in Tokyo's
central 5 wards and
Tokyu Areas
combined

Based on appraisal value at end of 17th period

Approf. 40km

Highly Competitive Properties

MlLocation Approximate walking time required
> Office properties from the nearest station

* Within a seven-minute walk from the m
nearest station as a rule

» Retail properties

« Conduct survey and analysis in many
aspects, including purchasing power
72.9%* of properties lie
within 3-min. range currently

potential of the trade zone, growth
potential, compatibility of tenants with the
trade zone, and status of competition

. . *Based on appraisal value at end of 17th period
ESize of propertles

» Properties worth over 4 billion yen respectively as a rule
» Over 5,000 m2 of floor space (for office properties) as a rule

Average amount invested per property
is 7.3 billion yen* currently

*Based on appraisal value at end of 17th period
BAsset class

» Office : Retail = 60 : 40 (£10 points)
» No investment in residential properties or hotels*

* TOKYU REIT may acquire properties that have residences and parking facilities, etc.
added due to legal requirements and other reasons.

Office : Retail = 55.1%"* : 44.9%* currently

*Based on appraisal value at end of 17th period

(Note) Strategy to establish a low risk, steady return portfolio with promising future growth potential

*This page represents the views of Tokyu REIM 3
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Excess Population Inflow into
Three Major Metropolitan Areas (Population Inflow) TOKYU REIT

* Structural concentration of the population in the Tokyo metropolitan area continues. |

(Number of people)
200,000

— Tokyo — Osaka — Nagoya

150,000 r\ [~
100,000 | \

2010
92,829

population
inflow
50,000
O““““““‘\“~—““““““‘(Year)

1980 1981 1982 1983 1984 1985 1 1087 1988 1989 1990 1991 1992 1993\1994 95 1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 010

Source: Population Movement from Basic Resident Register, Ministry of Internal Affairs and Communications

-50,000

*Comments by Tokyu REIM /4
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Investment Stance of Tokyu REIM TOKYU REIT

Fiduciary Duties of Tokyu REIM as | « Employ an investment stance that enables the fulfillment of the “Fiduciary Duties” that are fundamental to the
REIT Management Company fiduciary Investment Manager and to provide significant added value

« Growth and value enhancement of the Tokyu Areas through synergies from collaboration with Tokyu Corporation

Collaboration (Note) (Capital Reinvestment Model)

Enhanced Measures Against  Implementation of self-imposed rules to secure collaboration and governance to maximize the advantages of such
Conflicts of Interest cooperation

« Strategy focused on managing the required debt and equity risk premium while also securing additional funding
availability

Strategic Financial Principle

« Allocate many asset managers in comparison to the portfolio size
« Have the Investment Management Company bear some of the IR costs
« Utilize experience and expertise of employees assigned from Tokyu Corporation and its subsidiaries

Resource Allocation Seeking
Stability and Growth

(Note) “Tokyu Corporation” refers to any entity that falls under the following (i) to (iii):

(i) Tokyu Corporation

(ii) A consolidated subsidiary of Tokyu Corporation (*not including equity method affiliates)

(i) A tokutei mokuteki kaisha (TMK) or special purpose entity (SPE) that was established based on the intention of Tokyu Corporation or a consolidated subsidiary of Tokyu Corporation and where the share of investment by
undisclosed associations or other investment shares in that entity by the respective company exceeds 50%.

*This page represents the views of Tokyu REIM 5
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TOKYU REIT Capital Re-investment Model TOKYU REIT

Growth and value enhancement of the Tokyu Areas (areas along Tokyu rail lines) through synergies from
collaboration with Tokyu Corporation and its subsidiaries

Third Parties

Proceeds Properties

Proceeds

) Tokyu Corporation and its subsidiaries

Re-investment in

Investment

Capital Market Other Use of

Proceeds

TOKYU REIT's
Target Areas

Return Properties

= Construction to improve the transportation capacity
of Tokyu Lines
- Office, retail, and residential real estate

TOKYU REIT snota Tokyu Group development in Tokyu Areas
company but a collaborative partner

Maintain & improve Maintain & improve the value
the portfolio value of and population growth of
TOKYU REIT TOKYU REIT’S target areas

*This page represents the views of Tokyu REIM 6
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Long-Term Investment Management Strategy (Surf Plan) ~TOKYU REIT

Focusing on the cyclicality of real estate prices, TOKYU REIT secures capital gains while interchanging
properties, and achieves improvement of both portfolio quality (rejuvenating average age of properties, etc.) and
adjusted ROE (capital yield after deduction of capital gains/losses) by contrarian investment approach.

(Value & Contrary)

Year 7 Year 21 Year 28
o 2nd phase vear 14 3rd phase 4th phase

7 years (assumption) 7 years (assumption) 7 years (assumption)

Real Estate Price

Acquire

\

Sell properties acquired in
1st phase

Sell properties acquired in
1st-2nd phases

Sell properties acquired in
1st-3rd phases

*No assumption of short-
term trading

O O A A o O A A O O A A
Pr n Acquisition Selling Pr o Acquisition Selling Pr n Acquisition Selling Preparation

O Public Offering
— A Capital Gain

*No assumption of short-
term trading

*No assumption of short-
term trading

*This page represents the views of Tokyu REIM 7
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Objective of the Surf Plan: Compression Effect of Cyclicality TOKYU REIT

By adopting an investment behavior that runs contrary to the market,
revenue performance volatility can be compressed.

(Matches a REIT that aims for stable growth)

Cyclical 7/~ \l /7~ \
performance of the
leasing business \/ \_/

Compressed
cyclicality of TOKYU
REIT’s performance

(goal)

Pro-cyclical lending N\ N\
attitude of financial \/

institutions

(

Counter-cyclical
investment behavior of /\ /\
TOKYU REIT which
runs contrary to the \-/ \/

market

*This page represents the views of Tokyu REIM 8

Prepared on March 15, 2012 [ This document is provided for informational purposes only and is not intended as an inducement or invitation to invest or trade in securities issued by TOKYU REIT. |




Adjusted ROE Matrix

TOKYU REIT

Aim to Secure Adjusted ROE of 5% or More

Cumulative Capital
Gains Going

Forward

Capital Gain

¥10,000

Prepared on March 15, 2012

Distribution per Unit after Deduction of Capital Gain

¥13,000 | ¥14,000 | ¥15,000 | ¥16,000 | ¥17,000 | ¥18,000

Amount

Total Capital (¥ mn) a 98,020
Capital Gains (¥ mn) b 12,716
Yokohama Yamashita-cho
Building (Barneys New York 1,637
Yokohama Store)
Resona Maruha Building 18,259
Ryoshin Harajuku Building -7,180
Adjusted Capital after
=a-b
Deduction (¥ mn) e 85,304
Outstanding Units (Units) d 169,380
Adjusted Capital per Unit (¥)  e=c/d 503,624

*This page represents the views of Tokyu REIM

This document is provided for informational purposes only and is not intended as an inducement or invitation to invest or trade in securities issued by TOKYU REIT. |
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Portfolio Overview

(26 Properties; Total acquisition price: 199.6 billion yen)

TOKYU REIT

Location Map of Properties

Tokyo Central
5 Wards

Metropolitan
Area

L8

L N
- Jll_ﬁ'?q FRE

\

Portfolio
Breakdown

Tokyo Central 5 Wards
+ Tokyu Areas

4 90.89%*

Lexington
Aoyama

sk

Tokyu Saginuma2  TOKYU REIT
Bldg. Shibuya
Udagawa-cho Sq.

Office Properties O

“ etaga .

Business Square cho Bldg.

TOKYU REIT
Kamata Bldg.

Sy :. i o) E’E# e _ :
A_Shonan Mallgil squgt‘n/),;‘._\ * Based on Appraisal Value at End Kojimachi TOKYU REIT Akihabara Sanwa Kiba Eitai Tokyu Ginza 2-
X ERH LN \\-—--. of 17th Fiscal Period Square Shinjuku Building Toyo Building Building chome Building

Tokyu Nampeidai-  Tokyu Sakuragoka—

TOKYU REIT
Toranomon Bldg.

TOKYU REIT
Omotesando Sg.

Daikanyama Forum

cocoti

Beacon Hill Plaza
(Ito-Yokado Nokendai
Store)

Tokyo Nissan TOKYU REIT
cho Bldg. Taito Bldg. Akasaka Hinoki-
cho Bldg.

Tokyu Ikejiri-
ohashi Building

TOKYU REIT Akasak 4-chome Bldg.
Hatchobori (Tokyu Agency Inc.
Head Office Building)

*Total Acquisition Price does not include acquisition-related costs, property tax, city planning tax and consumption tax.

10
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Greater Shibuya Area Property Map

N

@ YOYOS"

Hachiman Stn.

=
Line
ya Ward Office
TOKYU REIT f
Tokyy/Department  Shibuya

Univiof ofe Main Store\ Jdagawa-cho
Tokyo Ko 3 Gakum Univ
Ca:1 1S Bunkamura

SHIBUYA1092
Jitan Exprespway

=g e L AT Metropo Line
omaba io Inoke i \__ RO eN(}]SSi"“lb'-ly

Todaimae y Tokyu Department Store

Stn.

Shibuya Hikarie is scheduled to open on April 26,
2012.

As of the date this presentation was prepared,
TOKYU REIT has no plan to acquire properties

Kokugakuin Univ.
L

Japanese Red Cross

.

Building  Nampeidai-cho

L= : owned by Tokyu Corporation and its subsidiaries.
Building \ ,_% Medical Center « This map represents an extract selection and does
& not indicate all major facilities.
s A g * Some properties are only partially owned by Tokyu
'kﬁﬂlﬂ‘as g Corporation and its subsidiaries.
Stn. - « The Tokyu Toyoko Line and the Tokyo Metro
b \.\ Fukutoshin Line plan to start mutual line operation
Tokyu'l ) Daikanyama Forum YO Melro by the end of March 2013.
Building * Saigoyama Park e’ ‘E“ Giya Line Tokyu lkejiri-
From Shibuya Stn. NG Daikanyama Stn. / & \ = T Sl BUIKING
() 1.000m radius R 7 & : - Oxford Street - S
St Aporox 2000 (= 1.2 mies) (Totetem Gout oo |
() 1.500m radis = Ebisu Stn. .' !
. ! Omazawa-dori e i\ Champs Elysees Avenue -
. TOKYU REIT's properties L i_mm Approx. 2,000m (= 1.2 miles) Eonoords iy ore :
Tokyu Corporation and its ~ Naka-Meguro Sm N GORCE EDle ' '
subsidiaries’ properties \ ", Yebisu Garden Place m 1,300m (= 0.8 miles)
\ o= I
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Strengths of Major Target Areas (1) TOKYU REIT

* The population of the nation is on a downward trend, but in major target areas of TOKYU REIT, economic growth stemming from population growth can be expected. l

Changes in the Population of Major Target Areas (year 2005 = 100) Population Forecasts for Tokyu Areas (year 2005 = 100)
Mo e 115.0
_ Toléy\?v(a:%r;tral —— Tokyu Areas  —— Nationwide 109.7 ‘ 1113
o0 /7 — - P g :
1100 F--mmmmm e o3 -
Forecast as at
1070 F— — — — = — — = — s T end of 2008
) 105.0
105.0
A greater increase | 100-0 [~ mmmee=t> T 7 g 2
1030 e 102 7 than forecast
100.0 100.0 95.0 r
R Y 1001 1001 1002 1002 ooy
900 | 99.5 90.0 r
. 86.6
970 85.0
Source: Prepared by Tokyu REIM based on "Basic Resident Register" of the Japan Geographic Data Center N 2005 2010 20"15 . . 2020. N 2025 2930 2035
095.0 . . ] ) ) ) ) ) ) . Prepared by Tokyu REIM on March 2008 based on "Basic Resident Register" of the Japan Geographic Data Center

02 03 04 Tokyu Areas: Defined as the “17 cities and wards (i.e. -ku) which Tokyu rail lines pass through” (Shinagawa-ku, Meguro-ku, Ota-ku,
Mar. 3% ZOMa‘ 31, ZOMar. 31,200% 51 2005 49 2008 44 2007 59 2008 45 2009 g1 201054 9011 Setagaya-ku, Shibuya-ku, and Machida-City in Tokyo prefecture, Kanagawa-ku, Nishi-ku, Naka-ku, Kohoku-ku, Midori-ku, Aoba-ku,
’ Mar- Mar- Mar- Mar- Mar- mar. Mar. 2= Tsuzuki-ku in Yokohama City, Nakahara-ku, Takatsu-ku and Miyamae-ku in Kawasaki City, and Yamato City in Kanagawa prefecture.

Number of Passengers Using Tokyu Rail Lines Changes in the Number of Passengers

(Fiscal 2004 (Fiscal Period Ended Mar. 2005) = 100)

(millions of people/year)
1,080 -

> 1,065 1,066 110.0
Due to the network enhancement and 1,056 : 1,062 108.3
1060 | large-scale renovations conducted in the past, |- - ----“——--- --- --- - 1080 | 108.2 2 1079
the convenience of Tokyu rail lines has : . 107.
1040 | | improved and the number of passengers has . 106.5 106.0
increased. 106.0 r
1020 F 1,018
1040 F------—---——--—-- - T
1,000 995
984 984 102.0 ¢ .
980 100.1
063 968 1000 - 99.8 .
060 I . 100.0 100.0
980 N ',,,,8-4 ,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,
940
960 - - — Tokyu 8 Private Railway Companies in the Kanto Region (Excluding Tokyu) ‘
920 I I I I I I I
FY2001 FY2002 FY2003 FY2004 FY2005 FY2006 FY2007 FY2008 FY2009 FY2010 94.0 | |
2001 2002 2003 2004 2005 2006 2007 2008 2009 2010
. . . . Source: Prepared by Tokyu REIM based on materials posted on the website of the Association of Japanese Private Railways
Source: The Association of Japanese Private Railways *Eight Private Railway Companies in the Kanto Region (Excluding Tokyu) includes Tokyo Metro, Tobu, Odakyu, Keio, Seibu, Keikyu, Keisei and Sagami Railway 12
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Strengths of Major Target Areas (2)

Population of Major Target Areas Changes in the Number of Passengers Using Shibuya Station

(thousands of people)

th ds of |
6,000 (thousands of people/day)

1,600
‘ B Tokyo Central 5 Wards B Tokyu Areas ‘
5,219 1,551
4,965 5,005 5,034 5,061 1,544 '
5000 4,814 4.867 4914 1550 | s
4,000 3.723 1,500 r
3,000 1,450
1,414
2,000 1,400
1,000 1,350 [
0 1,300
3/31/2005  3/31/2006  3/31/2007  3/31/2008  3/31/2009  3/31/2010  3/31/2011 Dayime Population of 2002 2003 2004 2005 2006 2007 2008
Source: "Basic Resident Register" of the Japan Geographic Data Center and “Population Census” of the Ministry of Internal Affairs and Communications
(daytime populations after 2006 are unannounced) Source: “Urban Transportation Yearbook” (2002-2008) by Institution of Transport Policy Studies
*Shibuya Ward is included in both the Tokyo Central 5 Wards and the Tokyu Areas (the population of Shibuya Ward is 190,000 people as of March 31, 2011.). * The Number of Passengers Using Shibuya Station is the total number of passengers who use Shibuya Station via the Tokyu Line, JR Line, Keio Line and Tokyo Metro lines.

Wage and Consumer Price Levels (Hokkaido = 100)

Personal Income Taxation Level by Area (2009)

mllllon en
(milion yen) Tokyo Central " ) o : : : :
S Wards Tokyo’ s consumer price is higher relative to other areas, but its wage level is even higher.
70
6.3
Tokyo
6.0 l— Tokyu Areas —I
50 Kanagawa ‘
4.3 |
40
Osaka
|
30 |
|
Aichi |
20 |
|
10 Fukuoka :
00 B Regular earnings
§ W O e N W N 2 2O 19 TS BNG | fo Hokkaido ) ) )
o 5o & WO @S R IR N W N ov 3% N @ O B Regional Difference Index of Prices
O e @) \\ a ¢ o \ o
R o W WP o ¥ e w %&\Na"v \(0\‘\0\\9 & ! : :
0 20 40 60 80 100 120 140 160
(Note) (Note) Source: “Regular earnings” in the Basic Survey on Wage Structure for fiscal 2011 by the Ministry of Health, Labour and Welfare
Source: “Personal Income Index, 2010” by Japan Planning Systems Co., Ltd. “Regional Difference Index of Prices” in the 2007 National Survey of Prices by the Ministry of Internal Affairs and Communications
(Note) The cities of Yokohama and Kawasaki include areas outside of the administrative districts of Tokyu Areas. *Each index is based on the figure of Hokkaido (set at 100) in calculating the respective figures of major prefectures. 13
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Overview of Investment Management Fee

TOKYU REIT

* Investment management fee structure linked to three performance indices aimed to balance conflict

Objective (Aim)

by “being in the same boat as unitholders”

Formula

Base 1
(Linked to asset
valuation)

Base 2

(Linked to cash flow)

Enhance Growth

Incentive Fee

unit price)

(Linked to investment

Asset value at end of previous period x 0.150%

(0.125% for the portion exceeding 200 billion yen and 300
billion yen or less)
(0.115% for the portion exceeding 300 billion yen)

Encourage Investment Management Company to
strive for asset appreciation by linking fee to
valuation, not to the amount invested

Standard cash flow in current period x 6.0%

(5% for the portion exceeding 5 billion yen and 7.5 billion
yen or less)
(4.6% for the portion exceeding 7.5 billion yen)

Standard cash flow here shall be the amount
derived by subtracting an amount equivalent to
50% each of profit or loss from the sale of
specified assets and profit or loss from the
valuation of specified assets from the netincome
before income taxes, plus depreciation and
amortization of deferred assets.

Reduce risk premium
related to investment unit

(Average price in current period — Highest average price
over all previous periods)x number of units x 0.4%

Change from 1.0% to 0.4%,approved by General
Meeting of Unitholders on April 17, 2007

Time-limited reduction

Response to uncertainties
that continue to exist

The following percentage shall be reduced from the above
calculated Investment Management Fees:
16th fiscal period to the 19th fiscal period: 5%

* Apart from the above fees, TOKYU REIT pays service charges to an asset custodian firm, general administration firm, property management firm and
accounting auditor, among others.

as expenses. TOKYU REIT

affected, such as the acquisition incentive fee, which is capitalized a

Prepared on March 15, 2012

*Comments by Tokyu REIM
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Total Investment Management Fees and Headcount of
Investment Management Company TOKYU REIT

* Have the investment management company improve service quality despite the reduction in total fees
~ Strive to further win credibility from the investment corporation and unitholders who are our customers ~

Total Investment Management Fees Headcount of Investment Management
(¥ million) Company at End of Period
(Headcount)
900 00
Total Investment Headcount of Investment Management Headcount
ETTH management Fees +Company at End of Period of 43 i
800 | 45
1 40
700 = .
Transitional period
for restructuring of
600 | sponsorship 1 35
(January 2011 to end
of June 2012 (target))
_ 1 30
500 |
1 25
400 |
20
Temporary fee Temporary fee
300 | reduction period reduction period .
(12th~15th periods) (16th~19th periods) - 15
; [
200 |
10
100 | Reduction of incentive rate
(from 8th period) 5
0 1st 2nd 3rd 4th 5th 6th 7th 8th 9th 10th 11th 12th 13th 14th 15th 16th 17th 18th 19th 0
Period Period Period Period Period Period Period Period Period Period Period Period Period Period Period Period Period Period Period
(Jan. (Jul. (Jan. (Jul. (Jan. (Jul. (Jan. (Jul. (Jan. (Jul. (Jan. (Jul. (Jan. (Jul. (Jan. (Jul. (Jan. (Jul. (Jan.
2004) 2004) 2005) 2005) 2006) 2006) 2007) 2007) 2008) 2008) 2009) 2009) 2010) 2010) 2011) 2011) 2012) 2012)  2013)
Est. Est.
15
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TOKYU REIT

2. Topics of 17th Period
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Executive Summary TOKYU REIT

(1) Financial Results and Forecast

B Operating results surpassing initial forecast (EPS for 17th period: ¥13,106)

B Aim to maintain and raise the forecast EPS of ¥11,000 (for 18th and 19th periods)
(2) Internal Growth

B Occupancy rate: 94.0% at end of 17th period (actual), 93.3% at end of 18th and 19th periods
(estimate)

B Focused on leasing activities to increase the occupancy rate and put a stop to the decrease in
cash flows (highest priority)

B Continuously implemented renewal and repair work (including responses to energy saving) for the
purpose of attracting tenants and enhancing property competitiveness and asset values

(3) External Growth
B Pursue acquisition of new properties and property replacement
(4) Debt Finance

B Operated at low LTV (targeting 50% on an appraisal value basis) in order to secure financial
soundness

B Promoted diversification of repayment dates and worked to prolong loan periods

17
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TOKYU REIT

2. Topics of 17th Period

(1) Financial Results and Forecast
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TOKYU REIT

Operating Results

17th Period Actual 16th Period Actual 17th Period
Ended Jan. 2012 Ended Jul. 2011 Change %) Forecast as of Change %)
(184 days) (181 days) 9/13/2011

Distribution per Unit (¥) 13,106 13,239 -133 -1.0 12,200 906 7.4
Adjusted ROE (%) 5.16 5.30 -0.14 -

Average LTV (%) 49.5 49.7 -0.2 - 49.8 -0.3 -
LTV at End of Period (%) 48.3 48.8 -0.5 - 485 -0.2 -
LTV / Total Assets at End of Period (%) 43.3 43.3 0.0 — 43.4 -0.1 —
Balance of Cash and Bank Deposits at End of Period (¥ million) 3,918 4,600 -682 -14.8

Acquisition Capacity through Cash and Bank Deposits (¥ million) b 1,698 2,357 -660 -28.0

Acquisition Capacity through Debt (¥ million) a 6,496 4,610 1,887 40.9

Total Acquisition Capacity (¥ million) at+b 8,194 6,967 1,227 17.6

Average Balance of Assets during the Period (¥ million) 199,672 199,285 87| 02 199,672 0 -
(Based on Acquisition Price)

Occupancy Rate (End of Period) (%) 94.0 98.5 -4.5 - 96.8 -2.8 -
NOI Yield (%) 4.63 4.77 -0.14 - 4.55 0.08 -
Unrealized Gain (¥ million) 310 731 -421 -57.6

Adjusted Net Asset Value (NAV) per Unit * 580,532 583,012 -2,480 -0.4

Average Unit Price during the Period ) 406,642 534,655 -128,013 -23.9

*

Adjusted ROE = Distribution Amount after Deduction of Capital Gains / (Total Capital — Accumulated Distribution of Capital Gains)

Average LTV = (Average Balance of Interest-Bearing Debt + Average Balance of Security Deposits without Reserved Cash) / Appraisal Value at End of Previous Period or Weighted Average
Appraisal Value at Acquisition

LTV at End of Period = (Balance of Interest-Bearing Debt at End of Period + Balance of Securities Deposit without Reserved Cash at End of Period) / (Appraisal Value at End of Period or Average
Appraisal Value at Acquisition + Balance of Cash and Deposits with Banks at End of Period)

LTV / Total Assets at End of Period = Period End Interest-Bearing Debt / Period End Total Assets

Acquisition Capacity through Debt indicates the potential acquisition by debt assuming a maximum LTV at the end of the period of 50%.

Acquisition Capacity through Cash and Bank Deposits = the Balance of Cash and Bank Deposits at End of Period — Balance of Retained Earnings at End of Period

NOI Yield = Leasing NOI / Average Acquisition Price of Properties during the Period Detailed B/S and P/L data are
Unrealized Gain is the balance after deducting the book value from the appraisal value of properties at the end of the period. presented in the separate

Adjusted Net Asset Value per Unit is (Total Capital + Unrealized Gain) / Outstanding Units. Total Capital does not include Retained Earnings. DATA BOOK. 19

*

*

*

*

*

*

*

*
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TOKYU REIT

19th Period
Estimates Ending
Jan. 2013

(184 days)

6,214

2,656

1,863

4.33

4,252

4.22

42.1

Forecast
18th Period 17th Period (Major change)
Estimates Ending | Actual Ended
Jul. 2012 Jan. 2012
(182 days) (184 days) (Revenues)
Decrease in rental revenues
Distribution per Unit ) 11,000 13,106| -2,106 ¥ -286 million
Decrease in other revenues
¥ -204 million
Operating Revenues (¥ million) 6,328 6,819 -491
(Expenses)
Operating Income (¥ million) 2,664 3,049 -384 Decrease in repair and maintenance
¥118 million
Net Income (¥ million) 1,863 2,219 -356 Decrease in investment management fee
¥23 million
Adjusted ROE (%) 4.38 5.16 -0.78 (Non-operating/Extraordinary profit/losses)
NOI (¢ million) 4,270 4,664 -393 Decrease in interest expenses
NOI Yield %) 4.29 4.63 -0.34 ¥16 million
Reversal of allowance for disaster losses
LTV / Total Assets at End of Period (%) 43.4 43.3 0.1 ¥14 million
LT Debt Ratio at End of Period (%) 99.1 100.0 -0.9
Period End Occupancy Rate (%) 93.3 94.0 -0.7

99.0

93.3

* In calculating the period end occupancy rate, it is assumed that spaces for which notices of cancellation were received as of February 29, 2012 will remain vacant after the
move-outs of relevant tenants. Similarly, spaces that were vacant as of February 29, 2012 are assumed to remain vacant.

* The effect of the recent deterioration in the real estate market, etc. has been factored into the rent levels.
* LTV / Total Assets at End of Period = Balance of Period End Interest-Bearing Debt / Period End Total Assets

Details of Balance Sheet and Income Statement are provided in the separate DATA BOOK.
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Changes in Lending Attitude DI/Occupancy Rate/Appraisal Value TOKYU REIT

m=m Appraisal Value (Total Appraisal Value at End of Period for TOKYU REIT's Initial 12 Properties)

Lending Attitude DI (Real Estate Sector) bill

5 — Office Occupancy Rate (Tokyo 23 Wards) (billion yen)
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* “TOKYU REIT’s Initial 12 Properties” refers to the 11 properties TOKYU REIT incorporated into its portfolio at the time of listing and the TOKYU REIT Shibuya Udagawa-
cho Square it acquired during the 2nd fiscal period, making a total of 12 properties.
* The December 2003 figure for TOKYU REIT Shibuya Udagawa-cho Square is the appraisal value as of October 1, 2003.
Source: BOJ “Tankan Survey” and CBRE K.K. 22

Prepared on March 15, 2012 [ This document is provided for informational purposes only and is not intended as an inducement or invitation to invest or trade in securities issued by TOKYU REIT. |




Investment Environment Recognition and Investment
Activities under the Surf Plan TOKYU REIT

1. Recognition of the Investment Environment

» TOKYU REIT judges that the 18th period ending July 2012 is an “acquisition period” when property acquisitions should be proactively pursued.

» Although cap rates still show a downward trend, real estate prices are considered to remain at a low level for the moment from a long-term
perspective, in the light of already low-level cash flows possibly being further weakened.

» In the future, real estate prices will gradually increase due to monetary easing and improved rent levels associated with economic recovery.

(1) Cap rates show a downward trend, given the tendency of monetary easing as well as the gap in supply and demand
in the real estate trading market

« The Lending Attitude Diffusion Index, which TOKYU REIT considers to be a leading index of cap rates, shows an improving trend although full-fledged
monetary easing is yet to come.

« Willingness of such buyers as J-REITs and domestic operating companies to invest remains strong.

« Despite a slight increase in the number of properties supplied in the latter half of 2011, shortage continues to be felt for quality properties, indicating a
gap in supply and demand in the real estate trading market.

(2) Cash flows will remain weak for the moment, given the improvement of vacancy rates being delayed and rent levels
continuing to be low

« Although large tenants have begun to seek spaces, they are yet to expand the entire demand for rental floors.

< In addition, improvement in vacancy rates, which are nearing the peak, will be slow in 2012 because of large supply of office spaces.

« For the moment, rents will continue to stay low as tenants have strong bargaining power on rent

2. Investment Activities
TOKYU REIT will proactively investigate property acquisitions in the 18th period ending July 2012.

17th Fiscal Period 18th Fiscal Period

Policy Results Policy
« Primarily deliberate properties worth more than 4 billion yen, given « Add v alue properties worth more than 4 billion yen to our
the inadequate supply of quality properties in the 10 billion yen « There were projects that were deliberations, in addition to continued focus on quality properties in
Office range considered, but no contracts were the 10 billion y en range
> - - Continue discussing trade in direct negotiation with the sponsor, in |concluded. - Continue discussing trade in direct negotiation with the sponsor, in
é ] addition to sourcing from the market addition to sourcing from the market
8 % Retail « In addition to quality properties facing front streets in busy * There were sev eral projects that were
‘g‘ § Uelfu commercial areas, under-priced properties to be made the target of considered, but no contracts were « Deliberate under-priced properties in addition to quality properties
g Crban) deliberations concluded.
8 ) X X . X ) X * There were projects that were N . . . . R
2 Retail * Deliberate under-priced properties with stable rents, including . « Deliberate under-priced properties with stable rents, including
= . considered, but no contracts were R
(Suburban) sokochi sokochi
concluded.
Selling * Make preparations for property sales in a dy namic and flexible way ;)rlggjjit;iated possibilities to sell specific * Make preparations for property sales in a dy namic and flexible way
* On the condition, however, that LTV is kept at 50% or less as a rule *This page represents the views of Tokyu REIM 23

Prepared on March 15, 2012 [ This document is provided for informational purposes only and is not intended as an inducement or invitation to invest or trade in securities issued by TOKYU REIT. |




TOKYU REIT

2. Topics of 17th Period

(3) Investment Management Overview (Internal Growth)

24



Changes in Vacancy Rate TOKYU REIT

* Vacancy rate of TOKYU REIT properties increased more than anticipated due to large tenants moving out earlier than
original schedules (though rents were received for full contract periods)

10.0%
TOKYU REIT (Actual)  ------ TOKYU REIT (Estimate) Tokyo S Class Office End of Jan.
Tokyo A Class Office Tokyo 23 Wards All-Scale Average 2013, Estimate
90% -
End of Jul.
2012, Estimate
8.0% - Y-
1 End of Jan. 2012, 670/0 67%
70% B 2 Actual =
°--¢
6.0%
6.0% [~ NN NN <+
I
1
5.0% |-\ S N S G
s > 2.8 points
-0 ;
4.0% ---—f---ANC N e BT S ERSUCEEEEREL
. .’ J
30% |- ~ A T L
& 3.2%
2.0% |- /—‘ 7777777777777777777777777777777777777777777777777
Acquired Resona
10% "~ | MaruhaBldg.with | T\ /N . N, /N - N /.
vacancy rate of 21.1% -
- -.'
0.0%
Mar. 2003  Dec.2003  Jun.2004 Dec.2004 Jun.2005 Dec.2005 Jun.2006 Dec.2006 Jun.2007 Dec.2007 Jun.2008 Dec.2008 Jun.2009 Dec.2009 Jun.2010 Dec. 2010 Jun.2011  Dec. 2011
Jan. 2012

Jul. 2012 (Est.)

* S Class Office and A Class Office are defined by CBRE K.K. Jan. 2013 (Est)

S Class Office... Office buildings located in Tokyo’s major 5 wards with especially significant features as an office property (features include total floor space over 20,000 tsubo, typical floor area over 500 tsubo)
A Class Office... Located in Tokyo's major 5 wards (Chiyoda, Chuo, Minato, Shinjuku, Shibuya) with features including total floor space of over 10,000 tsubo and typical floor area over 200 tsubo)

Source: CBRE K.K.
*Comments by Tokyu REIM 25
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Changes in Tenant Turnover and Vacancy Rate TOKYU

Retai l (U r b an ) Percentage of Percentage of ‘ Vacancy

Tenants Moving In Tenants Moving Out Rate

Vacancy Rate
(%)

Tenant Turnover (%) * Retail (Urban) QFRONT

150 160 TOKYU REIT Omotesando Square
10.0 Lexington Aoyama
' TOKYU REIT Shibuya Udagawa-cho Square
50 120 cocoti
CONZE Ebisu
0.0 Daikanyama Forum
-5.0 8.0 * Retail (Suburban) Tokyu Saginuma Building
Tokyu Saginuma 2 Building
-10.0 Beacon Hill Plaza (Ito-Yokado Noukendai Store)
Shonan Mall Fill (sokochi)
-15.0 4.0
-200 oo * No vacancy for suburban
0 0.9 : . .
50 4200 Q0 0g 00 retail properties
7th Period 8th Period 9th Period10th PeriodL1th PeriodL2th PeriodL3th Periodl4th PeriodL5th Periodl6th PeriodL7th PeriodL8th Periodl9th Period

(Est.) (Est.)

Vacancy Rate

Tenant Turnover (%) Vacancy Rate (%) Tenant Turnover (%) %)
15.0 16.0 15.0 16.0
10.0 100 F——— """~~~ "~ """ """ oo

5.0 12.0 5.0
0.0 0.0
-5.0 8.0 -5.0
-10.0 -10.0
-15.0 4.0 =150 -~ -"""""" """~ ---------—g& VIS iy Aty
-20.0 -200 (————-——-—-—-—-—-—-—--~ e N
-25.0 0.0 -25.0 0.2 0.1 0.0
7th Period 8th Period 9th Period 10th Period 11th Period 12th Period 13th Period 14th Period 15th Period 16th Period 17th Period 18ﬂ(wEl::;iod IQt?Ez:;iod 7th Period 8th Period 9th Period 10th Period11th Period12th Period 13th Period14th Period15th Period16th Period17th PermﬂHt?E::)riodWQt:\E:‘te)rmd
In calculating the estimate vacancy rate, it is assumed that spaces for which notices of cancellation were received as of February 29, 2012 will remain vacant after the move-outs of relevant tenants. Similarly,
spaces that were vacant as of February 29, 2012 are assumed to remain vacant. 26
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Status of Leasing Activities (i): Breakdown by property

TOKYU REIT

| Name of Property

| Status

Type
-In 17th period, a new contract was concluded for 1 space (approx. 38 tsubos) and the occupancy rate as of the end of the 17th period improved to 100.0%
Lexington Aoyama -However, a notice of cancellation for 1 space (approx.143tsubos) was newly received. Leasing activities are under way targeting restaurant use.
-Occupancy rate at end of 18th period is anticipated to be 77.5%.
- With tenants moving out from 1 space (approx. 163 tsubos) at the beginning of the 17th period and another 1 space (approx. 35 tbubos) at the beginning of the 18th period, leasing activities are under way targeting merchandising
and service-related stores.
cocoti - Expected occupancy rate as of the end of the 18th period is 92.2%
Retail - The area is expected to draw more attention with the opening of such new retail facilities as Shibuya Hikarie around the property in the spring of 2012. At cocoti, renewal work of common areas is planned for this spring to reinforce
its property competitiveness.
. - Progress was not made on new contracts during the 17th period and so the occupancy rate at the end of the period remains at 87.6% or the same as the end of the 16th period.
CONZE Ebisu . ) N L
- Currently conducting marketing for 1 vacant space (approx. 86 tsubos), targeting merchandising stores.
- Progress was not made on new contracts during the 17th period and so the occupancy rate at the end of the period remains at 91.5% or the same as the end of the 16th period.
Daikanyama Forum -We newly received a cancellation notice for 1 space (approx. 63 tsubos) in the 17th period and so the expected occupancy rate as of the end of the 18th period is 83.1%.
- Currently conducting marketing for 2 vacant spaces (approx. 126 tsubos in total), targeting merchandising stores, showrooms, etc.
R S The occupancy rate for retail properties (urban): 95.7% at the end of 17th period 92.4% expected at the end of the 18th period 92.4% expected at the end of the 19th period
etail Portfolio
The occupancy rate for retail properties (suburban): 100% at the end of 17th period 100% expected at the end of the 18th period 100% expected at the end of the 19th period
-New contracts were concluded for 2 spaces in the 17th period, but multiple notices of cancellation and move-outs newly emerged to decrease the occupancy rate at the end of the period to 90.5% (93.4% at the end of the 16th period).
Setagaya Business Square |- Currently conducting marketing for 7 vacant spaces (approx. 522 tsubos), targeting offices conducting restructurings and relocations from central Tokyo, IT companies, etc. (Note)
- Expected occupancy rate as of the end of the 18th period is 92.9%
- Although notices of cancellation were received during the 17th period, the occupancy rate at the end of the period was 100%, remaining unchanged from the end of the 16th period.
Tokyo Nissan Taito Building |- Leasing activities are under way for 1 space (approx. 236 tsubos) to be leased, targeting companies in the Taito and Sumida areas
- Expected occupancy rate at the end of the 18th period is 90.2%.
-With no tenant moves in the 17th period, the period end occupancy rate remained unchanged from the end of the 16th period at 95.0%.
TOKYU REIT Akasaka . . . -
Hinokicho Buildin - Currently conducting marketing for 1 vacant space (approx. 48 tsubos), targeting restaurants, clinics, etc.
9 - Expected occupancy rate as of the end of the 18th period is 95.0%
- The occupancy rate at the end of the 17th period decreased to 88.4% (from 100% at the end of the 16th period) due to notices of cancellation and move-outs occurring during the period.
TOKYU REIT Kamata Building |- Leasing activities are under way for 3 spaces (approx. 772 tsubos) to be leased, targeting manufacturing-related companies along the railway.
- Expected occupancy rate as of the end of the 18th period is 65.2%
-Occupancy rate at the end of the 17th period significantly decreased to 29.0% (from 88.3% at the end of the 16th period) due to large tenants moving out during the period.
TOKYU REIT Toranomon N . N - . . - N X C
) Buildin - Currently conducting marketing for 5 vacant spaces (approx. 1,461 tsubos), targeting offices conducting restructurings and relocations, or needing to integrate their offices, etc.
Office urding - Expected occupancy rate at the end of the 18th period is 52.4%.
TOKYU REIT Hatchobori - Although a notice of cancellation was received during the 17th period, the period end occupancy rate remained unchanged from the end of the 16th period at 100% thanks to a new contract concluded for 1 space.
Building - Expected occupancy rate at the end of the 18th period is 100%.
- A new contract was concluded for 1 space during the 17th period, but the period end occupancy rate decreased significantly to 42.8% (from 100% at the end of the 16th period) due to large tenants moving out.
Kojimachi Square - Negotiation is under way with a single, selected company for 2 spaces (approx. 437 tsubos) for lease.
-Expected occupancy rate at the end of the 18th period is 73.3%.
- Multiple notices of cancellation were received during the 17th period, but the period end occupancy remained unchanged from the end of the 16th period at 100%.
- - -New contracts were concluded for 1 space during the 17th period and for another 1 space during the 18th period, respectively. Leasing activities are underway for 1 space (approx. 225 tsubos) for lease, targeting such companies
TOKYU REIT Shinjuku Building . . N !
as those involved in marketing or services.
- Expected occupancy rate at the end of the 18th period is 88.0%.
- Although a notice of cancellation was received from a large tenant during the 17th period, the period end occupancy rate remained unchanged from the end of the 16th period at 100%.
Kiba Eitai Buildin - Leasing activities are under way for 4 spaces (approx. 720 tsubos) for lease, targeting demand for back office use and relocation for restructuring, etc.
9 - Expected occupancy rate at the end of the 18th period is 58.8%.
- Furthermore, the property name will be changed to TOKYU REIT Kiba Building on August 1, 2012.
Office Portfolio The occupancy rate of office properties: 87.1% at the end of 17th period 86.2% expected at the end of the 18th period 86.2% expected at the end of the 19th period
Entire portfolio -18 out of 26 properties had full occupancy at the end of the 17th period. Full occupancy is expected at 14 out of 26 properties at the end of the 18th period and at the end of the 19th period.
P - The occupancy rate of properties was 94.0% at the end of the 17th period. The expected occupancy rate is 93.3% at the end of the 18th period and 93.3% at the end of the 19th period.

* 17th Period: August 1, 2011 — January 31, 2012; 18th Period: February 1, 2012 — July 31, 2012; 19th Period: August 1, 2012 — January 31, 2013

* Expected occupancy rates at the end of the 18th and 19th periods only reflect tenants with whom contracts have been contracted and tenants from whom we have received cancellation notices as
of February 29, 2012.

(Note) Areas indicated for Setagaya Business Square are the figures for the 55% co-ownership interest.
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Status of Leasing Activities (ii):
TOKYU REIT Toranomon Building and Kojimachi Square = TOKYU REIT

* Focused on leasing activities as top priority for the two properties from which large tenants moved out at the end of the 16th period |
m TOKYU REIT Toranomon Building <Renewal in line with leasing>

- Contracts already concluded for 8th and 9th floors (a branch of a life insurance company is Rspewal C&t}he entrarlsle'(drawing)
scheduled to move in) = . :

- Leasing activities being continued for the remaining 4th - 7th floors, though several companies
made private views and inquiries

+ Conducted renewal work to enhance competitiveness and asset value (see photos to the right)
- Renewal work of the entrance hall under way (scheduled for completion in May 2012)
+ Conducted direct marketing by listing companies as candidate tenants

| Yet-to-be-contracted spaces (as of end of Feb. 2012): 5 spaces (approx. 1,461 tsubos) |

End of November 2011 End of February 2012 -
OF Vacant 9F Already contracted ]
8F Vacant 8F Already contracted <Changes in occupancy rate>
7F Vacant 7F Vacant 100% | 99.00¢
T 0%
6F Vacant 6F Vacant e T 7 e Ee e
3%
5F Vacant 5F Vacant 52.4%
60% F-————— - = - - - - - - - — = ,77777777777777777777,,,,,,,,,,,,,'770 ,,,,,,,
4F Vacant 4F Vacant R
3F Occupied 3F Occupied e e H Lo
2F Occupied 2F Occupied 209 b 00% Tttt ]
1F Occupied Occupied Occupied 1F Occupied Occupied Occupied JAYEFEUIY
0%
1 1 Jul. 2011 Aug. 2011 Sep.2011 Oct.2011 Nov.2011 Dec.2011 Jan.2012 Feb.2012 Mar.2012 Apr.2012 May2012 Jun.2012 Jul. 2012
] KOJ imachi Sq uare End of 16th End of 171 End of 18th
erlo
- With the 3rd floor already occupied and the 5th floor contracted, negotiation is under way for per P perio
the 1st and 2nd floor with a single, selected candidate tenant h .
- Improved service offerings by having building managers permanently stationed <C anges in occupancy rate>
- Conducted private views attracting 200 people (October 19, 2011) 100% 100% |
| Yet-to-be-contracted spaces (as of end of Feb. 2012): 2 spaces (approx. 437 tsubos) | 80% | ——--— (3 ,,,,,,, 888% [ 73_3%_,_,
End of December 2011 End of February 2012 oo b 583
O pied 7F Occupied | """""""""
6 O pied 6F Occupied 40% |
0
5F Vacant 5F Already contracted B 428%
/ O pied 4F Occupied
Alreaad O aCled 3F Occupied OO.1u|. 2011 Aug.2011 Sep.2011 Oct. 2011 Nov.2011 Dec.2011 Jan.2012 Feb.2012 Mar. 2012 Apr.2012 May2012 Jun.2012 Jul, 2012
2F Vacant 2F| Under negotiation End of L6th End of L7th End of 16tn
1F Vacant 1F| Under negotiation 28
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Status of Existing Tenants (i):

Gap in Rents (Existing Contract Rent vs. New Market Rent) TOKYU REIT

Gap in rents

16th Period End

*Gap in rents stands at 18%. Downward pressure on rent still persists. |

17th Period End

Asset Class (26 Properties) | (26 Properties)
Retail -4.2% -4.1%
Urban -6.4% -6.2%
Suburban -0.1% -0.2%
Office -29.4% -28.2%
Total -19.4% -18.0%

*

end of period) / Monthly rent at end of period
* New market rent of retail properties is calculated by Tokyu REIM based on various
reports and other materials.
* New market rent of office properties is the mean value of rents appraised by CBRE
for individual properties.
* Vacant spaces are not included
* Monthly rent includes common service charges (except revenue from parking,
warehousing, or billboards).
* The figures for the 16th period are partially changed from the previously announced
figures because of a partial change in the calculation method.

Percentage of Tenants Facing Rent Renegotiation

Gap in rents = (New market monthly rent at beginning of next period — Monthly rent at

*|t is often the case that, upon renewing rents, existing rent}

not fall to the level of new market rents but stay at around the
mean value as a rule of thumb.

Because of this, rents do not show a decrease equivalent to the
gap upon every renewal, and there will remain the gap of rents
even after renewals.

(Example)
Existing contracted rent: 20,000 yen/tsubo

= Rent after rent renewal: 17,500 yen/tsubo
New market rent: 15,000 yen/tsubo Rate of decrease: 12.5%

win rents: -25.0% | | Gap in rents: -14.3%|/

*All contracts are covered, including fixed term lease contracts ’
and long-term contracts

*On an entire portfolio basis, existing contracted rent will

18th 19th 20th 21st 22nd 23rd not immediately decrease to the level of new market rent.
Asset Class . . . . . :
Period Period Period Period Period Period
. * The percentage of tenants scheduled for rent renewal is around 16%
RGN 20.5%|  20.8% 8.5% 6.6%| 129%) 27.0% for each period under weighted average.
Urban 20.3% 8.9% 13.2% 7.4% 7.204 39.0% * The period of rent renewals for the entire tenants of TOKYU REIT is
3.12 years.
Suburban 21.1% 42.5% 0.0% 5.2% 23.4% 5.2% /
Office 24.9% 15.5% 21.1% 19.3% 19.9% 18.0%
Total 23.1% 17.7% 15.8% 13.9% 17.0% 21.8%

* Percentage calculated by dividing rent for tenants facing rent renegotiation by total rent by asset class
* Rent includes common service charge (except revenue from parking, warehousing, or billboards).
* As of the end of the 17th Period

Prepared on March 15, 2012
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Status of Existing Tenants (ii):
Extension of Contract Periods

TOKYU REIT

*Stability of the portfolio was improved through extending contract periods with multiple large tenants

Tenant’s
percentage of

property

Date of Remaining period under

contract

Contract party

start of new contract)

previous contract (as of the

Remaining period under
new contract (as of the
start of new contract)

Contract type Rent level

Large tenant of Tokyu

. Downward revision
Fixed-term lease

) T 94.5% Sep. 2011 1 year and 11 months 5 years (However, at around the mean value of
Ginza 2-chome Building contract .
previous rent and new market rent)
Large tenant of Tokyu Reqular lease Downward revision
Sakuragaoka-cho 81.9% Dec. 2011 None 10 years gontract (However, at around the mean value of
Building previous rent and new market rent)
Large tenant of TOKYU Fixed-term lease Upward revision
REIT Shibuya Udagawa- 96.4% Jan. 2012 1 year and 6 months 13 years and 6 months

cho Square

contract (Equivalent to new market rent)

* New market rent of office properties is the mean value of rents appraised by CBRE for individual properties.

* New market rent of retail properties is an estimate by Tokyu REIM taking into account various reports and other materials.

TOKYU REIT Shibuya
Udagawa-cho Square

Tkyu Sakuragaoka-
cho Building

Tokyu Ginza 2-chome
Building

As of the end of July 2011 (26 properties)

Percentage of tenants with long-term
contracts (on a leasable floor space basis)
As of February 1, 2012 (26 properties)

D»UD

Tenants with long-term contracts Tenants with long-term contracts
51.3% 52.7%

* Definition of long-term contract: contracts with remaining contract period of 5 years or longer counting from February

1, 2012, regardless of fix-term lease contract or not (excludes contracts with rents of 500,000 yen or less per month,
such as for antennas, and contracts that have not yet started the contract periods as of February 1, 2012).

*Comments by Tokyu REIM 30
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Countermeasures for Power Issues TOKYU REIT

TOKYU REIT plans and implements a variety of countermeasures for power issues l
Adoption of Power-Saving Equipment Diversification of Electricity Companies (Power Sources)
Measures to reduce power consumption Responses in consideration of future rise in the unit cost of power rate

» Immediately after the earthquake, started investigation of changing electricity

LED lamps (3.050 lamps in common areas of 15 properties) companies for diversifying power sources (risk management)

* Replaced lighting with LED lamps in the common areas of all properties where * Plans to shift from Tokyo Electric Power to specified-scale electricity companies
possible (new power sources) during the 18th period in order to reduce power rate
- Power reduction of 65.2% on average is possible per lamp payments
<Comparison of rating life of lamps > » Assumed results of cost reduction (in contrast to using Tokyo Electric Power)
e snsennnannannnne, PP ITI LI IIIT: peEsesnsennnennnay First year 7.4 million yen
: Fluorescent : & i Ilncandescent: S ”
FR H i : i H econd year and after 4.1 million yen
LED : light bulb ;>; Halogen lamp 3 P lamp i y y
40,000 hours . : : 2,000 hours = . : Electricity compan
- 6,000 hours : - . - 1,000 hours H Of the 26 properties TOKY y pany
Fesssssssseennnnnnl FesssEEEEEEEEEEEEERS Fessssssssssnnnnnl REITOWnS’thOSethathaVe .
———y 3 direct contracts with Tokyo Electric | New power
e . electricity companies Power source
~ Before Number of properties 20 properties 16 properties™ | 4 properties
me change | percentage of power use 100% 89% 11%
o _\\;_ After Number of properties 20 properties 7 properties | 13 properties
2 U« change | percentage of power use 100% 67% 33%
High-performance lighting reflection boards *Annual power consumption results: 38 million kWh (February 2011 — January 2012)

(2,941 boards in exclusive areas of 4 properties)

» Adopted high-performance lighting reflection boards (ecological mirrors) in the 17th
period, which allows the illumination to be intensified about 1.6 times without
replacing existing fluorescent lamps

Specified-scale electricity companies (new power sources)

« Operators that provide power to users with contract electricity demand of 50kWh or
more through power lines owned by general electricity companies

High frequency fluorescent lamps Tokyo Electric Power announcing increase of power rate unit prices
(1,557 lamps in exclusive areas of a property) * Application date (planned): April 1, 2012

- Adopted fluorescent lamps that reduce power consumption by around 44% than * Amount of increase (planned): 2.61 yen/kwh (high voltage) and 2.58 yen/kwh (extra
existing fluorescent lamps while allowing similar degree of lighting efficiency high voltage)

*This page represents the views of Tokyu REIM 31
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Unrealized Gains/Losses and Capital Gains/Losses

Unrealized Gains/Losses Capital Gains/Losses (Realized Gains/Losses)

Unrealized Unrealized

Gains/Losses Gains/Losses (¥ billion)
(¥ billion) over Book Value
80 ~ W Unrealized Gains/Losses (¥ billion) === Unrealized Gains/Losses over Book Value (%) - 40% 80 r
36.2%
70 39 75 /\33 3% 1 35% 70 ¢ Breakdown
.1 '
Sale of Resona Maruha
Building
60 4 30% 60 ¥18.3 bn (13th Period)
Sale of Yokohama
Yamashita-cho Building
50 - 23.6% 1 25% 50 Breakdown (Barneys New York
Yokohama Store)
20.1% Sale of Ryoshin ¥1.6 bn (6th Period)
: Harajuku Building
40 r 18.5% 4 20% 40 - ¥-7.2bn
(13th Period)
30 | 115% 30
11.0%
9.2%
20 I 110% 20 - .
Capital Losses
6.3% ¥-7.2bn
4.9% Capital Gains
10 | 1.2% 2.6% 1.7% 7 Ok 10 - Capital Gains
- ' 7 0.8%
0.9% 0.4% 0.2% (Net Cumulative ¥19.9 bn
-0.95 27 343 727 183 289827 40815 53822 64488 6 I 5 4085 1 11 1 49073 0.31 Total) ¥12.7 bn
0 9. R 0% 0
Eq:‘ui Eg:dcf Eg?dui Er[;?hof Eg:hui Erg?hm Eg:hui Eg:hui Er;:hof Elnod[ r?' Elnf[ r?' EF; :f EE;‘J‘ :f E1r14d[ r?' Elnsd[ r?' Eln; huv E1n7dm0'
LSRG TS0A  UGSNS TIM0S 1eUS06 TSUAOS USUSO0T TMMSGDT  UsUBOE TGUSNR USUAGS ToUAN0S LGLSGI0 70 UesOwl  7husen  Uevzon
(Note) (Note)
10 - % 210 -
* Unrealized Gains/Losses over Book Value = Unrealized Gains/Losses / Book Value of Assets * Net cumulative total as of the end of the 17th period
(Note) Capital gain distribution period 32
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Analysis of Unrealized Gains / Losses

TOKYU REIT

Unrealized Gains / Losses Due to Timing of Property Acquisition

Breakdown of Unrealized Gains / Losses

(¥ million) .
i - . . ¥ 18,003 million
_ULrggsellsz%cti gr?éngf/ — Lending Attitude DI — Lending Attitude DI Unrealized Gains / L e
(DN 17th Period (All Sectors) (Real Estate Sector) Losses (¥ million)
15,000 -
40 20,000
10,000 -------- T
14 ¥ 310 million
14,620 5,000 r properties
30 - 4 15,000 Net amount
0
5000 - -
20 I~ m 101000 _10,000 77777777777777 12 .
properties
~15000 [~ A -
5,000 ~20,000 ¥ -17,692 million
Unrealized Gains / Losses by Seller
0
Sponsor (Note) Third Party
(¥ million) P
¥ 14,505 million
-5,000 15,000
13,000
11,000
9,000
-1 !
0,000 7,000
5,000
3,000
-15,000 1,000
-1,000
-3,000
-40 20,000 2000
N -7,000
S o N o o ® oS! o S® o 2P oS¥ oS> -9,000
\N&" IO O SN N O SN N N o Oec" -11,000
* Figures for properties for which additional acquisition was conducted (cocoti and TOKYU REIT Toranomon ~13,000
“15000 "oy 42 A o

Building) are calculated in accordance with the respective percentage of acquisition price.
Source :BOJ (Tankan Survey)

(Note) Includes properties acquired from Tokyu Land Corporation and its subsidiaries

¥ -13,414 million
33
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Change in Appraisal Value
(End of 17th Period — End of 16th Period)

TOKYU REIT

(¥ million)
Appraisal Value at End of Tmpact from NCF NCF Cap Rate Appraiser
Name of Property Period (JPY mm) :;Z:?Z;se/ erEsse l’:ﬁ:ﬁ;g?:] change in (Direct capitalization method) (Direct cap rate) (llzlote)
Decrease % NCF Cap
17th Period | 16th Period | (JPYmm) het= Rate 17th Period | 16th Period 17th Period | 16th Period

QFRONT 20,100 19,900 200 1.01% 2.69% 0.00% 803 782 21 3.90% 3.90% 0.00% a
Lexington Aoyama 3,910 4,190 -280 -6.68% -6.42% 0.00% 175 187 -12 4.40% 4.40% 0.00% a
TOKYU REIT Omotesando Square 6,460 6,540 -80 -1.22% -1.34% 0.00% 295 299 -4 4.50% 4.50% 0.00% a
TOKYU REIT Shibuya Udagawa-cho Square 8,430 7,020 1,410 20.09% 43.37% 0.00% 443 309 134 4.50% 4.50% 0.00% b
cocoti 16,500 16,600 -100 -0.60% 0.55% 0.00% 731 727 4 4.30% 4.30% 0.00% c
CONZE Ebisu 4,070 4,070 0 0.00% 0.56% 0.00% 178 177 1 4.30% 4.30% 0.00% c
Daikanyama Forum 3,020 3,100 -80 -2.58% -2.90% 0.00% 134 138 -4 4.40% 4.40% 0.00% b

Retail Properties (Urban) Total 62,490 61,420 1,070 1.74% 5.38% -3.58% 2,760 2,619 140 4.42% 4.26% 0.15%
Tokyu Saginuma Building 8,170 8,160 10 0.12% 0.21% 0.00% 468 467 1 5.70% 5.70% 0.00% a
Tokyu Saginuma 2 Building 1,340 1,350 -10 -0.74% 0.00% 0.00% 92 92 0 6.80% 6.80% 0.00% a
Beacon Hill Plaza (Ito-Yokado Noukendai Store) 8,130 8,120 10 0.12% 0.21% 0.00% 475 474 1 5.50% 5.50% 0.00% b
Shonan Mall Fill (sokochi) 5,400 5,400 0 0.00% 0.00% 0.00% 302 302 0 5.50% 5.50% 0.00% d

Retail Properties (Suburban) Total 23,040 23,030 10 0.04% 0.07% -0.03% 1,337 1,336 2 5.80% 5.80% 0.00%

Retail Properties Total 85,530 84,450 1,080 1.28% 3.59% -2.28% 4,097 3,955 142 4.79% 4.68% 0.11%
Setagaya Business Square 20,500 20,300 200 0.99% -0.96% 1.96% 1,027 1,037 -10 5.00% 5.10% -0.10% a
Tokyu Nampeidai-cho Building 5,560 5,550 10 0.18% 0.00% 0.00% 274 274 0 4.90% 4.90% 0.00% a
Tokyu Sakuragaoka-cho Building 7,020 8,110 -1,090 -13.44% -18.70% 6.38% 313 385 =72 4.40% 4.70% -0.30% a
Tokyo Nissan Taito Building 5,160 5,010 150 2.99% 3.10% 0.00% 266 258 8 5.10% 5.10% 0.00% a
TOKYU REIT Akasaka Hinokicho Building 4,060 4,030 30 0.74% -1.60% 2.17% 185 188 -3 4.50% 4.60% -0.10% a
TOKYU REIT Kamata Building 5,520 5,990 -470 -7.85% -9.35% 1.89% 291 321 -30 5.20% 5.30% -0.10% a
TOKYU REIT Toranomon Building 9,020 9,350 -330 -3.53% -5.52% 2.08% 428 453 -25 4.70% 4.80% -0.10% a
TOKYU REIT Hatchobori Building 5,240 5,320 -80 -1.50% 0.00% 0.00% 251 251 0 4.70% 4.70% 0.00% c
Akasaka 4'°E|‘;:§ g#iiliig%iﬁ-g?nkg Agency Inc. 6,790 6,790 0 0.00% 0.00% 0.00% 316 316 0 4.40% 4.40% 0.00% b
Tokyu Ikejiri-ohashi Building 4,480 4,470 10 0.22% 0.43% 0.00% 235 234 1 5.20% 5.20% 0.00% c
Kojimachi Square 7,890 7,940 -50 -0.63% -1.11% 0.00% 357 361 -4 4.50% 4.50% 0.00% a
TOKYU REIT Shinjuku Building 9,610 9,690 -80 -0.83% -3.56% 2.22% 433 449 -16 4.40% 4.50% -0.10% c
Akihabara Sanwa Toyo Building 4,970 4,940 30 0.61% 0.40% 0.00% 253 252 1 4.80% 4.80% 0.00% b
Kiba Eitai Building 4,020 4,440 -420 -9.46% -12.50% 0.00% 217 248 -31 5.20% 5.20% 0.00% b
Tokyu Ginza 2-chome Building 4,990 5,060 -70 -1.38% -0.86% 0.00% 231 233 -2 4.60% 4.60% 0.00% a

Office Properties Total 104,830 106,990 -2,160 -2.02% -3.40% 1.41% 5,079 5,258 -179 4.84% 491% -0.07%

Total 190,360 191,440 -1,080 -0.56% -0.41% -0.15% 9,175 9,213 -38 4.82% 4.81% 0.01%

(Note) a. Japan Real Estate Institute, b. Japan Valuers Co., Ltd., c. Daiwa Real Estate Appraisal Corporation, d. Jones Lang LaSalle IP, Inc.

* Appraisal Value at End of Period is determined by using several methodologies including the direct capitalization approach and DCF approach. Therefore, the Appraisal Value may differ from the above NFC figures divided by the
NCF Cap Rate. Therefore, the total change in NCF and change in NCF Cap Rate may not add up to Increase/Decrease (%).
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TOKYU REIT

2. Topics of 17th Period
(4) Debt Finance

35



Maturity Ladder

(Interest-Bearing Debt Balance by Repayment Date)

TOKYU REIT

*Result of Strategic Debt Management: Diversify repayment dates and strive to prolong interest-bearing debt l
(¥ billion)
[ 20 i
s | As of End of Jul. 2011 (End of 16th Period) Il Long-Term Debt [l Investment Corporation Bonds
16
14 * ¥7.8 billion in long—term debt due by end of
12 Jul. 2012 (18th Period) (8.8%)
Ic-iJnr:rim{ment Bank of Tokyo- Mitsubishi UFJ ¥2.0bn Due 5/25/2012
lines (annual)
Development Bank of Japan ¥4.0 bn Due 6/25/2012
Chuo Mitsui Trust and Banking ¥0.4bn ‘- Due 6/29/2012

17th 18th 19th 20th 21st 22nd 23rd 24th 25th 26th 27th 28th 29th 30th
Period Period Period Period Period Period Period Period Period Period Period Period Period Period
(¥ billion) l
20
[ 18 | Il Long-Term Debt [l Investment Corporation Bonds
As of End of Jan. 2012 (End of 17th Period)
16
14
12
Limit of 10
commitment

lines (annual)

o N A~ o

\

Remaining years to maturity 1 2 3 4 5 6 7

18th 19th 20th 21st 22nd 23rd 24th 25th 26th 27th 28th 29th 30th 31st
Period Period Period Period Period Period Period Period Period Period Period Period Period Period

* Interest-Bearing Debt in this presentation does not include security deposits provided by tenants.

Mitsubishi UFJ Trust and Banking ¥0.4 bn Due 6/29/2012

Norinchukin Bank ¥1.0bn Due 7/25/2012

Total : ¥89.0bn (¥-1bn)
Avg. Remaining Yrs. 3.06 yrs (+0.10 yrs)
LT Ratio 100% (%0 pts.)

Number of Ladders : 14 (+2 ladders)
Avg. Ladder Amount : ¥6.35bn (¥-1.15 bn)

* Figures in the parentheses indicate changes
from the end of the 16th Period.
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Changes in Base Interest Rates
(fixed-interest excluding some debts) TOKYU REIT

* Results of strategic debt management

- Spreads have risen since the credit crunch in 2008, although base interest rates have fallen due to the shrinkage in spread and the decline in the market interest rate. -

(Unit: %)

Borrow ing Date

Category | Duration

15yr

2.0yr 1.55500

25yr 1.48125 |1.47500 1.32750 1.17125

3.0yr 1.81875 1.54250 |1.52875 1.46875

3.2yr 1.39000 (Note)

3.5yr 1.81062 1.63062

4.0yr 1.62625 1.80375 1.72500 1.67500 |1.66375 |1.31250 1.03500

Long

1.78812
- term a5yr

5.0yr 1.79000 1.46250

55yr 2.10187 1.36875

6.0yr 1.63250 [1.47625 [1.45375

6.5yr 1.49563 [ 1.41375

7.0yr |[1.92000 2.21100 1.48875

7.5yr

8.0yr 1.76625

(Note) Floating rates are based on JBA TIBOR and not the base interest rate as of the date this presentation was prepared (interest rates in the table are the interest rates as of the borrowing date).
*Comments by Tokyu REIM 37
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TOKYU REIT

3. Fund Management

(1) Performance
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TOKYU REIT

Changes in Profit (EPS)

LTV transition * Reversal due to appraisal indicating * We sold ipropertiﬁs and expﬁ_rll_:j/gd our cash position.

%) appreciation of property value S aresult, average Increased.

60 56.4 —— Average LTV == LTV/Total Assets V

o 479 as 479 232 513 497 495 493
51 445 446 : 435 435 433 433 7434

40 425 370 555 355 354 % 125 431

39.8 38.6
30 34.3 34.0 33.9 31.7 35.3

30.9 30.6

* Average LTV = (Average Balance of Interest-Bearing Debt + Average Balance of Securities Deposit without Reserved Cash) / Weighted Average of Appraisal Value at End of Previous Period and Appraisal Value at Acquisition

* LTV / Total Assets = Period End Interest-Bearing Debt / Period End Total Assets

- : * Contribution from sale of Resona Maruha
Distribution * Contribution from sale of Yokohama Yamashita-cho BIoII ualmd Rvoshin Haraiuku Bld u Average Duration of Interest-
® Building (Barneys New York Yokohama Store) & ! 9 DBeaying ?(ebt
t
79,446 (Duration) (Years)
80,000 1 4.0
3.68
//\.4 B Distribution [ Duration 3.50
35,000 - . 3.42 135
3.27 3.20 3.26 3.15
3.02 3.07 506 )95 3.06 L
30,000 | hgs 2 292 o 2.79 : 130
25,000 r 125
22,16
20,000 1 2.0
16,56 16,28
15,000 4 1.5
11,00
10,000 1 1.0
5,000 I 05
0 " o o o SO 0.0

1st period 2ndperiod 3rdperiod 4th period 5th period 6th period 7th period 8th period 9th period

10th period 11th period 12th period 13th period 14th period 15th period 16th period 17th period 18th period

(Estimate)

* Official distribution in the 1st Period was ¥9,488 based on the actual operating period of 144 days, but the recalculated distribution of ¥12,123 based on 184 operating days is used in
the above graph for the sake of comparison with figures from the 2nd Period and thereafter.
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ROE (Capital Yield) and Adjusted ROE

(Capital Yield after Deduction of Capital Gains/Losses)

TOKYU REIT

ROE (Capital Yield) Adjusted ROE (Capital Yield After Deduction of Capital Gains/Losses)

Yield (%) —— ROE = Distribution per Unit / Capital per Unit

28.0

9.0

AL * Dec. 2009: Sell Ryoshin Harajuku Bldg.
L Jan. 2010: Sell Resona Maruha Bldg.

8.0

7.0

6.0

5.0

4.0 | * April 2006

Sell Yokohama Yamashita-cho Building (Barneys New
York Yokohama Store)

(After Deduction of

Yield (%) Adjusted ROE = Distribution per Unit (After Deduction of Capital Gains/Losses) / Capital per Unit (After Deduction
of Capital Gains/Losses)
10.0
* Capital Gains are calculated as repayment of capital
(S0 NN ol TS ———
g0 r--———""-—-""-"-""-"-"-\ [N P
7.0
6.0
5.0 —
.
) |
40 r
30 - Total Capital per
Unit (After
. . - Total Capital per Unit (After Deduction - Distribution per Unit (After Deduction of Deduction of
Total Capital per Unit of Capital Gains/Losses) Capital Gains/Losses) Gair?sa;ﬁgglses)

90,000

80,000

70,000

60,000

50,000

40,000

30,000

20,000

10,000

0

go L “MhTMEESSS OO
) ) I capital per unit [l Distribution per Unit
Capital per Unit Distribution per Unit
(%) ®
600,000 - * Public .
Offering
580,000 | i
560,000 -
540,000 - 4
520,000 ~ )
500,000 ~
480,000 -
b
]
460,000 .
1st 3rd 5th Tth 9th 11th 13th 15th 17th  18th
Period Period Period Period Period Period Period Period Period Period
(Estimate)

Prepared on March 15, 2012

Adjusted Capital Yield _—

Capital
Gains/Losses)

600,000

580,000

560,000

540,000

520,000

500,000

480,000

460,000

* Deducted capital gain from
Yokohama Yamashita-cho Building
Barneys New York Yokohama Store

1st 3rd 5th 7th 9th 11th
Period Period Period Period Period Period

Distribution Amount After Deduction of Capital Gains/Losses

(Adjusted ROE)

* Deducted capital gains/losses
from Resona Maruha Bldg. and

Ryoshin Harajuku Bldg.

13th 15th
Period Period

Total Capital — Accumulated Distribution of Capital Gains/Losses

17th  18th
Period Period
(Estimate)

90,000

80,000

70,000

60,000

50,000

40,000

30,000

20,000

10,000

0
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Performance Against Public Offering Price

TOKYU REIT

A/
* Yields greater than offering prices in the IPO and 2nd PO, including dividends l
IPO (Initial Public Offering) (Issued Sep. 10, 2003 : : .
( 9) ( 2, 40, 00 Investment unit price at Jan. 31, 2012: ¥381,000
1,800,000 ___ InvestmentUnit —___ InvestmentUnitPricewith ' Offering Price at IPO
600000 Price (Closing Price) Acciglﬂglﬁ;glég)ends (9/10/2003)
* 58% of the IPO offering price was distributed in
1,400,000 around 8 and half years.
1,200,000 i
1,000,000 | 44% of the 2nd PO offering price was distributed in
400,000 P M around 7 and half years.
! e Sk’ Y ! ! \‘W»
Offering Price
600,000 ~ - ¥530,000
. . | Accumulated . . . . B
400,000 | Offering Price at IPO: ¥530,000 Dividends * 34% of the 3rd PO offering price was distributed in
‘ around 6 and half years.
200,000 L
. —\/
» » » » o o QA QA & & S S Q Q N> N S i i i
Qo & NS N N SRS N N N » » Y If the offering price is 100,
R G G G Gl Gl Ul G Ul G I I CIIR U CHIR IR IR 4 then accumulated
NN SN IR ST VA AT AR NI R NI dividends would equal 58
Second Public Offering (Issued Aug. 3, 2004) Third Public Offering (Issued Aug. 1, 2005)
(¥) (yen)
1,800,000 I . Investment Unit Price with : N 1,800,000 1 Investment Unit Price with N N
Leoogoo || PG T emmege TS Looooo0 | PG Ay — Ao’ | — CTRRger
1,400,000 1,400,000 [
1,200,000 1,200,000 [
1,000,000 A 1,000,000 x A
ffering Price
800,000 Offering Price 800,000 N | ¥761,950
|| ¥652,484
600,000 T 1 600,000 N -
F P PO: ¥761,
00000 Offering Price at 2nd PO: ¥652,484 Achluvrggl‘a;:d 400,000 Offering Price at 3rd|PO: ¥761,95 Accumulate
400, v ) Dividends
|~ [Br3r2004] ¥ 285,940 B/1/ 200 ¥250,007
200,000 200,000 -
0 0
> 3 3 » » () () QA QA ) ) ) ) Q Q N N o If the offering price is 100, S > O () o A D > ) ) Q Q N N '\(}’ i icei
FTTFTIFTTFTIFTST TS T & then accumulated S S E S S S ien accumolbied dvidends
KRR RN RS R IR IR NN SV dividends would equal 44 OEROMRNEROERNERNERNERNERNER IR NEIROER N EIROEIRNIR N E d 134
N A A A X A Y o o oY X o oY oY o oY oY \\"’? Q‘\'\r ’b\\/ (b\\/ ’b\'\/ Q‘\'\r ’b\\/ (b\\/ ,b\'\r Q\\/ ’b\\/ o)\'\/ ,b\'\r Q\\/ rb\'\/ o‘,\\' ,.b\'\/ Q\\/ NE would equal
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Difference Between Dividend Yields of TOKYU REIT
and Equity Stocks TOKYU REIT

o) Difference Between Dividend Yields with TEPCO 7‘0°) Difference Between Dividend Yields with OEPC
7.0 .
| == Difference of Dividend Yields (TOKYU REIT 8957 — Tokyo Electric - — {f -~~~ .
Power Company (TEPCO) 9501) ) 6.0
6.0 it :
5.0
50 3.57% o
4.0 4.0
7777777777 134% L
7 3.0
3.0 1 +
W e
2.0 y T Y 1 n' hid
2.0 { A\
Nl W L N Wl w seen |/
" Sl ALY L0 . o : . .
’ v ! — Difference of Dividend Yields (TOKYU REIT 8957 — Okinawa Electric
,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, Power Company (OEPC) 9511)
00 L L L L L L L L
0.0 9/10/2003 9/10/2004 9/10/2005 9/10/2006 9/10/2007 9/10/2008 9/10/2009 9/10/2010 9/10/2011  1/31/2012
9/10/2003 9/10/2004 9/10/2005 9/10/2006 9/10/2007 9/10/2008 9/10/2009 9/10/2010 9/10/2011 1/31/2012
(%) = — = = = = —
(%) Difference Between Dividend Yields with Tokyo Gas 7.0 Difference Between Dividend Yields with Listed Index Fund Japan High Dividend
70 (TSE Dividend Focus 100)
6.0 [
Y i ; _ — Difference of Dividend Yields
go | Difference of Dividend Yields (TOKYU REIT 8957 — Tokyo Gas 9531) 50 | (TOKYU REIT 8957  Listed Index Fund Japan High Dividend (TSE Dividend Focus 100) 1698)
40 [
1
[ 5142010 1
20 [ 1
4.0 |
1.0
1
3.0 0.0 : : : : : : - :
9/10/2003 9/10/2004 9/10/2005 9/10/2006 9/10/2007 971072008 9/10/2009 9/10/2010 9/10/2011 12/30/2011
(%)5.0
2.0
40
1.0
7777777777777777777777777777777777777777777777777777777777 30
0.0 ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘
9/10/2003 9/10/2004 9/10/2005 9/10/2006 9/10/2007 9/10/2008 9/10/2009 9/10/2010 9/10/2011 1/31/2012 20
* The yields in the difference between dividend yields with TEPCO, OEPC and Tokyo Gas 10
have been calculated by using dividend forecasts. ’
The yields in the difference between dividend yields with the Listed Index Fund Japan High
Dividend (TSE Dividend Focus 100) have been calculated from actual dividends. 00 ‘ ‘ : ‘ ‘ ‘ ‘ ‘ :
5/14/2010 7/14/2010 9/14/2010  11/14/2010 1/14/2011  3/14/2011 5/14/2011 7/14/2011 9/14/2011  11/14/2011 12/30/2011 42
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Comparison of Inflation Hedge Instruments and Unit Price
(Comparison of TOKYU REIT (8957) and Precious Metals) TOKYU REIT

*REITs are inflation hedge instruments generating dividend income. l
9/10/2003 = 100%
350% °
* Gold price increased due to buying
being focused on gold, the risk-free
asset
300% r
* REITs recognized as an inflation hedge together
with precious metals, as inflation concerns
increased
250% F---------m e N V- e S
200%
150% R A e —_—_—— -
{
, | A
100% e NIRRT b WY, . SR * While REIT and platinum prices dropped, [ ----- N L ML FC Wy
i gold prices remained flat. \
TOK.YU RI.EIT —— Platinum Price Index Gold Price Index
Closing Price Index
50%
9/10/2003 9/10/2004 9/10/2005 9/10/2006 9/10/2007 9/10/2008 9/10/2009 9/10/2010 9/10/2011 1/31/2012
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Changes in Asset Value (Adjusted NAV)

TOKYU REIT

Adjusted NAV Multiple

16
- 1.37
1.4 123 151 121
12 -
10 — 0.83 092
0.8 - .
0.6 -
- Adjusted NAV Multiple = Average Price of Investment Unit (Closing) / Adjusted NAV per Unit Reflecting Unrealized Gains/Losses (End of Period)
904.709 975,158 * Adjusted NAV at 17th Unrealized
NAV (¥) 575 607 532%39671 Period End GainslLosses
1,000,000 326,012 : - 100
800,000 |- n . 583,012 580,532 | 80
511,403 56.34 ' 578,697 578,697
501,688 pI% 4,315 1,835
600,000 [ _9 715 ’ 60
400,000 40
200,000 20
0 0
1stperiod 2nd period 3rd period 4thperiod 5thperiod 6thperiod 7thperiod 8thperiod Sthperiod 10thperiod 11thperiod 12thperiod 13thperiod 14thperiod 15thperiod 16th period 17th period
1/31/2004 7/31/2004 1/31/2005 7/31/2005 1/31/2006 7/31/2006 1/31/2007 7/31/2007 1/31/2008 7/31/2008 1/31/2009 7/31/2009 1/31/2010 7/31/2010 1/31/2011 7/31/2011 1/31/2012
- - -20
EE NAV per Unit (ex. Retained Earnings) M= Adjusted NAV per Unit BEEl Unrealized Gains/Losses per Unit = Unrealized Gain/Losses Percentage
| Aven;age . ¥ 530,828 ¥ 690,705 ¥ 766,520 ¥ 958,306 ¥1,000,664 ¥ 603,570 ¥ 478,579 ¥ 490,426 ¥ 406,642
rbvneif Fra?ff;ré ¥ 643,097 ¥ 726,082 ¥ 902,435 ¥ 1,241,537 ¥ 835,903 ¥ 496,772 ¥ 470,862 ¥ 534,655
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Purchase of Investment Units of Real Estate Investment
Trusts (J-REITs) by the Bank of Japan (BOJ) TOKYU REIT

* The purchasing conducted by the BOJ is contributing to the recovery of trust in the J-REIT market l

1. Summary
(1) Eligible for Purchase - J-REITs with an AA rating or above and which do not have any credit problems, etc.
- J-REITs for whom dates when a trade is closed exceed 200 days per year and whose annual cumulative
trading value is 20 billion yen or more
(2) Method of Purchase: - A trust bank will act as the trustee and J-REITs will be purchased as a trust asset
- Depending on market conditions, the trustee will proceed with the purchase in accordance with standards
set forth by the BOJ

(3) Purchasing Price: - Volume weighted average price (VWAP) at a stock exchange
(4) Purchasing Period: - December 2010 ~ End of 2012 (amended as of August 4, 2011)
(5) Purchasing Limit, etc.: - Around 110 billion yen (amended as of August 4, 2011)

- Limited to less than 5% of outstanding units of a single REIT
(6) Exercising of Voting Rights: - The BOJ will set forth a policy and the trustee shall exercise the rights accordingly
(7) Selling: - The BOJ will set forth a policy and the trustee shall dispose them accordingly

2. Purchasing Results Up until Now (as of February 28, 2012)

Dec. 2010 ¥2.2 billion  (Note)
Jan. - Mar. 2011 ¥15.6 billion (Note)
Apr. - Jun. 2011 ¥1.9 billion  (Note)
Jul. - Sep. 2011 ¥34.8 billion (Note)
Oct. - Dec. 2011 ¥12.0 billion  (Note)
Jan. - Feb. 2012 ¥3.9 billion (Note)
Total ¥70.4 billion (Note)
Source: Prepared by Tokyu REIM based on information from the BOJ website (Note) Estimate
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Debt Structure (i)

TOKYU REIT

Rating (As of End of 17th Period)

* High credit ratings help to respond to changing monetary situations |

Issuer Rating: AA- (Rating Outlook: Stable)

Long-Term Corporate Credit Rating: A (Outlook: Stable)
Short-Term Corporate Credit Rating: A-1

Issuer Rating: A2 (Rating Outlook: Under review)

(On December 20, 2011, Moody's announced for possible downgrade )

Commitment Line (As of End of 17th Period)

Development Bank of Japan ¥10.0 bn ... Due 7/1/2012

Sumitomo Trust ¥1.6bn ...
¥1.0bn ...
Chuo Mitsui Trust ¥1.6 bn ..
¥1.0bn ...

Ratio of Long-Term Debt

Due 7/11/2012
Due 4/20/2012

. Due 7/11/2012
Due 4/20/2012

Mizuho Corporate

Mitsubishi UFJ Trust

¥1.6 bn ... Due 7/11/2012
Tokyo-Mitsubishi UFJ  ¥1.6 bn ... Due 7/11/2012
¥1.6 bn ... Due 7/11/2012

Total ¥20.0 bn

* Increasing long-term debt position in order to strengthen financial situation |

- Short-Term Debt - Investment Corporation Bonds

(¥ million)

100,000
90,000 90
80,000 80
70,000 70
60,000 60
— 78,200
50,000 50
40,000 40
30,000 g 30
20,000 2010‘000
-
10,000 10
— 800
0 0
1st 3rd 5th 7th 9th 17th  18th
Period Period Period Period Period Period Period
1/31/2004 7/31/2012
(Note) 80.7% if excluding long-term debt and investment corporation bonds maturing within a year (Est)

I Long-Term Debt

s Ratio of Long-Term Debt

(Note)

0.0% 58.3% 69.3% 54.3% 77.4% 77.4% 68.9% 68.9% 81.6% 73.2% 84.5% 92.8% 92.8% 100.0% 100.0% 100.0% 100.0% 99.1%%)0

Category

Long term

Bonds

(As of end of 17th Period)

L] Amount Interest Rate Maturity
(¥ million) (%) Due Date Period

Development Bank of Japan 4,000 2.03000 6/25/2004 6/25/2012 18th
Development Bank of Japan 5,000 1.95000 1/25/2006 1/25/2018 29th
Dai-ichi Life Mutual Life Insurance 4,000 221125 7/31/2006 7/31/2013 20th
Dai-ichi Life Mutual Life Insurance 1,000
National Mutual Insurance 1.92000 1/25/2007 1/25/2014 21st
Federation of Agricultural 3,000
Cooperatives
Daido Life Insurance Company 3,000 1.76625 3/10/2008 3/10/2016 26th
Mitsubishi UFJ Trust Bank 1,000 2.10187 6/25/2008 12/25/2013 21st
Development Bank of Japan 5,000 2.21100 6/25/2015 24th
The Norinchukin Bank 1,000 1.80375 71252008 712512012 18th
Mitsubishi UFJ Trust Bank 2,000 1.72500 11/18/2008 11/18/2012 19th
Bank of Tokyo-Mitsubishi UFJ 2,000 1.63062 11/25/2008 5/25/2012 18th
Development Bank of Japan 5,000 1.79000 2/25/2009 2/25/2014 22nd
Chuo Mitsui Trust Bank 2,500
MiSubish UF) TrostBank 2500 1.67500 6/25/2013 20th

lsubishi T Trust Ban . 6/25/2009
Chuo Mitsui Trust Bank 2,500

— 1.78812 12/25/2013 21st
Mitsubishi UFJ Trust Bank 2,500

1.16071
Bank of Tokyo-Mitsubishi UFJ 1,400 8/29/2012 19th
(Floating Rate)

Sumitomo Trust Bank 400 1.66375 6/29/2009 6/29/2013 20th

huo Mitsui Tr Bank 400
Chuio Mitsui Trust Ban 1.46875 6/29/2012 18th
Mitsubishi UFJ Trust Bank 400
Daido Life Insurance Company 1,000 1.17125 12/25/2012 19th
Mizuho Corporate Bank 1,000 131250 6/25/2010 6/25/2014 22nd
Mitsui Sumitomo Insurance 1,000
Sumitomo Trust Bank 1,000
Chuo Mitsui Trust Bank 1,000 1.46250 7/26/2010 7/26/2015 24th
Shinkin Central Bank 2,000
Sumitomo Trust Bank 5,000 1.63250 12/27/2010 12/27/2016 27th
Chuo Mitsui Trust Bank 2,000 1.47625 5/18/2011 5/18/2017 28th
Sumitomo Trust Bank 2,000 1.47625 5/25/2011 5/25/2017 28th
Mizuho Corporate Bank 2,000 1.45375 6/27/2011 6/27/2017 28th
Nippon Life Insurance 2,000 1.36875 1/31/2017 27th

7/29/2011

Nippon Life Insurance 2,000 1.49563 1/31/2018 29th
Bank of Tokyo-Mitsubishi UFJ 5,000 1.41375 9/26/2011 3/26/2018 30th
Mizuh Bank 1,7 1. 11/11/201! 25th

!zu 0 Corporate Banl ,700 03500 11112011 /11/2015 5t
Mizuho Corporate Bank 1,700 1.48875 11/11/2018 31st

#1 Investment Corporation Bond

1.65000

#2 Investment Corporation Bond

Total Interest-Bearing Debt

* Average Interest Rate: 1.72%
* Interest-Bearing Debt does not include Securities Deposits provided by tenants.

1.89000

10/24/2007

10/24/2012

19th

10/24/2014

23rd

Note

Unsecured
Unguaranteed

Unsecured
Unguaranteed
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Debt Structure (ii) TOKYU REIT

@
Average Duration of Interest-Bearing Debt and Average Interest Distribution and Long-Term Debt Ratio
(vear) (%) (ven) mmmB Distribution == Long-Term Debt Ratio 79,446 1000% 99.1% (%)
50 80,000 100
AL (Note 2) | 90
4.0 80
70
20,000
30 60
50
20 40
15,000
30
10 (N 20
10
00 10,000 0
1st ard Sth 7th oh Lith 13th 15th 17th 18t Tst 3rd 5th 7th 9th 11th 13th 15th 17th  18th
Period Period Period Period Period Period Period Period Period  Period Period Period Period Period Period Period Period Period Period Period
= Average Duration of Long-Term Interest Bearing Debt =——= Awerage Duration of Total Interest-Bearing Debt Awerage mfgf;gl (Note 1) Official distribution in the 1st Period was ¥9,488 based on the actual operating period of 144 days, but the recalculated distribution of (Est.)

¥12,123 based on 184 operating days is used in the above graph for the sake of comparison with figures from the 2nd Period and thereafter.
(Note 2) 80.7% if excluding long-term debt maturing within a year and Investment Corporation Bonds

Revision Term of Rent to Average Duration of Interest-Bearing Debt Distribution and LTV / Total Assets

* Striving to achieve a debt duration longer than the rent revision interval (ven) BN Distribution = LTV / Total Assets 79,446 oo
through active debt management 80,000
Ve
(year) B Revision Term of Rent B Average Duration of Interest-Bearing Debt = 489 22,162
4.0
20,000
35
15,000
3.0
10000
1st 3rd 5th Tth 9th 11th 13th 15th 17th  18th
Period Period Period Period Period Period Period Period Period Period
(Est.)

25 * LTV / Total Assets = Period End Interest-Bearing Debt / Period End Total Assets
15th Period 16th Period 17th Period (Note)  Official distribution in the 1st Period was ¥9,488 based on the actual operating period of 144 days, but the recalculated distribution of ¥12,123 based on
184 operating days is used in the above graph for the sake of comparison with figures from the 2nd Period and thereafter.
1/31/2011 7/31/2011 1/31/2012
* Interest-Bearing Debt in this presentation does not include security deposits provided by tenants. *Comments by Tokyu REIM 48
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Composition of Unitholders TOKYU REIT

Changes in Unitholder Composition (Main Segments)

1st Period 3rd Period 5th Period 7th Period 9th Period 11th Period 13th Period 15th Period 17th Period
(%) g A A A A A A A v
*
——— e et o oriors ) 9278 Mutual Funds hold the largest share among
ndividuals — mestic rporatlons — nsions 3
investors.
30 - | \ 28.61
|
25 ‘ ~—
22,02 2629 \
N — 2042 1943 * Individual ownership percentage (Individuals
20.43 — / —
— 17.76
\X and Trusts) exceeds 40% of the total.
LN
R ‘ ﬂ
2 11.75
g \74 \\_ 13.76
" A7 4 AN —
5.56 8.74 8.81 H
A | *Investment from foreigners
5 L N -
313
74 4.97 — 1.41 1e1 216 remain ﬂat
253 ‘ ~—— i /[
o ‘
1/31/2004 1/31/2005 1/31/2006 1/31/2007 1/31/2008 1/31/2009 1/31/2010 1/31/2011 1/31/2012
Individual Ownership Percentage Foreign Ownership Percentage / Number of Foreign Investors
1st Period 3rd Period 5th Period 7th Period 9th Period 11th Period 13th Period 15th Period 17th Period
@ - < - - ‘ ‘ ‘ - (%) (No. of People)
50 - | | | | | | | | | | | | 40 200
| | |
45 | —Individuals & Trusts —Trusts Individuals 4384 ! ! g | Number of Foreign INVestors e Foreign Ownership Percentage Sold Resona Maruha Building 180
; | and Ryoshin Harajuku Building
40 f ! 160
| | 30
K ‘ ‘ I_I I 140
. |
|
30 | % 120
25 20 | 100
20 15 80
5 60
10
40
10
5 20
5
0 0
0 1st 3rd 5th 7th 9th 11th 13th 15th 17th
1/31/2004 1/31/2005 1/31/2006 1/31/2007 1/31/2008 1/31/2009 1/31/2010 1/31/2011 1/31/2012 period Period Period period Period period period period Period
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List of Major Unitholders TOKYU REIT

st Period (Ended Jan. 31, 2004) 16th Period (Ended Jul. 31, 2011) 17th Period (Ended Jan. 31, 2012)

Unitholders No. of Units | Share

Unitholders Held (%) Unitholders
1 | Tokyu Corporation 5,880 6.00 .
1 |Japan Trustee Services Bank Ltd. 30,739 18.14 1 |Japan Trustee Services Bank Ltd. 31,601 18.65
2 |Kawasaki Gakuen School Corporation 5,000 5.10 .
: Bank, Ltd. X . ’
2| Trust & Custody Services Ban 18701 814 2 | Trust & Custody Services Bank, Ltd. 13,668|  8.06
3 | Tokyu Land Corporation 3,920 4.00 3 [The Nomura Trust and Banking Co., Ltd. 13,188 778 3| The Nomura Trust and Banking Co., Ltd 11831 6.98
4 [Japan Trustee Services Bank 3,084 3.14 4 [Tokyu Corporation 9,800 5.78 4 | Tokyu Corporation 9.800 5.78
5 [Shinwa Bank 2,794 2.85 5 |Nomura Bank (Luxembourg) S.A. 4,720 2.78 5 | Asahi Fire and Marine Insurance 4.000 236
6 [Aozora Bank 2,766 2.82 6 | State Street Bank and Trust Company 505103 4,023 2.37 6 | meri Lite | c
merican Life Insurance Company 3.902 230
- . GA Company JPY
7 |Hiroshima Bank 2,064 2.10 7 | Asahi Fire and Marine Insurance 4,000 2.36
7 | State Street Bank and Trust Company 505103 3,505 2.06
8 |Resona Bank 2,043 208 8 | AIG Star Life Insurance Co., Ltd. 3,961 2.33
K . 8 | The Momiji Bank 3,419 2.01
9 [Morgan Stanley 2,016 2.05 9 |American Life Insurance Company 3,902 2.30
. 9 | The Hachijuni Bank, Ltd. 3,325 1.96
10 |Bank of Ikeda 1,017 1.95 10 | The Hachijuni Bank, Ltd. 3,250 1.91
10 |Nomura Bank (Luxembourg) S.A. 2,545 1.50
i . 11 | The Master Trust Bank of Japan, Ltd. 3,234 1.90
11 [The Gibraltar Life Insurance Company 1,534 1.56 11 | The Master Trust Bank of J L 134
e Master Trust Bank of Japan, Ltd. 2,272 .
J 12 | The Momiji Bank 2,979 1.75
12 |The Chase Manhattan Bank London 1,460 1.48
] 12 | The Gibraltar Life Insurance Company 2,215 1.30
13 [The National Mutual Insurance Federation of 2097 123
13 |AIG Star Life Insurance Co., Ltd. 1,394 1.42 Agricultural Cooperatives ’ : 13 |Kansai Urban Banking Corporation 1964 115
14 |Trust & Custody Services Bank, Ltd. 1,201 1.22 14 |Kansai Urban Banking Corporation 1964 115 14 |RBC Dexia Investor Services Trust, London Lending
Account 1,580 0.93
15 [The Chase Manhattan Bank London (SL Omnibus 1090 111
Acct) 8 . 15 |State Street Bank and Trust Company 505223 1527 0.90 15 | The Chukyo Bank, Ltd. 1344 0.79
16 |North Pacific Bank 1,000/  1.02 16 |SIX SIS Ltd. 1382 o081 16 | The Bank of New York, Treaty JASDEC Account 1,282 0.75
16 [Bank of Bermuda 1,000 1.02 17 | The Chukyo Bank, Ltd. 1,344 0.79 17 [SIX SIS Ltd. 1,275 0.75
18 | The Hachijuni Bank, Ltd. 960 0.97 18 | The Bank of New York, Treaty JASDEC Account 1327 0.78 18 | The National Mutual Insurance Federation of Agricultural 1270 074
’ Cooperatives ! .
19 |American Life Insurance Company %9 0 19 | North Pacific Bank 1043 061 19 | The Senshu Ikeda Bank, Ltd. 1,004 059
20 |Pictet & Cie 947\ 0.96 20 [ORIX Life Insurance Corporation 1,026  0.60 20 | The Iyo Bank, Ltd. 1000|059
Total Units Held by Top 20 Unitholders 43,029 43.90 Total Units Held by Top 20 Unitholders 109,297 64.52 Total Units Held by Top 20 Unitholders 102,802 60.69
Outstanding Units 98,000/ 100.00 Outstanding Units 169,380| 100.00 Outstanding Units 169,380 100.00
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External Growth

TOKYU REIT

Portfolio Size and Average Investment

Total Acquisition Average
Value Investment
(¥ billion) (¥ billion)

I Total Acquisition 1 Appraisal Value
300 1601 100

Appropriate Asset Size
¥300 billion or more

Average Investment

‘I

268.6
L

9.3

250 - /1,
76 1 '\ 80

7.3 03.4 199.6 "
200 7 03 |I

' 6.0
150 |- .

103.5 i1 4.0
103. 1
100 '

50 !

0 —)- 0.0

1st 3rd 5th 7th oth 11th 13th 15th 17th Estimate
IPO  Period Period Period Period Period Period Period Period Period

Rent Estimates by Area (Rent Level at Survey Date = 100)

* Investor outlook remained almost the same as the previous survey in Tokyo l

24th Survey (Apr. 2011) 25th Survey (Oct. 2011)

Next 2 B 10 Next 2 5 10

Area Year Years Years Years Area Year Years Years Years

Marunouchi,
Otemachi area

Marunouchi,
Otemachi area

100| 100| 103| 105 100| 100| 103| 105

Shibuya, Shibuya
Station area

Shibuya, Shibuya

. 100| 100 101| 102
Station area

Nagoya, Nagoya
Station area

Nagoya, Nagoya

. 98 98| 100| 100
Station area

Osaka, along the
Midosuiji Line

Osaka, along the
Midosuiji Line

98 98| 100( 100 98 98| 100 100

Source: Japan Real Estate Institute “Japan Real Estate Investors Survey”

Expected Yield and Transaction Yield of Benchmark Buildings

(Marunouchi / Otemachi)

* The cap rate for prime locations has risen to the level of 2005. l

(%)
6.0

T

5.0

a5 | 45 45 45 45 45 45
‘ 4.2 4.2 4.2 42 42 4.2
40
35
— Expected Yield = Transaction Yield
3.0 : : : : : : : :
Oct. Oct. Oct. Oct. Oct. Oct. Oct. Oct. Oct.
2003 2004 2005 2006 2007 2008 2009 2010 2011

Source: Japan Real Estate Institute “Japan Real Estate Investors Survey” *Comments by Tokyu REIM 52
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Lending Attitude of Financial Institutions & TOKYU REIT's
Acquisition Timing of Properties TOKYU REIT

* TOKYU REIT slowed the pace of acquisitions in the period of real estate credit ease

< Real Estate SN <& Real Estate S & Real Estate > Acquisition /
Credit Crunch <N Credit Ease 7N Credit Crunch Disposition Price
(Dg (¥ million)
Looser2 Acquisitions at IPO : f 90,000
80,300 I
-1 80,000
10
- 70,000
- 60,000
0
Lending 7 50,000
Attitude
10 - -+ 40,000
- 30,000
-20 g
14,570 14,700 - 20,000
8,630 [ 9.800 o000
’ 5,116 - 10,000
-30 ’
i 1 0
Stricter Acquired Resona Sold Yokohama Yamashita-cho Bldg. F Acquired Ryoshin Sold Ryoshin Harajuku Sold Resona Maruha Bldg.
Maruha Bldg. (Barneys New York Yokohama Store) Harajuku Bldg. Bldg. ¥8,400 mn ¥42,000 mn (Capital gain:
¥23,260 mn ¥6,480 mn (capital gain: ¥1,636 mn) ¥14,160 mn (Capital loss: ¥7,179 mn) ¥18,258 mn)
40 -6,480 6.400 42,000 10,000
20029087 0820002 0% 30O a0 8900000 8 00 KA 100 BT BT ST B0 0 0 9B 0 02 o YD GO O O I > ™

WeE N @R Gelt (Bt ™ gl et ettt el et (et ufee®r et et it ee®r et ettt geld gelr ('t el gelt et ™ el el (et gt 'gef gt

B Acquisition Price mmmm Disposition Price All-Sector Average All Industrial Average

* Acquisition price on secondary y-axis, each bar represents the total acquisition price in the respective month and 2 months prior (i.e., June 2008 includes April — June 2008)
Source: BOJ (Tankan Survey) *Comments by Tokyu REIM 53
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Portfolio Overview

(26 Properties; Total acquisition price: 199.6 billion yen)

TOKYU REIT

Location Map of Properties

Fi
Tokyo Central
5 Wards

Shibuya
Ward

Metropolitan
Area

L8

L N
- Jll_ﬁ'?q FRE

\

' Portfolio
C Breakdown

Tokyo Central 5 Wards
+ Tokyu Areas

90.8%’
bR s

| * Based on Appraisal Value at End of 17th
3 Fiscal Period

¥y Ny

Tok;u Saginuma 2
Bldg.

Setagaya
Business Square

TOKYU REIT

Lexington
Omotesando Sq.

Aoyama

TOKYU REIT
Shibuya
Udagawa-cho Sq.

Beacon Hill Plaza
(Ito-Yokado Nokendai Store)

cocoti

Tokyu Sakuragaoka-
cho Bldg.

Toky Nissan
Taito Bldg.

Tokyu Nampeidai-
cho Bldg.

TOKYU REIT Akasaka 4-chome Bldg.

TOKYU REIT
Toranomon Bldg.

Hatchobori Bldg.  (Tokyu Agency Inc.

Kojimachi

Square

Head Office Building)

Kiba Eitai
Building

Akihabara Sanwa
Toyo Building

TOKYU REIT
Shinjuku Building

Tékyu SaQinﬁma Bldg.

CONZE Ebisu

Daikanyama Forum

Office PropertiesQ

TOKYU REIT
Akasaka Hinoki-
cho Bldg.

o &
Tokyu Ikejiri-
ohashi Building

ksl

Tokyu Ginza 2-
chome Building

Total Acquisition Price does not include acquisition-related costs, property tax, city planning tax and consumption tax.
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Portfolio Overview (i)

TOKYU REIT

100%

80%

60%

40%

20%

0%

100%

80%

20%

0%

Appraisal
Value

(¥ million)

Prepared on March 15, 2012 [

PO

5th
Period

Tth

W Retail (Urban)

65.4

B Tokyu Areas |

Period

O Retail (Suburban)

9th
Period

11th

Period

13th
Period

15th
Period

| Office

IPO 1st Period 3rd Period Sth Period 7th Period oth Period 11th Period 13th Period 15th Period
80,300 103,050 136,850 174,430 210,120 242,920 242,400 171,080 187,900
111,740 155,090 187,800 224,330 268,680 219,580 181,440

Shibuya Ward ® Tokyo Central 5 Wards ® Other Areas

17th
Period

17th Period
190,360
191,440

Other
areas

17.0

16.0

14.0

13.0

12.0

11.0

10.0

7.0%

5.5%

40%

fice / Retail Ratio (Based on Appraisal Values at End of Period Weighted Average Property Age

(years)
[ 16.6

16.1

[ 126

1stPeriod 2nd Period 3rd Period 4th Period 5thPeriod 6th Period 7th Period 8th Period Sth Period 10th Period 11th Period 12th Period 13th Period 14th Period 15th Period 16th Period 17th Period
properties properties properties properties properties properties properties properties properties properties properties properties properties properties properties properties properties

* Weighted average of the age of buildings at period end multiplied by the acquisition cost
* Not including Shonan Mall Fill (sokochi)

Area (Based on Appraisal Values at End of Perio NOI Yield

6.75%

\6.74%

6.73% |

* Effect of capitalization of property tax and city
planning tax of properties acquired at IPO.

1st Period 3rd Period 5th Period 7th Period 9th Period 11th Period 13th Period  15th Period 17th Period

— NOI Yield based on Acquisition Price  —— NOI Yield based on Book Value NOI Yield based on Appraisal Value
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Portfolio Overview (ii) TOKYU REIT

Changes in NOI Yield (Based on Acquisition Price) Changes in NOI Yield (Based on Appraisal Value at End of Period)

(%) (%)
9.0% 9.0%

8.0%

7.0%

6.0% .~

5.0%

4.38% 4.38%

4.0%

3.0% ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘
30% ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ . . . ) . ‘ ‘ . .
1st Period 3rd Period 5th Period Tth Period 9th Period 11th Period 13th Period 15th Period 17th Perioc 1t Period 3rdPeriod Sth Period Tth Period 9th Period 11th Period  13th Period  15th Period  17th Period
Urban Retail Suburban Retail Total Retail == Total Office Sum Total Urban Retail Suburban Retail Total Retail Total Office Sum Total
anges in NOI Yield (Based on Book Value) C es in NOI Yield
(%) (%)
9.0% 20%
6.75%
6.74%
65% % o . .
673 Effect of capitalization of property tax and city
. planning tax of properties acquired at IPO.
55%
4.98%
50%
49 .86y
4.86Y%
477% 63%
a5 |
30% ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ a0% ; ; ; ; ; ; ; ; ; ; ; ; ; ; ; ;
1st Period 3rd Period 5th Period 7th Period 9th Period  11th Period  13th Period  15th Period  17th Period Ist Period 3rd Period 5th Period 7th Period 9th Period 11th Period 13th Period 15th Period 17th Period

—NOlI Yield based on Acaquisition Price NOI Yield based on Book Value NOI Yield based on Appraisal Value at End of Period
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Internal Growth TOKYU REIT

@
Changes in Occupancy of Overall Portfolio Period-on-Period Monthly Leasing Revenue Increase Rate
Occupancy (0/) " R » ]
%) \po * Partial tenant moving into
y 4.0 cocoti and Lexington Aoyama. g
100 99.9 99.9 99.9 100.0 3.5
3 2.0 0.5
0.0
98
9 2.0
E X e S . Uy . Sy e Y 2 - ==
96
6.0
94 8.0 9.5
* Partial tenant moving out HO 100 B
from Setagaya Business . Large tenant moving out from
L * g ving ou
92 Square. 120 _ _ TOKYU REIT Toranomon
* Resona Maruha —— Retail =— Office = Total Building and Kojimachi Square.
ildi i * Large tenant moving out B T
90 Building acquired. from TOKYU REIT Toranomon
Building and Kojimachi Square. -16.0
6th Period 8th Period 10th Period 12th Period 14th Period 16th Period | 17th Period
8g | Total Retail = Office :
* Monthly rents reduced by large tenant moving out.
86 87.1 ) . .
* Excludes income from parking and signs.
1st 3rd 5th 7th 9th 11th 13th 15th 17th * Comparison of monthly leasing revenue at the end of each period (based on actual rent charged).
Period Period Period Period Period Period Period Period Period * Effects from property sales and purchases have been eliminated.
Average Rent (Including Common Area Charge) NOI Yield of 11 Properties at IPO
(After Deducting Capitalized Property and City Planning Taxes)
Unit Price
(¥/Month/Tsubo) ) ) ) (%)
Retail (Central Tokyo) == Retail (Suburb) === Office == Total
45,000 6.5%
40,000
35,000
30,000
25,000
21,309 23,825
T T~ 20836 1 oo
20000 1217 \/ 19,470
18,161 ' 18,795
15,000
10,757
10,000
5.5% - * Due to the differing number of business days,
7,184 7,184 . k 5.44%
5000 odd accounting period returns are 0.1% lower. 5.46%
5.40%
0 5.3% . . . . . . . .
Lst Peried ard period Sth Period 7th Pertod 9th Period Hth Period 13th Period 15th period H7th Period 1st Period 3rd Period 5th Period 7th Period 9th Period 11th Period 13th Period 15th Period 17th Period

I calculating the above unit price, we haven't factored vacant spaces in. In addition, Shonan Mall Fill (sokochi) is not included.

Excludes income from parking, warehouses, etc.

Retail (Central Tokyo): QFront, TOKYU REIT Omotesando Square, Lexington Aoyama, TOKYU REIT Shibuya Udagawa-cho Square, cocoti, CONZE Ebisu and Daikanyama Forum.
:?S%tlzwll n(ssiithngghcg;kyu Saginuma Building, Tokyu Saginuma 2 Building, Beacon Hill Plaza (Ito-Yokado Noukendai Store), Yokohama Yamashita-cho Building (Barneys New York Yokohama Store) *Comments by To kyu REIM 5 7
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Unrealized Gains and Total Return

Unrealized Gains / Losses and Percentage Against Book Value by Property
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Portfolio Return Performance

* Total return, excluding the three properties recently acquired, has outperformed the benchmark by 0.35 points.

A

5.12%

Prepared on March 15, 2012

Qutperformed

5.47%

Is

benchmark by

0.35pts.

Benchmark Hurdle Rate

|
Appraisal NCF Cap Rate at

Acquisition (Anticipated Yield)

B Based on 26 properties (acquisition price base: ¥229,729 million), which is the sum of 23
properties that have been held for more than 4 periods, Yokohama Yamashita-cho Building
(Barneys New York Yokohama Store), Resona Maruha Building and Ryoshin Harajuku Building
* Fiscal period end appraisal values are utilized as the disposal price (sale price) of properties for the calculation of IRR.
* Acquisition price does not include capitalized expenses (such as broker’s fees, first year’s property / city planning tax,
compensation for specialist agents).

* Cash flow from leasehold and security deposits are not included.

* Sale price of Yokohama Yamashita-cho Building (Barneys New York Yokohama Store) is ¥6,480 million (sold in 6th
period).

* Sale price of Resona Maruha Building is ¥42,000 million (sold in 13th period).

* Sale price of Ryoshin Harajuku Building is ¥8,400 million (sold in 13th period).

B IRR for the above 23 properties (acquisition price base: ¥186,063 million) is 4.58%.
(underperforming the benchmark return of 5.11% by 0.53 points)

*Comments by Tokyu REIM 58
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Risk Management (i) TOKYU REIT

Portfolio PML Trends

% * PML decreased due to a change in the property value appraisal
method utilized by E.R.S. Corporation and Oyo RMS Corporation
resulting from the introduction of a new seismic analysis method.

6.0

40

* The source of funds for CapEx is limited to depreciation for
REITs, as 100% of profits are distributed.

Therefore, we manage by focusing on maintaining the proper
balance between long-term repair and maintenance
estimates and accumulated depreciation.

20

0.0

PO IstPerod  2ndPerod  BrdPerod  4thPerod  5thPeriod  6th Perod  TthPerod  BthPerod  9thPerbd  10th Perod 11th Period 12th Period  13th Period 14th Period  15th Period  16th Period  17th Period

(Properties)
(11) (12) (13) (16) (17) (17) (16) (18 (18) (190 (22) (22) (220 (20) (22) (24) (25 (25

* Not including Shonan Mall Fill (sokochi)

Balance of Depreciation and Repair and Maintenance Costs Weighted Average Property Age and CapEx Ratio

(¥ bl”IOn) (year) (%)
300 7 Il Weighted Average Property Age 166 | %
S 6L —o— CapEx Ratio ; 1%

Estimated 17
Internal s
200 Reserve: ]
¥10.5bn 14
150
15.0 - = B L
Total Estimated Accumulated 3 1 40
Depreciation Total Internal Reserve:
100 -~ (15 years) Estimated |-~~~ 1 30
Repair and ¥12.4bn 12 f
50 Maintenance 20
Costs 2.2 i
(15 years) 10
00
15-Year Estimate Total Depreciation  Total CapEx 10 0
(As of the end of the 17th Period) Actual performance figure Tst 3rd 5th 7th 9th 11th 13th 15th 17th
(calculated at end of 17th Period) Period Period Period Period Period Period Period Period Period
* Repair and maintenance cost estimates are updated when appropriate. * CapEx Ratio = (Total Estimated Repair and Maintenance Costs per Period) /
* Not including Shonan Mall Fill (sokochi) (Total Estimated Depreciation per Period) *Comments by Tokyu REIM 59
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Risk Management (ii) TOKYU REIT

Ratio of Tenants with LT Contracts (Based on Leasable Area)

Property Concentration

* Continue to attract long-term commitments | * Ratio of each property decreased as number of buildings increased |

* The average rent revision interval for all tenants is 3.12 years.

D

11 Properties at IPO 26 properties
(as of end of April 2003) (as of end of Jan 2012)

Related Parties Tenant Concentration (Based on Leasable Area)

Re i L

e
26 properties at the end of 17th’Period (appraisal
value at end/of’period)

* Lower dependence on Related Parties

Re.artes l

11 Properties at IPO 26 properties
(as of end of April 2003) (as of end of Jan 2012)

7 Top 3 :30.0%

. Top 5 :39.8%
,” 11 Properties at IPO

,/ (based on appraisal value as of end of

April 2003)

Top 3:55.3%

Top 5:70.7%

*Comments by Tokyu REIM 60
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TOKYU REIT

4. Market Review

61



Economic Trends in Japan TOKYU REIT

* European sovereign debt problem caused demand to decrease, but the economy shows a trend of picking up for the moment. l
120
Economic Indicator: Synthetic economic indicator created by integrating a range of key . )
indicators sensitive to certain economic activities, including production and employment. Composite Index / Leading
There are two indicators: DI and CI. DI shows the direction of change in the economy while CI Index (2005 = 100)
indicates the strength of economic fluctuations. Each indicator has three types of associated
indicators: leading, coincident and lagging indicators. Leading indicators show future trends.
110 || The reference index Clwas upgraded to the official index in Aprit2008. )
105.1
100
94.0
90
80
70

Jan. 2000 Jan. 2001 Jan. 2002 Jan. 2003 Jan. 2004 Jan. 2005 Jan. 2006 Jan. 2007 Jan. 2008 Jan. 2009 Jan. 2010 Jan. 2011 Dec.2011

Source: Cabinet Office. *Comments by Tokyu REIM 62
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Price Index TOKYU REIT

* The year-on-year decrease in the Corporate Services Price Index (CSPI) has been reduced.
(with each index converging around zero)

(%) (YoY Change)
9
* Residential rents follow the CPI, while office / retail
rents follow the CSPI.
6 (e Corporate-Goods----
Price Index (CGPI)

Consumer Price
Index (CPI)

3 ,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,

0

205 2 Corporate Services Price Index (CSPl) —————

6 |

-9

Jan. 2000 Jan. 2001 Jan. 2002 Jan. 2003 Jan. 2004 Jan. 2005 Jan. 2006 Jan.2007 Jan. 2008 Jan. 2009 Jan. 2010 Jan. 2011 Jan. 2012
Source: Ministry of Internal Affairs and Communications, BOJ. *Comments by Tokyu REIM 63
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Regional Economic Trends TOKYU REIT

* Starting to pick up moderately I

Jan. 2012 Survey
(Oct. — Dec. 2011)

Oct. 2011 Survey
(Jul. — Sep. 2011)

- Upward revision
|:| Unchanged
- Downward revision

* Comparison of 11 regions

7

Source: Ministry of Finance * Color coding on the map shows the direction of the economy, not the prefecture’s current economic status.

S a severe condition but is moderately picking up as a whole, although
g regions are observed.” (Ministry of Finance, Summary Report of Economic Conditions in
Jurisdictions of Finance Bureaus in Japan, January 25, 2012)

K-up in economic activity appears to be pausing, mainly due to the effects of
overseas economies and the appreciation of the yen.”

(Bank of Japan, Regional Economic Report, January 16, 2012)

*Comments and comparison by Tokyu REIM 64
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Unemployment Rate TOKYU REIT

* Unemployment rate shows a downward trend for the moment. I

<Annual average>

(%)

6.5
6.0
5.5
5.0
4.5
4.0
3.5
3.0

3.8

34,
1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011

<Quarterly average>

(%)

6.5
6.0
5.5
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o o o o o o o o o & s &
W W © © 3 2 © 2 2 W 2 w
W o7 ¥ s ¥ o AF o o¥ ¥ s ¥
S S S S S S S S S S5 S
. . . . . . c"\,’
N N N N N N N N N N N
R & & & & & & & & & &

* Due to the impact of the Great East Japan Earthquake, the survey conducted in 2011 did not include all or part of the regions of Iwate, Miyagi and Fukushima Prefectures;.
Source: “Labor Force Survey” by the Ministry of Internal Affairs and Communications. Comments by Tokyu REIM 65
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Employment Trends in Japan (Job Openings) TOKYU REIT

Job to Application Ratio (Seasonally Adjusted)

* Tokyo improved to as high as 0.96x. I

Jan. 2001 Jan. 2002 Jan.2003 Jan.2004 Jan.2005 Jan.2006 Jan.2007 Jan.2008 Jan.2009 Jan.2010 Jan.2011 Jan. 2012

(Number of people)
350,000 oo mm e

300,000 - e S 283058 271,035
258,864 242,890

233,674

250,000 7225,948

200,000 r
150,000 176,168 __ 174,943

100,000 ‘ ‘ ‘ ‘ ‘
Jan. 2001 Jan. 2002 Jan.2003 Jan.2004 Jan.2005 Jan.2006 Jan.2007 Jan.2008 Jan.2009 Jan.2010 Jan.2011 Jan.2012

Source: “Employment Service” by the Ministry of Health, Labour and Welfare. *Comments by Tokyu REIM 66
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Excess Population Inflow into

TOKYU REIT

Three Major Metropolitan Areas (Population Inflow)

* Structural population concentration in the Tokyo Metropolitan Area continues.

(Number of people)

200,000

150,000

100,000

50,000

-50,000

Source: Population Movement from Basic Resident Register, Ministry of Internal Affairs and Communications.
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— Tokyo — Osaka — Nagoya
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Office Leasing Market Overview (1):

Vacancy Rate by Market

(%)
30

25

20

15

10

* While the nationwide vacancy rate is high, Tokyo’s rate is relatively low. l

m Dec. 2010 m Dec. 2011

23.7

19.8 20.5 20.0

Shibuya Sta. Tokyo's Tokyo's Yokohama  Osaka Kyoto Kobe Nagoya  Sapporo Sendai Kanazawa Hiroshima Takamatsu Fukuoka
Southwest Central 5 23 Wards
Area Wards

Source: CBRE K.K.

* Shibuya Station Southwest Area does not represent the entire Shibuya Ward, but specifically indicates the “Jinnan, Udagawa-cho, Dogenzaka area,” including Nampeidai-cho and Sakuragaoka-cho.

*Comments by Tokyu REIM 68
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Office Leasing Market Overview (2):

Vacancy and Asking Rents for New Tenants by Zone TOKYU REIT
* Vacancy rate remains mostly flat while asking rents show a downward trend in the prime locations of Tokyo. l
Vacancy Monthly Average Asking Rents
(%) [ || | Monthly Average Asking Rents per Tsubo per Tsubo (¥)
15 Vacancy 1 45,000
14 - 12.6
13 ¢ 12.2 12.0 ] 40.000
2 111 109 _m |
1 r 10.1 10.0 35,000
o S 30,000
- 8.5 8.4 79 ’
] 25,460 73 14 74 70
' 1 25,000
7
6 1 20,000
5
4 1 15,000
12,810 12,680 12490 12,550 11.860 12,590 '
3 : 10,990 10,620 10,450 10450 10,490 10,600
2 10,000
1
0 5,000
09.12 1012 1112 0912 1012 1112 09.12 1012 1112 09.12 1012 1112 09.12 1012 1112 09.12 1012  11.12
Marunouchi / Otemachi / Aoyama Dojima / Umeda Meieki Sakae
| Yurakucho || Nakanoshima N |
Tokyo Osaka Nagoya

Source: CBRE K.K. *Comments by Tokyu REIM §Q
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Office Leasing Market Overview (3):

Office Rent Revisions in Three Major Cities (Tokyo, Nagoya and Osaka) TOKYU REIT

15.0%

10.0%

5.0%

0.0%

-5.0%

-10.0%

-15.0%

* Rent revisions decreased in all three cities in 2010 as well, continuing on from 2009. l

—8—Tokyo —#—QOsaka =—#&—Nagoya

-7.1%
-7.8%

‘I\.H

-9.8%

1992 1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010

Source: CBRE K.K

*Comments by Tokyu REIM 70
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Office Leasing Market Overview (4):
Office Rent Index TOKYU REIT

* Contracted rents in the Tokyo Metropolitan Area had been declining since April 2009,
but posted a month-on-month increase in January 2012.

125
Office Rent Index (Corporate Services Price Index) Year2005 = 100
\ (Nationwide)
120
(Tokyo Metropolitan Area) e
N (Osaka Metropolitan Ared)
115 =~
(Nagoya Metropolitan Area) s 110.8
(Corporate Services Price Index) — seaesua:
110
(Corporate Goods Price Index)
105
100
95
90 90.9
89.2
85 | | | | | | | | | | | |

Jan. 2000 Jan. 2001 Jan. 2002 Jan. 2003 Jan. 2004 Jan. 2005 Jan. 2006 Jan. 2007 Jan. 2008 Jan. 2009 Jan. 2010 Jan. 2011 Jan. 2012

Source: Prepared by Tokyu REIM based on information from the BOJ website.
* The Office Rent Index is calculated based on contracted rents, rather than newly asking rents. *Comments by Tokyu REIM 71
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Office Leasing Market Overview (5):
Indexed Office Rent and Retail Rent Comparison TOKYU REIT

*Unlike office rents, the rents of retail market is less affected by economic fluctuations. |

120

Year2005=100

115 ™

110 ad \

105

100 | ‘ \\,AA

97.8

96.1
95

—Office Rent (Tokyo Metropolitan Area) — Retail Rent (Nationwide)

90
Jan. 2000 Jan. 2001 Jan. 2002 Jan. 2003 Jan. 2004 Jan. 2005 Jan. 2006 Jan. 2007 Jan. 2008 Jan. 2009 Jan. 2010 Jan. 2011 Jan. 2012

Source: Prepared by Tokyu REIM based on information from the BOJ website *Comments by Tokyu REIM 72
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Office

Leasing Market Overview (6):

Business Sentiment

TOKYU REIT

* The outlook of rents in Tokyo is negative in the short term and positive over the medium to long term

Business Sentiment on Vacancy Levels in Tokyo (Now vs. 3 Months Later)

Occupancy and Asking Rents in 5 Central Wards of Tokyo

60
—— Chiyoda

40

20

—— Chuo Minato —— Shinjuku Shibuya 23 Wards —5 Wards

yava
i
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b 29933, 199% 1995 10908 1097 1098, 4009, 2000, 200y 2002 2003 2004 2005 2008, 200T ) 2008 2009 200, POY L 20

Source: Tokyo Building Owners and Managers Association

60

* From January 2008, information on the 5 Wards is no longer disclosed.

—— Chiyoda
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Source: Tokyo Building Owners and Managers Association
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* From January 2008, information on the 5 Wards is no longer disclosed.

Average Office Asking Rents

Occupancy (%) (¥/Month/Tsubo)

100 17,000
98 16,500
96 16,000
94 15,500
92 15,000
90 14,500
88 14,000
86 13,500
84 13,000
82 12,500
80 e — s — N —— 12,000

Mar. 2002 Mar. 2003  Mar. 2004  Mar. 2005  Mar. 2006 Mar. 2008  Mar. 2009  Mar. 2010  Mar. 2011 Dec. 2011

Source: CBRE K.K

Rent Estimates (Rent Level at Survey Date = 100)

25th Period Survey (as of October 2011)

24th Period Survey (as of April 2011)

Area Next 2 [ 10
Years Years Years Years

Marunouchi, Otemachi 100! 100! 103| 105

area

Shibuya, Shibuya 99| 100| 100| 102

Station area

Nagoya, Nagoya 97| 98| 100/ 100

Station area

Osaka, along Midousuiji 98 9s| 100! 100

line

Source: Japan Real Estate Institute

Next 2 5 10

Area Years Years Years Years
Marunouchi, Otemachi 100] 100! 103 108
area
Shibuya, Shibuya 100| 100| 101| 102
Station area
Nagoya, Nagoya o8| 98| 100/ 100
Station area
ﬁqseaka, along Midousuiji 08 o3| 100 100
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Overview Office Building Inventory (1):

Three Major Cities TOKYU REIT

* New supply in the 23 wards of Tokyo in 2012 will be around two-thirds of 2003 in volume. |

Office Building Inventory in Three Major Cities

Building Inventory by Year Built (Tokyo)

(planned)
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* Tokyo represents the five central wards plus Hongo-Koraku, Ikebukuro, Shinagawa-Osaki, Kinshicho, Toyocho, Toyosu-Ariake, Ueno, Meguro and Omori-Kamata areas.

* The survey covers office buildings with 5,000 square meters or more of total floor area.

* The graph indicates office buildings built in each year and still existed on the survey date. The total floor area does not necessarily correspond with the total office space actually found at that time in that particular year.

Source: Japan Real Estate Institute, The Annual Japanese Buildings Survey (at the end of December 2010)
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Overview Office Building Inventory (2): Tokyo

Office Building Inventory in Tokyo (Statistics of Central Tokyo by Submarket)

Newly-Built and Demolished Office Buildings in Tokyo (2008 — 2010)

* More than 30% of office building inventory was completed before the present earthquake
resistance standards were established

Nihonbashi — Yaesu
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2.57 million m?

.
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3.32 million m?

Kanda
Shinjuku 1.92 million m?
0.44 million m? 7
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—
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X, Hamamatsucho - BafSIEd on total
L 2.27 million m? oor area
‘I\ I 40 years or older |
i [ ] 30-40years }‘1
\ [77] 10-30years N
1
Kaigan 3.57 | \\ B _ess than 10 years .
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* Tokyo has a considerable amount of new supply, but also has fairly large volume of
demolished buildings.

~

Nishi-Shinjuku

Shinjuku v

Nihont;e‘xgﬁr— Yaesu —
Kyobashi

Kojimachi — Bancho
Otemachi —
Marunouchi —
Yurakucho

13

Hatchobori —
Kayabacho — Shinkawa

= =g
25200

1 Akasaka — Aoyama
— Roppongi

Shibuya

Shiba - Mita —
b Hamamatsucho

Y k]

\ Konan — Shibaura — J_
Kaigan |
e

s Bl Demolished (2008 — 2010)
<@ Newly-built (2008 — 2010) -

* The so-called new earthquake resistance standards were enforced as a result of revisions to the Building Standards Act in 1981.
* Tokyo represents the five central wards plus Hongo-Koraku, Ikebukuro, Shinagawa-Osaki, Kinshicho, Toyocho, Toyosu-Ariake, Ueno, Meguro and Omori-Kamata areas.

* The survey covers office buildings with 5,000m2 or more of total floor area.

Source: Japan Real Estate Institute, The Annual Japanese Buildings Survey (at the end of end of December 2010)
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Retail Leasing Market Overview

Consumer Confidence Index

(Nationwide General Households / Seasonally Adjusted)

45

40

35

30

25
Mar. 2000
Source: Cabinet Office “Consumer Confidence Survey”
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Economy Watchers Survey (Leading Indicator: Household Related)
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Source: Cabinet Office “Economy Watchers Survey”
(Note) Minamikanto represents Tokyo, Kanagawa, Chiba and Saitama Prefectures.

Oct. 2008  Oct. 2009

Oct. 2010 Jan. 2012
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* Consumer confidence appears to be picking up.

Department Store & Supermarket Sales (YoY Change) (Store Number-adjusted)
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Source: Website of Japan Department Stores Association, Japan Chain Stores Association “Statistics on Sales of

Chain Stores”
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Real Estate Trading Market Overview (1) TOKYU REIT

Real Estate Transparency Index (CY2010) Real Estate Cap Rate, Long-Term Interest, Yield Gap

For the past few years, the solid growth of the real estate investment trust * At around the time of the bubble period the yield gap was negative l
(REIT) sector in Asia has contributed to the early improvement of transparency. : :
However, the markets have stagnated since 2008. | Changes in yield gap (1986 — 2010) |

Improvement of the transparency in Japan is dependent on the development of

the real estate investment market and the diversification of owners. Source: Prepared by Tokyu REIM based on MU-CBex
©1998 Mitsubishi UFJ Trust and Banking Corp and CB Richard Ellis.

(Comments were prepared by Tokyu REIM based on the “Global Real Estate Transparency Index 2010” Report) * The MUTB-CBRE real estate investment index was discontinued and eliminated with the publication in May 2011 of data for 2010.

[ Yield Gap —— Real Estate Cap Rate ——Long-Term Interest Rate
Transparency CY CY 2010 CY 2008 (Single Fiscal vear income Profit Ratio
Level 2010 STl il Score Score (%) «— vield gap average (1986 — 1995) =——p &m g Yield gap average (1996 — 2010) —
1 Australia 1.22 1.20 7.0
2 Canada 1.23 1.17 6.0
3 United Kingdom 1.24 1.31 5.0
4 New Zealand 1.25 1.21 40
High 4 Sweden 1.25 1.43 ’
Transparency 6 United States 1.25 1.20 3.0
7 Ireland 1.27 1.52 20
8 France 1.28 1.34 1.0
9 Holland 1.38 1.33 00
10 |Germany 1.38 1.58 g6 87 88 89 90 91 92
16 [Singapore 1.73 155 -1.0 B
Transparent 18 |Hong Kong 1.76 1.55 -2.0 T T T T T T T TS T T T T
P 25 |Malaysia 2.30 2.25 30 et
26 [Japan 2.30 2.39 40 poome el
33 [Taiwan 2.71 3.07 5'0 777777777777777777777777777 éfj 777777777777777777777777777777777
39 |Thailand 3.02 3.16 9. -
. . . Changes in Yield Gap (2003 — 2011)
41 India Tier 1 Citi Note 1 A1 .34
42 KOdl'sa © cities ( ) g.l 1 gis Source: Japan Real Estate Institute, “Japanese Real Estate Investor Survey"
- 44 Macau 3.13 3.54 * Tltwr? grgph was prr]epared blased ot? thea]atpznese Real Estate Investor Survey,
45 |China Tier 1 Cities (owe)| 3.14 3.33 o | above graph can no fonger be updatec:
Transparent |y PNTHENTINS 3.15 3.23 70
49 |India Tier 2 Cities ®Note1)] 3.17 3.38 6.0
54 |China Tier 2 Cities Note2)] 3.38 3.68 50 4.2%
55 |India Tier 3 Cities (Note1)] 3.39 3.65 ;‘g 3'2%
57 |Indonesia 3.46 3.51 ’ ’
PR o rooress | sse | oo L e =TT
Transparency IRV o {1 |||||||||||||||||||||| |||||| AR ey =

0
_ Oct. 2003 2 Oct. 2004  2( Oct. 2005 20 Oct. 2005 20( Oct. 2007 200 Oct. 2008 200¢ Oct. 2009 010 Oct. 2010 114 Oct. 2011
The survey addressed the following five attributes of real estate transparency: 1) “Performance Measurement,” 2) v

“Market Fundamentals,” 3) “Listed Vehicles,” 4) “Regulatory and Legal” and 5) “Transaction Process.” 20 oo T T T T T T T T e T T ST T T T T T T T
30 |[——— Yield gap average (2003 — 2010) —_—
Source: Prepared by Tokyu REIM based on Jones Lang LaSalle’s “Global Real Estate Transparency Index P +26%
2008” Report and “Global Real Estate Transparency Index 2010” Report. 5'0
(Note 1) India Tier 1 Cities: Delhi, Mumbai, India Tier 2 Cities: Kolkata, Hyderabad, India Tier 3 Cities: Ahmedabad, Kochi ’ mm Yield Gap — Real Estate Cap Rate — Long-Term Interest Rate
(Note 2) China Tier 1 Cities: Shanghai, Beijing, China Tier 2 Cities: Chongging, Tianjin, China Tier 3 Cities: Wuxi, Zhengzhou (Market cap rate of class A buildings in Marunouchi/Otemachi district) 77
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Real Estate Trading Market Overview (2):
Lending Attitude DI TOKYU REIT

* The lending attitude for the real estate sector bottomed out in March 2009 and began to relax. l
Lending Attitude DI by Sector Lending Attitude DI by Size (Real Estate Sector)
<Long Term> —— All Sectors Real Estate Construction <Long Term> Total Large Mid Small
Lax 100 100
P 80
60 | 60
40 40
20 f 20
0 0
-20 -20
-40 | -40
-60 |- -60
{ -80 -80
Tight, o, -100
1986 1990 1995 2000 2005 2011 1986 1990 1995 2000 2005 2011
<Short Term> <Short Term>
Lax 0
T B O e i B[O et e Wl
20 20
Turned positive
: e TSN
0 0 \ Yl
| 0 [N V)<
10 10 /] / / N
-20 20 \7$\/
b 30
Tight,, -40
Mar. Mar. Mar. Mar. Mar. Mar. Mar. Mar. Mar. Dec. Mar. Mar. Mar. Mar. Mar. Mar. Mar. Mar. Mar. Mar. Mar. Mar. Dec.
2003 2004 2005 2006 2007 2008 2009 2010 2011 2011 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2011
Source : BOJ “Tankan” * Large --- Cap size over ¥1 billion
(Note) REITs not covered in the survey Mid -+~ Cap size between ¥1 billion and ¥100 million

Small --- Cap size between ¥100 million and ¥20 million
For data until 2003, size was based on the number of employees.
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REIT Market Overview (1):
Capital Market Trends Since 2007 TOKYU REIT

1/4/2007 = 100
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REIT Market Overview (2):
TSE REIT Index Performance TOKYU REIT

* In the latter half of 2011, the TSE REIT Index fell more sharply than TOPIX. I
TOPIX and TSE REIT Index Performance TSE REIT Index Performance Relative to TOPIX

1%%’%323 74[1\(/122%1 7:%23005 1%’3%’.%3‘33 72%2%‘ 74%222;5 9/10/2003=100%
1PO of TOKYU Revision  Announced Announced "o D'Rewsml; Anmﬁwced 3rd Annougﬁwed 5th 6th 7th 8th 9th 10th 11th 12th 13th 14th 15th 16th 17th
REIT 1st 2nd 3rd th S5th 6th 7th 8th oth 10th 11th 12th 13th 14th 15th 16th 17th ";,K]L‘;;E”‘Penud ‘Deriuu Period ‘>eriod Period  Period  Period  Period  Period  Period  Period  Period  Period  Period  Period  Period Period
9/10/2003 "eriod eriod  Period v%iau Period  Period  Period  Period  Period  Perod  Period  Period  Period  Period  Period  Period  Period ¥ i v - N - - b - ¥ - - v - - E -
2700‘ A N A A X A A X X A A X X A A N 150 I I I I I I
T T T T T T
R | —TSEREMINdex — TOPIX | | ’S
140
17 J S R P ) S ) ) E R S 130 | | B k
,“L ) *
B L,
120 L | Y
‘ k
2300 | I }\ } ' o 'M M ', \ l\
L i
1o T fy ‘ft{) ‘ \l W f 1{ |
‘ | l\
100 Ik Al 11‘1 ) ‘U " ) Ny
o100 |-l I R D e ' T Y i wl‘ I
WYy v WY
90 ‘ !
1900 80 1/31/2004 1/31/2005 1/31/2006 1/31/2007 1/31/2008 1/31/2009 1/31/2010 1/31/2011 1/31/2012
7/31/2004 7/31/2005 7/31/2006 7/31/2007 7/31/2008 7/31/2009 7/31/2010 7/31/2011
TSE REIT Index Performance Relative to TSE Real Estate Index
1700 I e R 1%;1[%%823 72004 612005 9/10/2003=100%
H ! Revision  Announced Announced
PO G *md "and L k:[‘hu QO LBh o Th o sh o en o doh o uh a2 A3ho dan sk deh o a7
J! 9/10/2003 0 erio erio erio erio o Perio erio 0 erio erio erioc erio rio! i0 eriof erio
‘ 1200 N R N A ¥ ¥ X A A S < A A X A S
1500 | | | — TSEREIT Index — TSE Real Estate Index |
: 110
Ilr‘ ,
H 100 - e | o J“ L
1300 | ; ‘ f] 1 I W
i i § H
90 {1 \ ‘. q‘—fL
/ o | LW \ L
1100 r} i > A f‘m“ I\
h | W RV
)
70 | ‘ﬂ\ \ ,(“n-v nv‘ L
\
B iR | W M e/
| M [ [ \ f VL ¥
e - Mg
: ; ‘ ‘ 50 W\ ’{\/ ! M
40
. 1/31/2004 1/31/2005 1/31/2006 1/31/2007 1/31/2008 1/31/2009 1/31/2010 1/31/2011 1/31/2012
1/31/2004 1/31/2005 1/31/2006 1/31/2007 1/31/2008 1/31/2009 1/31/2010 1/31/2011 1/31/2012 7/31/2004 7/31/2005 7/31/2006 7/31/2007 7/31/2008 7/31/2009 7/31/2010 7/31/2011
7/31/2004  7/31/2005  7/31/2006  7/31/2007  7/31/2008  7/31/2009  7/31/2010  7/31/2011 *Comments by Tokyu REIM 8()

Prepared on March 15, 2012 [ This document is provided for informational purposes only and is not intended as an inducement or invitation to invest or trade in securities issued by TOKYU REIT. |




REIT Market Overview (3):
Comparison with Other Countries TOKYU REIT

Spread Over Risk Free Rate Major Interest Rates

(%)
As of 1/31/2012 120

__ 10-Year JGB Yield _ .10-Year Treasury _ Long-Term __ Short-Term
’ (Japan) * Yield (US) Prime Rate Prime Rate
B Dividend Yield of REITs (Note 1) 100
B Coupon on 10 Year Bond
8.0
m . Dividend Yield of Indices (Note 2) * Wider spread
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* Australian LPT does and Australia 6.0
not have depreciation
232bps
6.04% 443bps 40
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External Growth Timing and Pace (J-REIT Total vs. TOKYU REIT) TOKYU REIT

(DI) * TOKYU REIT has employed contrarian measures during real estate finance easing periods and has decreased its amount of new investment. (¥ million)

30 700,000
. * In the latter half of the real
Real Estate Finance estate finance easing period, the
Easing Period number of new acquisitions by
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« Acquisition Price = Total acquisition price for properties acquired during the 3 months prior to the month indicated beside each bar in the x-axis (e.g. “Jun. 2008” - from April to June 2008).

(However, “Jan. 2012” indicates results for the period from January 1, 2012 to January 31, 2012.)

Source: BOJ (Tankan Survey)
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3-Minute Investment Highlights
~ TOKYU REIT's Characteristics ~ TOKYU REIT

» Only invest in the Tokyo metropolitan area -~ Tokyo is a growing international city ~
> Invest in offices and retail properties ~ Stable earnings and growth potential ~
» Adoption of “Value & Contrary” (Long-Term Investment Strategy (“Surf Plan”))

~ Also focusing on ROE as an equity product ~

» An investment management fee structure which puts us on the same boat with our shareholders
~ No acquisition fees charged; an answer to the question about external investment management structure ~

» Strategic debt management
~ Long-term fixed-interest debt financing; diversified repayment dates and averaging out individual amounts of repayment ~

~ Annual repayment amount maintained within the established commitment line ceiling ~

» Strong commitment to governance ~ Excellent governance as a source of competitiveness ~
» Appropriate measures to avoid conflicts of interest and decision-making independent of the
sponsor

~ Optimal balance between sponsor collaboration and independence ~
» Management capability and commitment ~ Allocation of additional human resources ~
> Best disclosure and best investor relations
» No forward commitments for acquisition of properties to be developed
» Track record of highest dividends paid in the industry This page represents he views of Tokyu REM G4
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3-Minute Investment Highlights
~ TOKYU REIT's Challenges and Solutions ~ TOKYU REIT

<Challenges>
» Relatively small portfolio size
~ Insufficient economies of scale and diversification ~
» Relatively small market capitalization
~ Insufficient liquidity of investment units ~
(Although being small is a weak point, growth potential is high)

<Solutions>
» Additional property acquisitions at the right timing

~ Providing higher total returns to our shareholders ~
» Public offering at the right timing

~ To add to our growth and liquidity ~

*This page represents the views of Tokyu REIM 85
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Changes in Acquisition Hurdle Rate (based on NOI) - External Growth TOKYU REIT

B Costs shown as % of implied total acquisition cost
B Cost calculated based on a maximum LTV of 50% Acquisition Debt 50
B Depreciation expense currently estimated to be around 1.00% of acquisition price (varies by property) Price
5.51% 100 Equity 50
4.99%
- 4.51%
Depreciation  1.20 January 2012 vs. IPO

Depreciation 1.00

Depreciation 1.00

SG&A 1.04

Hurdle Rate -0.53 pts.

SG&A 0.62

Debt 0.88

Debt 0.86

Debt 0.96

Depreciation -0.20 pts.

SG&A -0.44 pts.
a1 A 2.52 Debt -0.10 pts.
Equity 0.21 pts.
July 2004 at IPO July 2011 January 2012
This is the base rate, coupled with CF growth of properties, utilized for assessment. |

* The SG&A ratio is operating expense excluding leasing costs and capital losses on real estate, etc. divided by the average acquisition
cost for the respective period.

» The cost of debt is equal to 50% of the average interest during the respective period, except for July 2004 at the IPO, which is an
estimate of the cost of debt based on hearings from banks.

* We have determined the cost of equity to be 50% of the yield (Estimated Distribution X 2 / Investment Unit Price) at the beginning of

the respective period.
*This page represents the views of Tokyu REIM 86
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Collaboration with Tokyu Group Companies TOKYU REIT

B Pipeline Support: 13 of 29 properties accumulated thus far (¥100.86bn out of total acquisition price of
¥243.33bn)

B 6 of 11 properties at time of IPO \
B TOKYU REIT Shibuya Udagawa-cho Square (2nd Period / ¥6.6bn)

B Akasaka 4-chome Building Developed and contributed
(Tokyu Agency Inc. Head Office Building) (9th Period / ¥8.5bn) > by Tokyu Group Companies

Tokyu lkejiri-ohashi Building (10th Period / ¥5.48bn)

Kojimachi Square (Note) (14th Period; ¥9.03bn)

Tokyu Ginza 2-chome Building (16th Period; ¥5.01bn) ]
2 of 11 Properties at time of IPO

(Lexington Aoyama (Note), Tokyo Nissan Taito Building (Note)) - - =Contributed by Tokyu Group companies

(Note) Contributed by Tokyu Land Corporation and its subsidiaries

Acquisition

B Warehousing

3 of 11 properties acquired at time of IPO: ¥14.06bn

B Yokohama Yamashita-cho Building (Barneys New York Yokohama Store): 3rd Period / ¥5.05bn
B Beacon Hill Plaza (Ito-Yokado Noukendai Store): 3rd Period / ¥9.52bn

B cocoti (Net Collective Ownership 40%): 5th Period / ¥9.80bn

B Shonan Mall Fill (sokochi): 6th Period / ¥6.81bn

B Reference by Tokyu Group companies

B Resona Maruha Building /“Tokyu Group Compgnies” on this page refers to any entity that \
. . falls under the following (1) to (3).
B Beacon Hill Plaza (Ito-Yokado Noukendai Store)
(1) Tokyu Corporation and its subsidiaries
: : (2) Affiliates within the scope of consolidation of Tokyu Corporation
W PM business outsourcing (3) Any entity that falls under the following (i) to (iii):

=Y

(Property Management) B Community-based tenant promotion capability

(i) Tokyu Land
(ii) A consolidated subsidiary of Tokyu Land
(i) A tokutei mokuteki kaisha (TMK) or special purpose entity (SPE)

B “TOKYU” brand Iicensing that was establisht_eq based on the intention of Tokyu Land or a
consolidated subsidiary of Tokyu Land and where the share of
Brand Strategy B “TOKYU REIT” name (free of change) investment by undisclosed associations or other investment shares
- . . ; .
u BUI|dII’lg name Change to “TOKYU REIT” brand k in that entity by the respective company exceeds 50%. /
(free of change) 87
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Changes in Building Construction Cost Index (Office Buildings) TOKYU REIT

130
125 |- === Network cost === Finishing === |nstallation
120 * Reference index primarily
for new construction
115 | \l
110
105 |
100 |
95 . . .
L * Reference index primarily
for repair costs and CAPEX
90
Q N Q9 A\ ) A\ [x A\ %) A\ © N\ A A\ > NS (e} \ Q A\ N N
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Source: Building Construction Cost Index — Table of Time-series Index (Table of Long-term Linked Index) published by the Economic Studies Division, Research
Center, Construction Research Institute

* Figures are calculated with the average value of 2005 set at 100.

(2005 and after: monthly data modeled on office buildings having an SRC structure)
(Up to 2004: annual data modeled on office buildings having an SRC structure, 9 floors above ground and 1-2 basement floors with a floor space of 7,000m2)

*Comments by Tokyu REIM 88
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Response to New Accounting Rules, etc. TOKYU REIT

B Response Status for New Accounting Rules

Accounting Rule | Response Status

Disclosure of information such as fair value of financial products (cash and bank deposits,
borrowings, investment corporation bonds and a portion of security deposits) whose fair value can
be calculated, starting from the 14th fiscal period (ended Jul. 2010).

Disclosure of fair value of financial
products

Disclosure of fair value of Disclosure of appraisal value at end of period, which we have been announcing from before, as the
investment and rental properties |normal value (fair value), starting from the 14th fiscal period (ended Jul. 2010).

Asset retirement obligations Application to start from the 15th fiscal period (ended Jan. 2011).

Disclosure of segment-related [Application of dividing into 2 reporting segments (“office building leasing business” and “retail
information property leasing business”) to start from the 15th fiscal period (ended Jan. 2011).

Accounting standard for
accounting changes and error
corrections

Application to start from the accounting changes and corrections of past errors to be conducted
after the beginning of the 17th period (ended January 2012).

B Accounting Processing of Free-Rent Agreements

TOKYU REIT posts income based on cash (1st~17th fiscal period results and 18th~19th fiscal period forecasts)

* For the so-called free-rent agreement, there are two accounting processing methods for a leasing agreement for which a certain
period during which cancellations cannot be made (b) after the free-rent period (a) is established. They are the following:

» Method of posting the rent, which is actually received after the free-rent period is over, as income for the period
in which the said rent is accrued (based on cash).
» Method of posting the pro-rated total rents of the agreement for the full period ((a)+(b)).

89
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Disclaimer TOKYU REIT

m  This document is solely intended to provide information and is not intended to solicit securities or special product transactions.

m |n addition to information on TOKYU REIT, Inc. (“TOKYU REIT"), this document includes charts and data prepared by Tokyu Real Estate
Investment Management Inc. (the “Investment Management Company”) based on data/index and other information released by third
parties. Also, analyses, judgments and other views of the Investment Management Company on such information at the moment are
included in this document.

m  The Investment Management Company is a financial instruments dealer under the Financial Instruments and Exchange Law (Kanto
Financial Bureau (Kin-sho) No. 360).

m  The information contained in this document is not audited and there is no assurance regarding the accuracy and certainty of the
information. Analyses, judgments and other non-factual views of the Investment Management Company merely represent views of the
Investment Management Company as of the preparation date. Different views may exist and the Investment Management Company may
change its views in the future.

m  Numbers for the same item may be different from other disclosure materials due to difference in rounding.

m  Although much attention has been paid to the inclusion of all relevant information in this document, there may be errors and omissions.
Therefore, they are subject to correction or amendment without prior notice.

m  TOKYU REIT and the Investment Management Company assume no responsibility for the accuracy of data, indexes and other
information released by third parties.

m  This document contains forward-looking statements, such as current plans, strategies and future performance. These forward-looking
statements are based on judgments obtained from currently available information. Please be advised that, for a variety of reasons, actual
results may differ materially from those discussed in the forward-looking statements. Events that might affect actual results include, but
are not limited to, fluctuations of the real estate market in Japan, general conditions of the Japanese economy, competitive pressures
and relevant regulations.

m  Dates indicated in this document may differ from business days for the convenience of preparing charts.

m  This document is a translation of the original document in Japanese and is prepared solely for the convenience of non-Japanese
speakers. There is no assurance as to the accuracy of the English translation. The original Japanese document shall prevail in the event
of any discrepancies between the translation and the Japanese original.

90

Prepared on March 15, 2012 [ This document is provided for informational purposes only and is not intended as an inducement or invitation to invest or trade in securities issued by TOKYU REIT. |




