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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 Highly Competitive Properties

- B Focus on location Approximate Walking Time from
B Investment limited to the Tokyo Metropolitan Area ;| Nearest Station

> Noi t t other than in the Tokyo Met litan Area:” > Office properties
o investment otherthan in the Toxyo etropolitan Area ! » Within a seven-minute walk from the @“ﬂ
» Eliminate downside risk of regional economies. s nearest station as a rule.
» Control earthquake risk through PML. :ﬁ » Retail properties
(Set portfolio PML at 10% or lower) : « Conduct various surveys and analyses in

> Total return orientation : o many aspects, including purchasing

In addition to income gains, also focus on power potential of the trade zone, growth

future property value (terminal value) 7 poprox. 1.500km 1 potential, compatibility of tenants with the

stability and liquidity L ! .
B Concentrated investment in Tokyo’s central 5 wards and in trade zone, and status of compefition.

T “ ” » Secure favorable location, with focus on 74.5%* of properties lie
areas along.Tokyu ral'l lines (“Tokyu Areas”) o ot orice and lauid within 3-min. range today
» Areas showing population growth and more growth potential in the P q y
Tokyo Metropolitan Area. m Size Of properties * Based on acquisition price at end of 22nd period (July 2014)
» Over 85% of investment conducted in these “major target areas.” » Properties worth over 4 billion yen respectively as a rule.
- PR — & N > Over 5,000 m? of total floor space and over 330m? of exclusive
investment is limited to Tokyo, Kanagawa S (e =

tme area in typical floor space (for office properties) as a rule.
and Saitama Prefectures currently yp P ( prop )

Average amount invested per property
is 7.5 billion yen* at present

* Based on appraisal value at end of 22nd period (July 2014)
B Asset class

> Office : Retail = 60 : 40*

* Long-term target ) ) )
» 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 = 56.5%" : 43.5%* currently
* Based on estimated value at end of 22nd

period (July 2014) . ’ Approx. 40km , Based on appraisal value at end of 22nd period (July 2014)

90.1%* in Tokyo’s
central 5 wards and
Tokyu Areas
combined

(Note) Strategy to establish a low risk, steady return portfolio with promising future growth potential.
*This page represents the views of Tokyu REIM
Prepared on September 12, 2014 | 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. | 3




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

e Tokyo - Nagoya = Osaka

150,000 /\ /[~
2013
100,000 4 06,624

population
inflow

50,000

-50,000

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

*Comments by Tokyu REIM
Prepared on September 12, 2014 [ 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 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 fiduciary
REIT Management Company Investment Manager and to provide significant added value.

» Growth through collaboration with Tokyu Corporation (Note) and value enhancement of the Tokyu Areas (including

Collaboration Shibuya) (Capital Reinvestment Model).

Enhanced Measures Against Conflicts * Implementation of self-imposed rules to secure collaboration (rules governing conflicts of interest) and governance to
of Interest maximize the advantages of such cooperation.

* Principle and strategy focused on managing the required debt and equity risk premium while also securing additional

Strategic Financial Principle funding availability.

« Allocate personnel so that the number of properties one asset manager is in charge of is controlled.
« Enriched IR structure by having 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 of those that fall under the following (i) to (iii): (i) Tokyu Corporation (ii) A consolidated subsidiary of Tokyu Corporation (*not including equity method affiliates)
(iii) 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%. The same hereafter.

*This page represents the views of Tokyu REIM

Prepared on September 12, 2014 | 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 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 (sponsors).

Third Parties
Acquire properties from
sponsors and third parties in
a well-balanced manner

Proceeds Properties

Proceeds

Investment ) Tokyu Corporation and its subsidiaries (sponsors)

Re-investment in
TOKYU REIT's
Target Areas

Capital Market

Re-investment in
other areas

Properties

» Construction to improve the transportation capacity
of Tokyu Lines.

- Office, retail, and residential real estate
development in Tokyu Areas.

TOKYU RE!T is not a Tokyu Group
company but a collaborative partner of Tokyu
Corporation. (Brand license)

Maintain & improve 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

Prepared on September 12, 2014 | 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. |




Major Properties Owned by Tokyu Corporation

TOKYU RE

T

* Tokyu Corporation owns and develops many rental properties along its railway lines.

Grandberry Mall

(Opened Apr. 2000)

Aobadai
Tokyu Square
(Opened Nov. 2000)

Tama Plaza
Terrace
(Fully opened Oct. 2010)

Futako Tamagawa Rise
(First phase) p
(Completed Nov. 2010) (Completio;osilged for Apr.

Second phase

Futako Tamagawa

Setagaya

Second phase)

9
Business Square
(Completed May 1993)

A=

Shibuya Hikarie
(Opened Apr. 2012)

Carrot Tower
(Completed Nov.1996)

Cerulean Tower
(Completed Mar. 2001)

(@]
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= 50 Line c o
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Extension of
Oimachi Line
to Mizonokuchi
(with four-track
lines)
(Jul. 2009)

Queen’s Square
Yokohama

Musashi Ksui-
Tokyu Square

Fullel With
Jiyugaoka
(Opened May 2011)

Trainchi Jiyugaoka
(Opened Oct. 2006)

*c-:.-------.--s--

rebe)nyy ‘IyoewoloN

(Completed Jun. 1997)

leJiwo_uI

(Opened Apr. 2013)

pening of Minatomirai LineJ

(
(Feb. 2004)

(Note) As of the date of this document, TOKYU REIT has no plan to acquire any of the properties shown above.
The * mark indicates properties with compartmentalized ownership or co-ownership.
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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Establishment of mutual
irect train service with Toky!
Toyoko Line (Mar. 2013)

)

Tokyo Metro Fukutoshin Line
7

Tokyu
Bancho Building
(Completed Sep. 2011)
Tokyu Capitol
Tower
2 (Completed Jul. 2010)

ehebiyo|

.

Establishment of mutual direct
train service with Meguro Line

(Sep. 2000)

lepouejeH

Tokyo Metro
Namboku Line

5
[
«Q
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@
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13
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(]
Meguro Building
(Completed Mar. 2002)

oAyo |
O

Building
(Completed Sep. 1980)

Shibuya Mark City
(Completed Feb. 2000)

Shibuya Takugin
Building
(Completed Jan. 1983)

Shibuya Kyowa

wil

Shibuya Higashiguchi
Building

(Completed Jan. 1980)

Shibuya Sumitomo
Shintaku Building
(Completed Jun. 1962)

TteteNew Airport Line: reported in the Report No. 18 of the Council for Transport Policy as “establishment of a new line for a shortcut between
Keikyu Airport Line and Tokyu Tamagawa Line,” with a suggestion that it is appropriate to start constructing by 2015

*Comments by Tokyu REIM

7



Long-Term Investment Management Strategy (Surf Plan) TOKYU REIT

Value & Contrary l

Through a value and contrarian investment approach that focuses on the cyclicality of real estate prices, TOKYU
REIT secures capital gains while replacing 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).

+

Year7 Year 14 Year 21 Year 28
| 2nd phase 3rd phase | 4th phase

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

Real Estate Price
|

Acquire

Sell properties acquired in Sell properties acquired in Sell properties acquired in
1st phase 1st-2nd phases 1st-3rd phases

*No assumption of short- *No assumption_ of short-
term trading term trading N\

O O | A A] O O | a A O O | & A
Pri ion Acquisition Selling Pri ion Acquisition Selling Pri ion Acquisition Selling Preparation

O Public Offering
— A Capital Gain

*No assumption of short-
term trading

*This page represents the views of Tokyu REIM
Prepared on September 12, 2014 | 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. l
Distribution per Unit after Deduction of Capital Gain/Loss (Note2) ke py—
Cumulative Capital
Gains Going
Forward Total Capital (¥ mn) a 110,479
Gainlloss on sales of properties b 12.716

(¥ mn) (Note 1)

Yokohama Yamashita-cho
Building (Barneys New York 1,637
Yokohama Store)

¥500 mn
Resona Maruha Building 18,259
c
8 ¥1,000 mn
© Ryoshin Harajuku Building -7,180
g
S| ¥2000mn Adjusted Capital after bl 97763
Deduction (¥ mn) c=a- '
¥5,000 mn Outstanding Units (Units)
(Note 2) d 977,600
¥10,000 mn Adjusted Capital per Unit (¥) e=c/d| 100,003

(Note 1) Capital gains on sale of Beacon Hill Plaza (lto-Yokado Noukendai Store) on August 8, 2014 are not scheduled to be
distributed, but rather used as the source of funds for implementing repair and maintenance construction, etc. ahead of
schedule, and thus are excluded from capital gains/losses.

(Note2) A five-for-one split of investment units was conducted on February 1, 2014.

Adjusted Capital Yield Distribution Amount After Deduction of Capital Gains/Losses

(Adjusted ROE)

Total Capital — Accumulated Distribution of Capital Gains/Losses

*This page represents the views of Tokyu REIM

Prepared on September 12, 2014 | 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. | 9




Overview of Investment Management Fee

TOKYU REIT

* Investment management fee structure linked to three performance indices aimed to balance conflicts of
interest by “being in the same boat as unitholders.”

Objective (Aim)

Formula

Base 1
(Linked to asset
valuation)

Base 2
(Linked to cash flow)

Incentive Fee
(Linked to investment
unit price)

Enhance Growth

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%

(5.0% 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 net
income before income taxes, plus
depreciation and amortization of deferred
assets.

Reduce risk premium
related to investment unit
price formation

(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

Efforts to get back on the path
to growth

Reduce 15% from Base 1

20th fiscal period to the 23rd fiscal period

* Apart from the above, TOKYU REIT pays predetermined fees, etc. to an asset custodian, general administrators, property management companies and an independent auditor,

among others.

* TOKYU REIT received a request from the investment management company on September 12, 2014 for partial amendments to investment management fees for fiscal periods,
starting from the 24th fiscal period (ending July 31, 2015). The investment management fee level calculated using the amended calculation method based on this request is on par
with the current level after implementing the time-limited reduction of investment management fees.

* The above fees are all booked as expenses. TOKYU REIT does not adopt an acquisition incentive fee, which is

Prepared on September 12, 2014

capitalized on the balance sheet.

*Comments by 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. |




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.

Changes in the Population of Major Target Areas (year 2010 = 100) Population Forecasts for Tokyu Areas (year 2010 = 100)

115.0
115.0
Tokyo Central 5 Wards —— Tokyu Areas Nationwide — Tokyu Area —— Nationwide
110.0
110.0
105.0 r
105.0 102.7 _104.5 102.5 103.3 103.2 102.4
101.7 10M \ 101.0
1000 L 995 997 998 999 4000 1000 1000 'g9;) 1900 sas 1000 98.9
97.6 : 96.9
956 96 97.9 94.2
95.0 9 94. 96.2 95.0
928 —> 92, 94.5 91.1
80.3 90.7
90.0 > 90.0
M \ 87.6
850 1 1 1 1 ! ! ! ! L L L J 850 1 1
3/31/2002 3/31/2003 3/31/2004 3/31/2005 3/31/2006 3/31/2007 3/31/2008 3/31/2009 3/31/2010 3/31/2011 3/31/2012 3/31/2013 2010 2015 2020 2025 2030 2035

Source: Prepared by Tokyu REIM based on the “Population, Population Movement, and Number of Households

. . S JP! I ) L * Tokyu Areas: Defined as the “17 cities and wards (i.e. -ku) which Tokyu rail lines pass through” (Shinagawa-ku, Meguro-ku, Ota-ku, Setagaya-ku, Shibuya-ku, and
from the Basic Resident Register” of the Ministry of Internal Affairs and Communications.

Machida-City in Tokyo prefecture, Kanagawa-ku, Nishi-ku, Naka-ku, Kohoku-ku, Midori-ku, Aoba-ku, Tsuzuki-ku in Yokohama City, Nakahara-ku, Takatsu-ku and
Miyamae-ku in Kawasaki City, and Yamato City in Kanagawa prefecture).
* Prepared by Tokyu Corporation based on the 2013 National Institute of Population and Social Security Research’s data by municipalities.

Changes in the Number of Passengers
(Fiscal 2004 (Fiscal Period Ended Mar. 2005) = 100)

Number of Passengers Using Tokyu Rail Lines

(millions of people/year)

1,116
1,120 113.4
* Due to the network enhancement and 1120 Tokyu
1,100 - Iarge-scale renoyatlons CondUCted. n the o ’ 8 Private Railway Companies in the Kanto Region 110.6, 110.4
past, the convenience of Tokyu rail lines (Excluding Tokyu) -
. improved and the number of o R 1 = 110.0 - gloww e
1,080 has improved and the number of
passengers has increased. 1056 1.065 1,066 1,062 1,085
1.060 LS N ——eeee— . | . i . 108.0
’ 107.3
T B T e e i . i . 106.0
1,020 Fmeeee S B B B B B B 104.0
1,000 b B B B B BN BN BN BN 102.0
99.8  99.1 100.1
,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, 100.0 r
980 ors 100.0 1000
,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, 98.0 | -
960 98.4
e NN NN $EEE S S S A e e e . . . 96.0
920 94.0
FY2001 FY2002 FY2003 FY2004 FY2005 FY2006 FY2007 FY2008 FY2009 FY2010 FY2011 FY2012 FY2013 FY2001 FY2002 FY2003 FY2004 FY2005 FY2006 FY2007 FY2008 FY2009 FY2010 FY2011 FY2012 FY2013
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. *
Prepared on September 12, 2014 | 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. | Comments by Tokyu REIM'I 1




Strengths of Major Target Areas (2)

TOKYU REIT

Population of Major Target Areas

(thousands of people/day)

6,000

‘ @Tokyo Central 5 Wards B Tokyu Areas ‘

5,060 5,090 5121 5,219
4914 4,965 5005 5034 , g

s000 | 4813 4867
4,000 3723
3,000
2,000
1,000

3/31/2005 3/31/2006  3/31/2007 3/31/2008 3/31/2009 3/31/2010 3/31/2011  3/31/2012 3/31/2013 Daytime

Source: “Population, Populatlon Movement, and Number of Households” from the Basic Resident Register” and opuiation of
“Population Census” of the Mlnlstn/ of Internal Affairs and Communications (daytime populations after 2006 are pop
unannounced). 2005
* Shibuya Ward is included in both the Tokyo Central 5 Wards and the Tokyu Areas (the population of Shibuya Ward is
200,000 people as of March 31, 2013).

Personal Income Taxation Level by Area (2012)

.0
20 | Tokyo Central
' 5 Wards
6.0 | . ,— Tokyu Areas —|

\)X\\) O ‘(\“ o(\‘;

Q\’N
a“—’a\(\\

N
g@*’b O\',b \(\\6a

D
O W
e g o \\e@)
B

Source: “Personal Income Index, 2014” by Japan Planning Systems Co., Ltd.
(Note) The cities of Yokohama and Kawasaki include areas outside of the administrative districts of Tokyu Areas.

Changes in the Number of Passengers Using Shibuya Station

(thousands of people/day)
1,600

1,544 1,551

1,550 | 1,547
1,500 -

1,450 r

1,442

1,439

1,400 r 1,414

1,350

1,500 2002 2003 2004 2005 2006 2007

Source: “Urban Transportation Yearbook (2002-2009) by the Institution of Transport Policy Studies.
* 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)

* Tokyo’s consumer price is higher relative to other areas, but its wage level is even higher.

2008 2009

Tokyo
Kanagawa
Osaka
Aichi

Fukuoka

Basic Survey on Wage Structure
(Nationwide)

L] National Survey of Prices

40 60 80 100 120 140

Source: “Scheduled cash earnings” in the Basic Survey on Wage Structure for fiscal 2013 by the Ministry of Health,
Labour and Welfare “Regional Difference Index of Prices” in the 2007 National Survey of Prices by the
Ministry of Internal Affairs and Communications.

* Each index is based on the figure of Hokkaido (set at 100) in calculating the respective figures of major prefectures.

Hokkaido

0 20

160

Prepared on September 12, 2014 [
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Performance Against Public Offering Price
(Adjusted for Split of Investment Units) TOKYU REIT

o . - P . . . . . .
When including dividends, yield greater than offering prices in the past three POs is provided. I
IPO (Initial Public Offering) (Issued Sep. 10, 2003) Third Public Offering (Issued Aug. 1, 2005)
(¥) (¥)
400000 400000 T
Investment Unit —Investment Unit Price with — Offering Price at IPO Investment Unit e INVestment Unit Price with — Offering Price at 3rd PO
Price (Closing Price) Accumulated Dividends (Closing Price) (9/10/2003) Price (Closing Price) Accumulated Dividends (Closing Price) (8/1/2005)
350000 350000
300000 4 * 70% of offering price at IPO 300000 * 42% of offering price at 3rd PO
distributed in about 11 years distributed in about 9 years
250000 250000 \
200000 200000 - 7 Offering
M w5300
150000 oferng 150000 } — Lo
rice
¥106,000_ Accumulated Offerirjg Price at 3rd PO: ¥152,390
100000 Dividends 100000 Ascumuiated 1
1 000/ ¥73,979 - 8/1/ 2005 ¥63,868
0
50000 1 50000 H
0 ; —
i icei If the offering price is 100,
o $ P L L PP OO NN DN e O > If the offering price is 100, S > P> EPEEFES L PPN NN DL >
FFFFFTFT SIS FTFFF S F S F thenaccumulated P P P P FF S F PP P dividonds wound cqual 42
S A S A A A A W A o A A o A @ A oY o 4 dividendswouldequal 70 o AN o oY o oA o A o 4 g o oY o oY ofF o ofF oY ofF o oK
Second Public Offering (Issued Aug. 3, 2004) Fourth Public Offering (Issued Aug. 12, 2013)
(¥) )
400000 | 400000 1
Investment Unit Investment Unit Price with Offering Price at 2nd PO Investment Unit — Investment Unit Price with — Offering Price at 4th PO
Price (Closing Price) ™~ Accumulated Dividends (Closing Price) ~ — . (8/3/2004) Price (Closing Price) Accumulated Dividends (Closing Price) (8/12/2013)
350000 350000 i
* B0, i i
300000 * 53% of offering price at 2nd PO 300000 5% of offering price at 4th PO
distributed in about 10 years distributed in 1 year
250000 250000
200000 A > 200000 \
Offering \
o
150000 130,406 150000 otorm
Offering Price at 2nd PO: ¥130,496 8/12/ 2013
Accumulated
100000 8/3/2004 1009 [ pu——
“ : Offering Price at 4th PO: ¥98,670 Diyidends
50000 : 50000
5%
0 ’ 0 If the offering price is 100
S PP E L EESN PSS & > XIf the offering price is 100, S PP EEEEFS S PO NN DD DO N ’
IR IR I R U R R O S S O Oy S SR SR SR SR SR SR SRR S S h | S T T T T T T ETFTFT S S S S S SS S S . thenaccumulated
& S g8 187 (97 97 (97 97 (87 (87 (87 (87 (87 (87 (87 (87 (87 (87 (87 &7 (&7 © divi‘d ot would g;eui, 53 Q\@\” %\@\W Q\\o@ %\\& Q\@\” %\\Q\” q\\& & Q\\& %\\Q\” %\\& %\\e\m Q\\& %\@\” Q\@\W ﬂ)\@\” %\\e@ %\@\W Q\@\W ﬂ)\@\” q\\& %\\e\w«\n’& dividends would equal 5

*Investment unit price and offering price stated in this document have been adjusted to take into account the split of investment units (five-for-one split) conducted on February 1, 2014 for pre-split figures.
| 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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TOKYU REIT

2. Portfolio Overview
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Portfolio Overview

Retail

Office
Properties

\,

Tokyo Central 5 Wards

~

| Shibuya Ward

Tokyu Areas

Properties OKI System Center (sokochi) gai[e] |

/
S~ /

(As of September 12, 2014; 29 properties; Total acquisition price: 220.1 billion yen)

TOKYU REIT

Approx.
60km

T A

Tokyu Saginuma 2 Bldg.

Tokyu Saginuma

Bldg.
| \A5 v

-0
R

Prepared on September 12, 2014

T i Bldg| ;
9 /ﬁ .' |
< L N /'k’“—‘ Rih Y
Setagaya Business Square ‘E 'FE#F' N\ B sb RSE =1
; \{

Tokyu lkejiri-ohash
N\

BRm

d .>¢7 TOKYU REIT Kamata Bidg.

Tokyo Central 5

Wards + Tokyu
Areas
93.4%"

Approx.
50km

22nd period (July 31, 2014)

*Total Acquisition Price does not include broker's fees, acquisition-related costs, property tax, city planning tax and consumption tax.
[

Portfolio Breakdown

* Based on estimated value at end of

1

21 properties™ in portfolio in Tokyo
Central 5 Wards

(* ¥167.0 bn, accounting for 76.1% of portfolio)
(based on estimated value at end of 22nd period)

()

Approx. 10km //
/ [

A HEXE

TOKYU REIT Shinjuku Bldg.

TOKYU REIT Shibuya
Udagawa-cho Square

QFRONT

cocoti
e
KALEIDO Shibuya

Miyamasuzaka

~ " TOKYUREIT |
Omotesando Square

CONZE Ebisu
Tokyu Sakuragaoka-cho
Bldg.

A
Tokyu Nampeidai-cho
Bldg.

D=

/)

Tokyo Nissan Taito
Bldg.

,‘
KB

Akihabara Sanwa Toyo
Bldg.

P . N

Kojimachi Square

<\l |l
Tokyu Ginza \;J‘

2-chome Bldg.,/

TOKYU REIT
Hatchobori Bldg.

N

C)
O] thRX

Akasaka 4-chome Bldg. (Tokyu Agency
Inc. Head Office Bldg.
— |

)
TOKYU REIT Akasaka Hinokico
Bldg.

Tokyu Toranomon
Bldg.

TOKYU REIT Toranomon Bldg.

~

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 Introduction

(As of September 12, 2014; 14 properties contributed by sponsors) TOKYU RE

T

Lexihgton
Aoyama

Jcugas

TOKYU REIT o
Shibuya Udagawa-cho cocoti

Square

"~ Shonan Mall Fill
(sokochi)

- Tokyu Saginu 2 i
Building

Tokyu Saginuma
Building

TOKYU REIT
Omotesando Square

KALEIDO Shibuya
Miyamasuzaka

Setagaya Business
Square

7

A

K/

BERSEE

T N
TOKYU REIT
Kamata Building

u Sakuragaoka
Building

TOKYU REIT
Toranomon Building

TOKYU REIT Akasaka
Hinokicho Building

Tokyo Nissan
Taito Building

TOKYU REIT
Shinjuku Building

OKI System Center
(sokochi)

Tokyu nza
2-chome Building

" TOKYU REIT Kiba
Building

Akihabara Sanwa
Toyo Building

Tokyu Sakuragaoka
Building

Retail properties

TOKYU REIT
Hatchobori Building

- Toky Toranomo
Building

CONZE Ebisu

n

Office properties

[ ]Properties contributed by sponsors

Daikanyama Forum

Akasaka 4-chome
Building (Tokyu Agency
Inc. Head Office Building).

*The portfolio properties listed on this slide include properties contributed by Tokyu Land, which was a shareholder of the Investment Management Company (Tokyu REIM) along with Tokyu Corporation until June 2011.

Prepared on September 12, 2014

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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List of Properties Located in Areas Along Tokyo Metro Ginza Line
(As of September 12, 2014) TOKYU REIT

TOKYU REIT portfolio 29 properties

(period-end estimated value: ¥219,590 mn)
Ginza Line properties 15 properties

(period-end estimated value: ¥133,180 mn) Hanzomon Line
* Accounting for 60.6% of portfolio (based on period-end estimated value)

Nagatacho

Approx.
4-minute walk )

Approx. 4tminute walk

10-minute walk

Approx.
9-minute walk

Approx. 7-minute walk

Jingu Gaien Fireworks Festival

TOKYU REIT Shibuya Udagawa-cho Square ) coc ) * ; = : h
Approx. 2-minute walk Approx. 1-minute walk = Akasaka 4-chome Building
L

IR

— (Tokyu Agency Inc. Head Office Building)
Meiji Jingu Shrine

TokyNissan aito uiIding
Approx. 3-minute walk

Approx. 4-minute walk )

=

E -
[
-

Akihabara Sanwa Toyo Building

Toranomon"’fGinzépprox. 1-minute walk

Approy.
0-minyfe walk

Omotesando

Shibuya Hikarie
¥

2 h o 7 " AL .
_ TQFRONT [y e T L NSO
- Approx. 1-minute walk b 1 : e l\ 111 11 ;
== Omotesand = o H xnda Myojin Shrinﬁ?ﬂfﬁ
L Hachiko Statue motesando - — ™ i )
g H
e ——

Shibuya R Sankei B ding Ueno Park 2
Az
KALEIDO Shibuya — §,.

- " Skytree
Suehirocho Ueno InarichoAsakusa

TOKYU REIT vy b Statue of Takamori Saigo
otesando Square i . Apﬁ;g)\(l;lalk
Approx.
=L 2-minute walk

Asakusa Line

Approx. 4-minute walk
Miyamasuzaka Te=pglO gy q
Approx. 1-minute walk %

gashi-ginza

2-minute walk

i === Approx. :
Tokyu Sakuragaoka-cho Building _H . . 7-minute walk \ Yurakucho Line
Approx. 5-minute walk Lexington Aoyama H 0 4-minute walk.
Approx. 5-minute walk L] R - i . .
== B e Al b Hibiya LineShintomicho

AT 5 TOKYU REIT Toranomon Building -

T“ﬁ'p’;::)‘(”;'i::ﬁ?::::k ing Approx. 1-minute wW aShl'glnza
-0 Tokyo Tower /<~ H H H *
(Note) Time indicated in the circle for each train station is the standard travel time from Shibuya. & KamlyaChO K Umlgasekl Comments by Tokyu REIM
Prepared on September 12, 2014 |
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Greater Shibuya Area Property

(TOKYU REIT Owns 12 Properties; Acquisition Price: ¥93.2 bn; Appraisal Value: ¥97.8 bn)

N

@ Yoyogi-

Hachiman Stn. Yoyogi Par

s
Sseﬂkyu Odawarg =
Yoyogi-Koen Stn.

L]
4K Studio Park !
Shibuya Ward Office = ’
TOKYU REIT
Tokyw/Department  Shibuya
Univ. of Stofe Main Store Udagrawa-cho’!
Tokyo Komaba W2C aFroNT
Ca P Bunk 1l Miyamasuzaka=3
’,PD‘-' un arer:lBUYMOQ— 1‘ './. - &
== _ 8> g Shibuya Hikarie
5 =
Komaba )

i ashira Line
Keio Iro &

cho ~Tokyu g
Building  Nampeidai-cho %,
Building

iixi i Plan to develop the area abov .
g(t?:!n-ohas S Toyoko Line at Daikanyama \_:@:
o
Building 3
From Shibuya Stn.

O 1,000m radius
O 1,500m radius

. TOKYU REIT's properties .

Tokyu Corporation and its
subsidiaries’ properties

S Komazawa-dori

P
Tokyu Corporation,e
Naka-Meguro Stn. /

* This map represents an extract selection and does not indicate all major facilities.

aShibuya R Sankei Bldg,

\ Vil
\

CONZE Ebisu

1,ap0m radius

: ay
tropolitan Expressiv
‘:: e No.3 Shibuyg Line

Kokugakuin Univ.
L ]

Japanese Red Cross

Eﬂ_ Medical Center
)

o M
Toky o Line

Y, Yebisu Garden Place
\ -

* Some properties are only partially owned by TOKYU REIT or Tokyu Corporation and its subsidiaries.
* As of the date this presentation was prepared, TOKYU REIT has no plan to acquire properties owned by Tokyu Corporation and its subsidiaries.

Prepared on September 12, 2014 [

i g - '} .dl‘ gA
- Wy - e ——
O C NSNS KALEIDO Shibuya
Miyamasuzaka

Shibuya Udagawa-
cho Square

SR - 8% ") P
Tokyu Sakuragaoka [l T Nampeidai- Shibu
Bldg. ho Bldg. Sankei Bldg.
P ——

L
Al

- -" s - f \i s
= — — ] - We"
TOKYU REIT D w
aikan a Tokyu Ikejiri- :
Omotesando : CONZE Ebisu
Square Forum ohashi Bldg.
Oxford Street
| Marble Arch Stn. Approx. 2,000m (= 1.2 miles) [ Tottenham Court Road Stn. !
| |
Aroh of Triumph Champs Elysees Avenue

Concorde Square

|
1

| Approx. 2,000m (= 1.2 miles)

f
Approx. 1,300m (= 0.8 miles)
I 1

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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Attractiveness of Shibuya TOKYU REIT

* Shibuya has a concentration of IT, creative, apparel and design companies, and has the lowest vacancy rate in Tokyo I
m IT companies concentrate in Shibuya « Representative IT, creative, | & o puyais the town most visited
Number of IT C es Established Since 2000 | and desi ’ ’ by foreign travelers to Tokyo
umber o ompanies Establishe ince appare _an eSIgn Towns Visited by Foreign Travelers (multiple responses; 7,694 respondents)
<Number of IT Companies in Tokyo>  <Number of IT Companies in 9 Urban Districts> companies that have set up <Destination Ranking>
(companies) (companies) offices in Shibuya. (;/6)
700 - . ] :
600 | 588 350 1306 gD'E)LlA 43% 429, .
501 300 1 "De 40 - 38%
500 - 250 - -LINE
400 - 200 - *GMO Internet 30 - 27%26% 50,
200 | 274 150 - -CyberAgent ’
200 | 212 4 g4 100 | -NHK Enterprises 20 1
o7 * Culture Convenience Club 10
100 - 50 - 25 24 q -PIA 1
0 - N > o 0 - . © -United Arrows 0 -
: & Q 2 ’ S N
& ¢ & @ .@&‘ (\\3@ Q@é‘ Qoo\ o\@f &&0 & @‘y s -BAYCREW S o @\& @Q@ &)@& Q}&a@ @“Q’ & S QOQQ
\o\ﬁ% 0’5\0 *ob'b K & S o rbo‘ QPQ ‘9\0@ Q{g"o &@9 & %‘{\\Q’b -designam F o ?\g‘ & ‘p\vo be&(\ \QpQ
N \ N N @) . . o . . )
N S o 5 - T3Design &@%’ o v\@f

Source: Tokyu Research Institute, Inc.’s “Report on Survey of IT Companies in Shibuya (December 2013)”
Source: Tokyo Metropolitan Government’s “Fiscal 2012 Survey on Behavioral
Characteristics of Foreign Travelers by Country”

Market cap rate relatively decreasing in Shibuya

m  Vacancy rate relatively low in Shibuyam  Shibuya outperforming Nishi-shinjuku in rent ;@ Market ¢ ap rate relatively decreasin ai

1ICYy 1 rejiatuvely 10w in ornipuvas  ornipu ya Oout
(¥10,000/tsubQ) <Ctosing Office Rent (building age: 10 years; walk from station: approx. S-min: typical floor plate: 300 tsubos or more)>
,

(10(/;)) <Comparison of Vacancy Rate by Zone (June 2014)> (%) <Market Cap Rate of Class A Office Buildings>
5.5

———Shibuya === Marunouchi/Otemachi/ Nishi-shinjuku = Shibuya Marunouchi/ Nishi-shinjuku
6.0 Yurakucho/Uchisaiwaicho Otemachi
8 5.0 -
50 \ / 5_0\
6 4.0 / \ 37| 45 |. 0.8 l. h 5
4.7 : \/ \ / 42
0.7
J / ' o \
20 40 * The cap rate gap between
2 1.8 Marunouchi/Otemachi and Shibuya 3.8
10 3.5 decreased by 10bps compared with
: 35 that in 2011 due to enhancement of
0 Shibuya’s relative competitiveness.
3.0
Shibuya  Marunouchi/Otemachi/ - Nishi-shinjuku Tokyo Central 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 Apr.  Apr.  Apr. Apr.  Apr.  Apr. Apr. Apr.  Apr.  Apr.
Yurakucho 1H 1H 1H 1H| 1H| 1H 1H 1H 1H| 1H| 1H 1H 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014

5 Wards
Source: CBRE K.K.

Source: Prepared based on Nikkei Business Publications, Inc.’s Nikkei Real Estate Market
Report “Closing Rent Survey of Rental Office Buildings by Area” data

Source: Japan Real Estate Institute’s “Japanese Real Estate Investor Survey”

*Comments by Tokyu REIM

Prepared on September 12, 2014 |
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Example of Capital Re-Investment Model
(Development Around Shibuya Station)

Aiming for sustainable growth through collaboration with Tokyu Corporation and its subsidiaries (sponsors) and value enhancement of
the Shibuya area

Proceeds Tokyu Corporation and its subsidiaries (sponsors)

¥115.8 bn
(Note)
Real estate Re-investment in ' ,
TOKYU REIT'S Re-investment in

14 properties Target Areas other areas

(Note)

Even after the establishment of TOKYU REIT,
Tokyu Corporation and its subsidiaries have
continued to promote value enhancement of the
Shibuya area, such as constructing Shibuya
Hikarie and moving the Tokyu Toyoko Line
underground as well as the start of joint direct-
operation of the Tokyo Metro Fukutoshin Line.

Development around Various
Shibuya Station promotional activities

Convey Shibuya’s cultural
attractiveness and direction as a
town

< 3 i

W 28N

. & -
L,

\' Dgenzaka 1-

ar B ¥ .| chome station
Shibuya area investment properties of TOKYLI rEl % RTINS
-Lower vacancy rate ; A
Higher rent : o W s.msuu. P.RI_JJECT
“Higher appraisal value Value enhancement of the | Propoe Shouva area
-Lower cap rate Shibuya area collaboration with
local communities
N\

Aim for stable growth of distribution and asset value

(Note) The portfolio properties listed on this slide include properties contributed by Tokyu Land, which was a shareholder of the Investment Management Company

(Tokyu REIM) along with Tokyu Corporation until June 2011. *This page represents the views of Tokyu REIM

Prepared on September 12, 2014 | 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. | 20




TOKYU REIT

3. Financial Results and Forecast
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Executive Summary TOKYU REIT

(1) Financial Results and Forecast o)
B Actual DPU for 22nd period: ¥2,517 (decreased ¥47 from previous period; increased ¥17 from forecast)
and EPS: ¥2,517
B Forecast DPU for 23rd period: ¥2,500 (decreased ¥17 from previous period; no change from previous forecast)
and EPS: ¥2,627
B Forecast DPU for 24th period: ¥2,400 and EPS: ¥2,272

(2) External Growth
M 23rd period also judged to be “acquisition phase”
B Acquired properties (increased ¥5.2 bn from previous period) by leveraging acquisition capacity (¥16.8 bn)

B Considered offers of sale at far above market level as needed, but prioritized re-investment
* As at end of 22nd period. Acquisition capacity as at end of 23rd period after sale of Beacon Hill Plaza (Ito-Yokado Noukendai Store) expected to be ¥24.8 bn.

(3) Internal Growth

B Occupancy rate at end of period decreased 0.3 points from previous period (21st period: 97.9%; 22nd period:
97.6%)

B New market rent increased. Existing contract rent also bottomed out and turned around.

B Appraisal value at end of period increased for 26 properties, decreased for 3 properties and remained
unchanged for 1 property (in contrast to 23 properties increasing, 3 properties decreasing and 4 properties
remaining unchanged in the previous period)

B Rent gap narrowed

(4) Debt Finance

B Achieved lowering of average borrowing interest rates
B Issuance of new investment corporation bonds in the amount of ¥6.5 bn and repayment of short-term debt in the
gam_e argog?)t, as well as refinancing of long-term debt, led to extension of duration (average duration of interest-
earing de

(Note) DPU for 21st period has been adjusted to take into account the split of investment units (five-for-one split) conducted on February 1, 2014.

Prepared on September 12, 2014 | 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. |




Overview of Financial Results TOKYU REIT

22nd Period

22nd Period Actual | 21st Period Actual
Forecast Ended

En?:scfl Jdl;I).,SZ)O14 Enc:(:(a:l4J::).,82)014 JUI-GIZG(;;‘;13: P Change

Distribution per Unit )] 2,517 2,564 -47 -1.8 2,500 17
CapEx (¥ million) 343 228 115 | 504

Adjusted ROE (%) 5.08 5.09 -0.01

Occupancy Rate (End of Period) (%) 97.6 97.9 -0.3 97.6 0.0
NOI Yield (%) 4.35 4.39 -0.04 4.37 -0.02
Unrealized Gain (¥ million) 10,549 6,726 3,823 56.8

Adjusted Net Asset Value (NAV) per Unit ) 123,801 119,890 3,911 3.3

Average Unit Price during the Period (Closing) ¥) 131,777 116,503 15,274 | 13.1

B o P suring the Period (¥ million) 229,622 227,550 | 2,072| 0.9

<Acquisition Capacity>

LTV at End of Period (%) 46.7 47.6 -0.9
E::iaonge of Cash and Deposits with Banks at End of (¥ million) 4,148 3,362 786 Detailed B/S and P/L data
Acquisition Capacity through Cash and Deposits with - are presented in the

(¥ million) a 1,687 855 832
Banks - separate DATA BOOK.
Acquisition Capacity through Debt (¥ million) b 15,193 10,777 4,416
Total Acquisition Capacity (¥ milion) a+b 16,881 11,632 5,249

* Distribution per unit, adjusted net asset value per unit and average unit price during the period (closing) for the 21st period have been adjusted to take into account the split of investment units (five-for-
one split) conducted on February 1, 2014.

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

* 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 + Balance of
Cash and Deposits with Banks at End of Period)

*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 Deposits with Banks = Balance of Cash and Deposits with Banks at End of Period — Balance of Retained Earnings at End of Period

* NOI Yield = Leasing NOI / Average Balance of Assets during the Period (Based on Acquisition Price)

* Unrealized Gain is the balance after deducting the book value from the appraisal value of properties at the end of the period.

* Adjusted Net Asset Value per Unit is (Total Capital + Unrealized Gain) / Outstanding Units. Total Capital does not include Retained Earnings.
Prepared on September 12, 2014 | 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. | 23




Forecast (Comparison with Initial Forecast) TOKYU REIT

23rd Period Forecast = 23rd Period Forecast H 24th Period Forecast
Ending Jan. 2015 as of Ending Jan. 2015 as of Change Major Change) Ending Jul. 2015 as of
6/6/2014 9/12/2014 9 9/12/12014
REEIE R (184 days) (Operating Revenues) (181 days)
Distribution per Unit ¥) 2,500 2,500 = Increase in rental revenues ¥ +14 mn 2,400
Increase in other rental revenues ¥ +7 mn
Operating Revenues (¥ million) 7,492 7,511 19 6,969
Operating Expenses (¥ miliion) 4,171 4,186 15 4,043
Operating Income (¥ milion) 3,321 3,325 4 | | (Operating Expenses) 2,925
Increase in utility expenses ¥ +45 mn
Net Income (¥ million) 2,558 2,568 9 | | Decrease in other rental expenses ¥ -38 mn 2,221
CapEx (¢ million) 1,294 1,225 68 | | 919
Adjusted ROE (%) 4.96 4.96 — 4.84
NOI (¥ million) 4 557 4,557 -0 4,606
NO! Yield (%) 4.10 410 -0.00 <Reserve for reduction entry> 4.22
'E,(T;/io’dTOta' Assets at End of (%) 43.8 438 0.00 23rd period (Provision: ¥125 mn) 43.8
LTV at End of Period (%) 45.7 45.0| -0.70 24th period (Reversal: ¥125 mn) 451
Long-Term Debf Ratioat End o) 100.00 1000 | | <Repair and maintenance costs> 100.0
lof Period : : s . . AR :
Period End Occupancy Rate (%) 96.3 96.4 0.1 23rd period: ¥305 mn; 24th period: ¥226 mn 95.9
Retail (Urban) (%) 96.5 96.5 0.0 96.5
Retail (Suburban) (%) 100.0 100.0 0.0 100.0
Office (%) 94.5 94.7 0.2 93.9

* In calculating the forecasted period end occupancy rate as of September 12, 2014, it is assumed that spaces for which notices of cancellation were received as of August 31, 2014 will remain vacant after the move-outs of relevant tenants.
Similarly, spaces that were vacant as of August 31, 2014 are assumed to remain vacant.

* In preparing the forecast cash flow, calculations are based on lease contracts effective as of August 31, 2014 and spaces for which notices of cancellation were received from tenants by August 31, 2014 are expected to be vacant during the
period from the cancellation date to the end of the 24th period. Assumptions of decrease in revenues due to rent amount decreases and move-outs and assumptions of increase in revenues due to rent amount increases and new move-ins are
additionally factored into the above in preparing the forecast. In addition, if the assumed amount of increase in revenues exceeds the assumed amount of decrease in revenues, the excess amount is not counted in the forecast.

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

* 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 + Balance of Cash and Deposits with Banks at End of Period
Prepared on September 12, 2014 [
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Forecast (Comparison with Previous Fiscal Period)

(Major change)

(Operating Revenues)

/ Gain on sale of Beacon Hill Plaza (Ito-Yokado Noukendai Store) ¥ +466mn

Decrease in rental revenues ¥ -249mn

(Operating Expenses)
Increase in repair and maintenance costs
(implementation of construction ahead of schedule) ¥ +136mn

22nd Period
23rd Period Forecast
Actual Ended Jul. ¢ i Jan. 2015 Change
2014 184 days)
(181 days) ( ¥
Distribution per Unit ¥) 2,517 2,500 -17
Operating Revenues (¥ million) 7,302 7,511 209/
Operating Expenses (¥ million) 4,077 4,186 108 \
Operating Income (¥ million) 3,225 3,325 100
Net Income (¥ million) 2,461 2,568 107
CapEx (¥ million) 343 1225| 882 |
Adjusted ROE (%) 5.08 4.96 -0.12
NOI (¥ million) 4,957 4,557 -400
NOI Yield (%) 4.35 410| -0.25
LTV / Total Assets at End of Period (%) 44 .6 43.8 -0.8
Long-Term Debt Ratio at End of Period (%) 95.1 100.0 49
Period End Occupancy Rate (%) 97.6 96.4 -1.2
Retail (Urban) (%) 97.2 96.5 -0.7
Retail (Suburban) (%) 100.0 100.0 0.0
Office (%) 95.7 94.7 -1.0

* In calculating the forecast period-end occupancy rate, it is assumed that spaces for which notices of cancellation were received as of August 31, 2014 will remain vacant
after the move-outs of relevant tenants. Similarly, spaces that were vacant as of August 31, 2014 are assumed to remain vacant.

* The forecast cash flow is prepared based on lease contracts effective as of August 31, 2014 and by additionally factoring in assumptions of decrease in revenues due to
rent amount decreases and move-outs and assumptions of increase in revenues due to rent amount increases and new move-ins. In addition, if the assumed amount of
increase in revenues exceeds the assumed amount of decrease in revenues, the excess amount is not counted in the forecast.

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

Details of Income Statement and Balance Sheet are provided in the separate DATABOOK. I

Prepared on September 12, 2014 [
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Assumptions in Preparing Forecast for 23rd Period and 24th Period TOKYU REIT

m Forecast occupancy rate = Rental revenues on contract basis
Calculated by assuming that lease contracts effective as of August 31, 2014 will continue and, with this as the basis, assuming
that there will be no new move-ins for vacant spaces and spaces for which notices of cancellation were received.
Corresponding to “Rental Revenues on Contract Basis” (see charts below).

m Forecast rental revenues = Rental revenues on announcement basis
Calculated with lease contracts effective as of August 31, 2014 as the basis and by additionally factoring in buffer for decrease
in amount (items reducing revenues set for the purpose of security against future downward swings in performance).

<Formula for calculating buffer for decrease in amount>

Buffer for decrease in amount = (Negative factors due to rent amount decreases and move-outs + Positive
factors due to rent amount increases and move-ins) < 0

<Chart of Image in the Event that Buffer for <Chart of Image in the Event that Buffer for

Decrease in Amount is Negative (Note)> Decrease in Amount is Positive (Note)> If “assumptions of amount
increases and move-ins” is
expected to exceed
“assumptions of amount
_ decreases and move-

-20 -20 : ! : i |outs,” the portion of

e -
L I _— - —_— amount is not counted in
the forecast cash flow as a

rule as to date.
Rental Revenues on ) Assumptions of Amount 'Assumptions of Amount ~ Rental Revenues on Rental Revenues on 'Assumptions of Amount 'Assumptions of Amount
Contract Basis Decreases and Move-outs Increases and Move-ins ~ Announcement Basis Contract Basis Decreases and Move-outs Increases and Move-ins

Buffer for Decrease Buffer for Decrease
in Amount in Amount

With deterioration of real estate market conditions, a buffer for decrease in amount has been introduced since the 12th period. For the 23rd
period, market upturn is forecast to lead to the buffer for decrease in amount turning positive for the first time.

T
Rental Revenues on
Announcement Basis

(Note) The figures in the charts are provisional figures for the purpose of illustration and differ from actual figures.
*This page represents the views of Tokyu REIM
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Breakdown of Increase/Decrease in Distribution TOKYU REIT

22nd Period 23rd Period 24th Period

(yen/unit) -
J (Main breakdown)
3,100 .
Decrease in rental revenues - ¥288
3.000 +476 -129 Decrease in rental expenses + ¥128
’ T Decrease in interest expenses + ¥15
Decrease in security deposits + ¥17
2,900 =
(Main breakdown) i (Main breakdown)
2800 J|Expensing of property-related Non-deductible consumption taxes - ¥25 -
’ taxes - ¥79 +32 -70 . (Main breakdown)
o o (Non-operating expenses) .
Increase in investment . | £ Removal of previous
1] - _ S or 4
2,700 management fee - ¥31 — period’s provision + ¥127
\/ . 127 Reversal + ¥127
2,600 - Main breakdown )
’ ___1 10 ( L ) (Main breakdown)
+60 Increase in utility expenses - ¥33 -476| Decrease in investment
2,500 - management fee + ¥15
-49 +52 -
- e Decrease in interest expenses + ¥26
._ - _. ﬂ Removal of non-deductible +255
2,400 - { consumption taxes + ¥25
(Main breakdown)
2,300 - Decrease in interest expenses (Main brea!kdown_)
2,564 +¥50 Decrease in repair and
maintenance costs + ¥80
- Decrease in depreciation + ¥23 20517 2 T
2,200 P [ Decrease in utility expenses +
¥16
2,100 - \
55 +101 |
2,000 - B I
TTTTHEE
1 ’900 " 21st period Special Removal of Rental Other 22nd Gainonsale Decreasein Increasein Rental Rental Other Provision of ~ 23rd period ~ Removal of Rental Other rental Rental Other Reversal of  24th period
(Jan.2014)  factors of 4 contract revenues period(July of Beacon  income from repair and revenues  expenses from reserve for  (Jan.2015)  gain on sale revenues revenues expenses reserve for (July 2015)
actual new cancellation 2014) Hill Plaza sale of maintenance  from existing existing reduction forecast of Beacon reduction forecast
distribution properties penalty actual Beacon Hill costs properties properties entry distribution Hill Plaza entry distribution
(Note 1) (Note 2) charges, etc. distribution Plaza (construction (Note 3) (exclyding
head of repair ant
sacheeadulz) maintenance

costs) (Note 3)

(Note 1) Distribution for the 21st period has been adjusted to the amount that takes into account the split of investment units (five-for-one split) conducted on February 1, 2014.

(Note 2) The 4 new properties refer to OKI System Center (sokochi), KALEIDO Shibuya Miyamasuzaka, Shibuya R Sankei Building and Tokyu Toranomon Building.

(Note 3) Existing properties refer to the 29 properties remaining when Beacon Hill Plaza (Ito-Yokado Noukendai Store) is excluded.

*Each variable factor is stated in the amount arrived at when the amount of change from the previous period is divided by the total number of investment units (977,600 units), rounded down to the nearest yen.
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Future Distribution TOKYU REIT

Aim for stable growth that places the 19th fiscal period (ended January 2013) as the bottom.
The target is to have distribution recover to 2,600 yen or more.

*) 2,800

Increase in distribution as a result of
increase in penalty charges received
from tenants and other one-off
revenues

Target level
¥2,600
or more

Actual 2,621 —\
2,600 Q

%

Actual 2,564

Actual 2,517

™ - e oy ‘\
Forecast 2,500
~« Forecast 2,400

ctual 2,403 N

<Factors of Decrease in Income>

*Removal of income from sale of Beacon Hill Plaza
(Ito-Yokado Noukendai Store) (approx. - ¥129)

* Tenant move-outs, etc.
<Future Policy> —

*Aim to boost distribution through early tenant leasing,
rent amount increases, property acquisitions, etc.
Distribution stated in this document has been adjusted to take into account the <LTV at End of Period>

split of investment units (five-for-one split) conducted on February 1, 2014 for pre- ||End of 23rd period: 45.0%; End of 24th period: 45.1%
split figures. ’

2000 |

2,400

Actual 2,341

2,200 Actual 2,229

| l l | | | | | ))
17th Period 18th Period 19th Period 20th Period 21stPeriod 22nd Period 23rd Period 24th Period («
(Jan.2012) (Jul.2012) (Jan.2013) (Jul.2013) (Jan.2014) (Jul.2014) (Jan.2015) (Jul. 2015)

*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 + Balance of Cash and Deposits with Banks at End of Period)
Prepared on September 12, 2014 | 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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Sale of Beacon Hill Plaza (Ito-Yokado Noukendai Store) TOKYU REIT

* Generated capital gains of ¥466 mn and IRR of investment in the Property is approx. 6.6%. I
1. Details of Property for Sale

(1) Location : 3-1, Noukendai-Higashi, Kanazawa-ku, Yokohama City
(2) Area : Area not in “primary targeted areas”

(area accounting for no more than 15% of investment)
(3) Sale Price : ¥8,720 mn (Note 1)
(4) Appraisal Value as of Sale (as of May 1, 2014) : ¥8,650 mn (CBRE K.K.)
(5) Appraisal Value as of Period End (as of end of Jan. 2014) 1 ¥8,060 mn

(Japan Valuers Co., Ltd.)

(6) Book Value (expected value as of sale date) 1 ¥8,189 mn
(7) Amount of Difference from Sale Price and book value (expected value as of sale date) : ¥530 mn
(8) Capital Gains (gain on sale) (expected value as of sale date) : ¥466 mn (Note 2)
(9) Acquisition Price (acquired in August 2004) : ¥9,520 mn
(10) Buyer : lto-Yokado Co., Ltd.

(exercise of preferential negotiation right)
(11) Tenant : lto-Yokado Co., Ltd. =
(12) Schedule : Sale contracted on June 6, 2014 and closed on August 8, 2014
(13) Internal Rate of Return (IRR) : Approx. 6.6%

(Note 1) Sale price of ¥8,720 mn, less tenant leasehold and security deposits and sale-related costs, arriving at proceeds from sale of ¥6,507 mn
(Note 2) Calculated as amount of difference (of book value) from sale price (¥530 mn), less sale-related costs

2. Background of the Sale

(1) The investment environmental analysis based on the current Long-Term Investment Management Strategy (Surf Plan) is in the “Acquisition Phase.” Although property prices are
on an upward trend, TOKYU REIT decided that the price level is sufficient to consider possible sales of some properties for replacement.

(2) Continuous value-enhancing measures have been taken for the Property, such as the renovation of external walls during the 20th period (ended July 2013), contributing to the
100% occupancy rate.

(3) Being approached for possible sale with conditions that exceed the market value level (surpassing the appraisal value at the end of the 21st period (ended January 2014) by
around 8.2%), TOKYU REIT discussed actions including approaching the tenant as to its interest in exercising the preferential negotiation right.

(4) TOKYU REIT’s investment policy is to concentrate investments in the Tokyo Central 5 Wards and Tokyu Areas. Although the Property is expected to contribute to stable earnings
for the time being, it is not situated in TOKYU REIT’s primary investment targeted areas (rather in an area with investment ratio of 15% or less). Furthermore, taking into
consideration the sale price, the agreement terms with the tenant (the planned rent revision in June 2017, the current agreement expiring in June 2018), etc. comprehensively,
TOKYU REIT has judged that conducting the sale of the Property will best contribute to maximizing the unitholder value from the point of total return, and thus made the decision.

(5) While the NCF cap rate of the entire portfolio based on the appraisal value at the end of the 21st period (ended January 2014), which indicates the quality of the portfolio, is 4.49%,
the NCF cap rate of the Property based on the appraisal value at the end of the same period is 5.40%. Therefore, the enhancement of portfolio quality can be expected from the sale

of the Property.
*Comments by Tokyu REIM
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Implementation of Construction Ahead of Schedule

TOKYU REIT

Along with preparing for future soaring construction gosts, intended t
satisfaction an

enhance property competitiveness, tenant

asset value.

Prepared on September 12, 2014

m Impact of Soaring Construction Costs

Projects on reconstruction from the Great East Japan Earthquake gaining momentum,
economic upturn resulting from Abenomics, and level of depreciation of the yen
becoming stable

\'4

Soaring labor costs due to shortage of construction labor force, and soaring material
costs (iron, steel, cement, etc.)

\4

Substantial rise in construction costs

\4

Tightening supply-demand balance in leasing market

m  Construction Size and Content
<Construction Size>
- Total amount of construction scheduled for 23rd period (ending Jan. 2015) and 24th period
(ending July 2015): Approx. ¥2.6 bn (Note 1)
-Of the above, amount of construction ahead of schedule: Approx. ¥1.7 bn (Note 2)

<Major Construction Scheduled to be Implemented> (¥ million)

Construction

Construction Content

Setagaya Business Square Renewal of disaster prevention monitoring panel 102
Setagaya Business Square Renewal of central monitoring controller 95|
Setagaya Business Square Renovation of external walls 59|
Setagaya Business Square Renewal of air-conditioning equipment 55
Tokyo Nissan Taito Building Renovation of external walls 178|
Tokyo Nissan Taito Building Renovation of restrooms 80|
Tokyu Ikejiri-ohashi Building Renewal of air-conditioning equipment 130
Tokyu Sakuragaoka-cho Building Renovation of restrooms 96
TOKYU REIT Kamata Building Renewal of disaster prevention monitoring panel 79
Tokyu Saginuma 2 Building Renewal of supply/exhaust water/gas pipe, etc. 65

<Soaring Construction Costs, and Rent and Vacancy Rate Cycle>

New development properties
cash flow prospects worsen

J A
Rent decreases
J A

Vacancy rate increases

v 7
Vacancy rate decreases Delayed development properties
construction starts

v A

New development properties
cash flow prospects recover

Rent increases

——>In progress ------ > Outlook

/

1. Preparation for future soaring construction costs
-Relatively flat facilities and equipment construction prices
2. Enhancement of property competitiveness and tenant
satisfaction
-Seek to enhance property competitiveness and tenant satisfaction by
conducting renovation of restrooms and renewal of air-conditioning
equipment (shorten vacancy period, and boost level or prevent decrease in
< amount of new contract rent / continued rent)
-Promote energy saving and environmental consideration and control utility
expenses, such as switching to LED
3. Enhancement of asset value
*Enhance future NCF and asset value through implementation of construction
ahead of schedule
4. Value enhancement for future selling phase

(Note 1) Construction size of approx. 4 times the average construction amount in the past 10 years and approx. 3 times the simple average of the 15-year total estimated amount of long-term repair and maintenance

costs stated in engineering reports.

(Note 2) Construction ahead of schedule is calculated by taking the total amount of construction scheduled to be implemented in the 23rd period and 24th period, which is approx. ¥2.6 bn, and subtracting 2 periods’

simple average amount of the estimated amount of long-term repair and maintenance costs (excluding Beacon Hill Plaza (Ito-Yokado Noukendai Store).

*This page represents the views of Tokyu REIM
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Effects of Construction Ahead of Schedule (Considerations) TOKYU REIT

Prepare for future soaring construction costs by appiying the rationaie of the Long-Term investment Management Strategy I
i ion.

(

At present, the rise in construction costs has not fully spread to facilities and equipment construction

Total Amount of
Construction Ahead

of Schedule ¥1,700 mn

(approx.)

Implementation of

Construction ahead of schedule

Construction according to schedulg

Rise in Construction

(¥ million)

<Ilmage of Construction
Amount Ahead of Schedule>

Rise in construction costs

Construction Ahead Costs (50% rise is g?fgrgr::;
of Schedule presumed) . . '
A B A_B 23rd Period 24th Period 25th and Subsequent Periods
Implement construction ahead of schedule before
Total Amount of Construction Ahead of Schedule (approx.) 1,700 2,550 -850 construction costs rise in order to contain the rise in
the burden of funds and expenses
CapEx (approx.) a 1,360 2,040 -680
Repair and Maintenance Costs (approx.) 340 510 -170_] _{The amount of construction ahead of schedule is
presumed to decrease the amount of long-term repair
Amount of Decrease in Long-Term Repair and f:r?nr:f ﬂfﬂi’;ﬁjiﬂmate stated in engineering
Maintenance Estimate Stated in Engineering b 1,700 1,70077 - ISR S
Reports (15-year total)
; . Amount of decrease in CF (¥113 mn) = Cap
Amount of Decrease in CF per Fiscal Year _ ™
(2 periods) c=b/15 113 113 - | rate (442%) = 2,564
Portfolio Cap Rate (based on period-end
; P ( P d 4.42% 4.42% = Implementation of construction ahead of schedule will
estimated value) . ; .
decrease the amount of future expenditures and increase in
period-end estimated value can be expected as a result
Amount of Increase in Appraisal Value _ —
(theoretical value) e=c/d 2,564 2,564 B The amount of increase in book value is presumed to
be the entire amount of capital expenditures
I —
Amount of Increase in Book Value a 1,360 2,040 -680
The difference in the amount of increase in
Amount of Increase in Unrealized Gains f=e-a 1,204 524 680 ~~_] unrealized gains is estimated to be ¥680 mn

*This page represents the views of Tokyu REIM
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TOKYU REIT

4. Leasing
Vacancy Rate and Rent Status and Outlook
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New Market Rent D.l. (Office Portfolio: 17 properties) TOKYU REIT

* New market rent continues to be on an upward trend for TOKYU REIT’s office portfolio.

m  New market rent D.l. for TOKYU REIT’s office portfolio
(percentage of number of properties with increase minus number of properties with decrease compared with 6 months ago)

n /\/\
58.8
AN
N

52.9

0
Jun. 2005 Dec. 2005 Jun.2006 Dec.2006 Jun.2007 Dec.2007 Wun.2008 Dec.2008 Jun.2009 Dec.2009 Jun.2010 Dec.2010 Jun.2011 Dec. 2011 n.2012 Dec.2012 Jun.2013 Dec.2013 Jun. 2014
-50
-100
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|Jun. 2012|Dec. 2012[Jun. 2013|Dec. 2013 Jun. 2014
Number of properties
Properties with an increase in new market
rent compared with 6 months ago 6 4 6 4 9 6 0 0 0 0 0 0 0 0 2 3 7 9 10
Properties with no change 2 3 2 4 0 3 4 0 0 0 2 5 6 6 13 1" 8 8 7
Properties with a decrease in new market
rent compared with 6 months ago 0 1 0 0 0 0 5 12 12 10 8 7 8 9 0 1 0 0 0
Total 8 8 8 8 9 9 9 12 12 10 10 12 14 15 15 15 15 17 17
Percentage
Properties with an increase in new market
rent compared with 6 months ago 75.0 50.0 75.0 50.0 100.0 66.7 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 13.3 20.0 46.7 52.9 58.8
Properties with no change 25.0 37.5 25.0 50.0 0.0 33.3 44 .4 0.0 0.0 0.0 20.0 41.7 42.9 40.0 86.7 73.3 53.3 471 41.2
Properties with a decrease in new market
rent compared with 6 months ago 0.0 12.5 0.0 0.0 0.0 0.0 55.6 100.0 100.0 100.0 80.0 58.3 57.1 60.0 0.0 6.7 0.0 0.0 0.0
Total 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0 100.0
New market rent D.1. for office portfolio 75.0 37.5 75.0 50.0 100.0 66.7 -55.6 -100.0 -100.0 [ -100.0 -80.0 -58.3 -57.1 -60.0 13.3 13.3 46.7 52.9 58.8

* New market rent is the mean value of rents appraised by CBRE for individual properties.
* OKI System Center (sokochi) is excluded from the office portfolio. *Comments by Tokyu REIM
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Changes in Rent Gap (Office) TOKYU RE

T

* With new market rent increasing, rent gap narrowed to -10% and continued rent headed for no change. I

Unit (¥/Month/Tsubo)

30,000

25,000

20,000

15,000

10,000

5,000

Existing contract rent New marketrent  |[NNSSSSEEEEE  Number of properties at the end of the period (office)

* The impact of the sale of
Resona Maruha Building.

* New market rent rises due to rent market
upturn. Existing contract rent remains

unchanged.

/\

* Existing contract rent does not hold as much e

volatility as new market rent. Rent Gap “‘

L '

* Negative gap widening in new market rent | o »| * Negative gap narrowing in new market
falling environment. Change in rent rising environment
environment
15— 15 —15—15—15 1
14 17
1 2 1 2 1 2 1 2
10 10
End of 3rd End of 5th End of 7th End of 9th End of 11th End of 13th End of 15th End of 17th End of 19th End of 22nd
period period period period period period period period period period

Jan. 2005 Jan. 2006 Jan 2007 Jan. 2008 Jan. 2009 Jan. 2010 Jan. 2011 Jan. 2012 Jan. 2013 Jul. 2014

* In calculating the existing contract rent, vacant spaces have not been factored in.

* Existing contract rent and new market rent include common area charges (excludes income from parking, warehousing and billboards).

* Oki System Center (sokochi) is excluded both from the existing contracted rent and new market rent.

* New market rent is the mean value of rents appraised by CBRE for individual properties. *Comments by Tokyu REIM
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Changes in Rent Gap (Retail (Urban))

* Slight increase in both new market rent and existing contract rent, and rent gap remained unchanged. Negotiations for continued rent
remained strong.

Unit Price (¥/Month/Tsubo)

60,000
——— Existing contractrent = ———— New market rent B Number of properties at the end
of the period (Retail (Urban))
50,000
Ren? 3 * The impact of the rent revisions in TOKYU
gap REIT Shibuya Udagawa-cho Square, etc.

v —
40,000 E— o —— ~

— \\‘
30,000 7

* Slight increase in both new market rent
and existing contract rent

20,000
8 8
10,000 7 7 7 7 7 7 7 7 7 7 7
’ 6 6 6
0 End of 7th End of 9th End of 11th End of 13th End of 15th End of 17th End of 19th End of 22nd
period period period period period period period period
Jan. 2007 Jan. 2008 Jan. 2009 Jan. 2010 Jan. 2011 Jan. 2012 Jan. 2013 Jul. 2014

* In calculating the existing contract rent, vacant spaces have not been factored in.
* Existing contract rent and new market rent include common area charges (excludes income from parking, warehousing and billboards).
* New market rent is prepared by Tokyu REIM based on various reports and other materials. *Comments by Tokyu REIM
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Rent Revision Results TOKYU REIT

* Even though there was a negative rent gap, decreases in continued rent was limited to 5 contracts (10%). I

<22nd Period (Ended July 2014)>

Increase | Decrease ‘No Change‘ Total

71.4% 28.6% 0.0% 100.0%
8 5 37 5C<)
16.0% 10.0% 74.0% 100.0%

13 7 37 57
22.8% 12.3% 64.9% 100.0%

* Targets all tenants (excluding tenants for warehouses, parking, billboards, etc.)

* If 1 tenant has concluded a new contract or revised rent several times, each is counted.

* “Continued” and “No change” is the total number of contracts that have become due for
revision and there was no change in rent.

* Contract renewals upon expiration of fixed-term lease contracts are included in “Continued.”

Continued * Rent gap is 8.1% for entire portfolio, a level that

allows for negotiations for no change in rent

AN

*Comments by Tokyu REIM
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Changes in Average Rent

TOKYU REIT

* With slight increase in rent for retail properties (urban) and slight decrease in rent for office properties,
average rent for entire portfolio increased for 2 consecutive periods.

Unit Price . . .
(¥/Month/Tsubo) Retail (Urban) —— Retail (Suburban) —— Office Total
45,000
40,000 — 752
35,000 *
* Sale of Resona Maruha Bldg.
30,000 * Negative impact of acquisition of KALEIDO
Shibuya Miyamasuzaka. Slight increase
25,000 23,825 ; when this is factored out.
21,309
’ e _ N 18,354
20 OOO W 21 ,QRR \
’ )
18,161 - 18,040 18,350
15,000 * Positive impact of acquisition of Tokyu 18.306
Toranomon Building and Shibuya R ’
10,757 Sankei Buildi
c— ankei Building.
10,000 ~
B,
5,000 7.074—7,674—
O End of End of End of End of End of End of End of End of End of End of End of
1st Period 3rd Period 5th Period 7th Period 9th Period 11th Period 13th Period 15th Period 17th Period 19th Period 21st Period
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 1/31/2013 1/31/2014 End of
22nd Period

* In calculating the above unit price, we haven’t factored in vacant spaces. 713172014

* Shonan Mall Fill (sokochi) is not included in Retail (Suburban).

* OKI System Center (sokochi) is not included in Office.

* Includes common area charges and excludes income from parking, warehouses, etc. *Comments by Tokyu REIM
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Forecast of New Market Rents and
Vacancy Rates for Office Properties TOKYU REIT

* Going forward, although improvement is anticipated for both office rent and vacancy rate, need to monitor how soaring construction costs,
which is not factored into this forecast, will impact the volume of new supply of office buildings from 2016 to 2017.

Rent Vacancy rate
index Forecast of new market rents and vacancy rates for office properties in Tokyo’s business district (Tokyo Central 5 Wards)
180 10.0%
<Assumptions>
9.0% » Forecast *Impact of rise in construction costs on new supply: Factored in 0
170 those already delayed. Future impact not taken into account. || 9.0%
* Impact of Tokyo hosting 2020 Olympic Games: Factored into
rent outlook. Assumed there will be no direct impact on office 0
market. 1 8.0%
* Consumption tax hike: 8% in Apr. 2014 and 10% in Oct. 2015
* Target: Medium- and large-sized buildings in Tokyo Central 5 |4 7.0%
150 6.1% Wards with typical floor area of 100 tsubos or more
.17/
Vacancy rate for Tokyo Central 5 Wards 1 6.0%
(announced in Apr. 2014)
5.2%5.0% 1 oo
: 4.8% 4.8% 4.7% 4.7% 4.6%1 5.0%
130 -—— -y
- a» = _. ] 4-0%
- 126
1 3.0%
118 °
110 )
= Rent index for Tokyo Central 5 Wards 1 2.0%
100 (announced in Apr 2014) (2010 = 100)
100 03 ~101 1 1.0%
6
90 | | | L L L L L 0-0%
2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 :2014 2015 2016 2017 2018 2019 2020 - - - - 2025
Forecast of new supply volume in
(1,000 tsubos) Tokyo’s business district (Tokyo Central 5 Wards) Forecas:r:m -
600 473 479 500———=" * Decrease for 2014 and increase for
300 - oop 295 o0 265 [T 45 i 256 390 250 2015 compared with 6 months ago
X O oo oo O

T T T T T T
2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017
Source: Materials announced by Office Market Trends Research Committee (Japan Real Estate Institute and Miki Shoji Co., Ltd.) on April 23, 2014 *Comments by Tokyu REIM
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Impact of Soaring Construction Costs on Leasing Market TOKYU REIT

* If rise in construction costs lead to delays, partial suspensions, etc. in the construction starts of new development
properties going forward, supply-demand balance in the leasing market is forecast to tighten.

Projects on reconstruction from the Great East Japan Earthquake gaining momentum, economic upturn
resulting from Abenomics, and level of depreciation of the yen becoming stable

y

Soaring labor costs due to shortage of construction labor force, and soaring material costs (iron, steel, cement, etc.)

Prepared on September 12, 2014

J

Substantial rise in construction costs

J

Tightening supply-demand
balance in leasing market

<Soaring Construction Costs, and Rent and Vacancy Rate Cycle>

New development properties
cash flow prospects worsen

/ i

A

Rent decreases

J A
Vacancy rate increases
v A

Delayed development properties

Vacancy rate decreases construction starts

v A

New development properties

Rent increases cash flow prospects recover

—>In progress ------ > Outlook

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. |

*This page represents the views of Tokyu REIM
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Changes in Vacancy Rate

TOKYU REIT

12.0%

11.0%

10.0%

9.0%

8.0%

7.0%

6.0%

5.0%

4.0%

3.0%

2.0%

1.0%

0.0%

* Tokyu REIT’s forecast vacancy rate is expected to increase due to tenant move-outs in multiple properties, but still remain lower

Source: CBRE K.K.
* Vacancies are spaces available to immediately move in at the time of tallying.

Prepared on September 12, 2014 |

TOKYU REIT (Actual) — = = TOKYU REIT (Estimate) Tokyo A Grade Buildings| assumptions of forecast vacancy
rate
(1) Calculated as there being no new
Tokyo Central 5 Wards Tokyo 23 Wards move-ins for spaces that are vacant
I\ as at the time of tallying
Large supply of office spaces in (2) Calculated as there being no new
Tokyo in 2012 move-ins for spaces for which
N notices of cancellation were received
\/ \as at the time of tallying
Large supply of office spaces
in Tokyo in 2003
End of Jul. 2015,
’ Estimate
\
/\ l’ \ PV, W S W W
\‘ 9.470
e A i\ 4.8%
1
\ 0,
\ ! \>4.8%
! \ \ 4.1%
! X 3.6% ;-9
4 \ e
[} \\ »”
\ 24% .. |.
- e /
-,
l\\/_ [.2.4% ...
End of Jul. 2014,
.| Acquired Resona Actual e e
Maruha Bldg. with
vacancy rate of 21.1% End of J@n. 2015,
Estimate
Mar. 2003 Jul. 2004 Jul. 2005 Jul. 2006 Jul. 2007 Jul. 2008 Jul. 2010 Jul. 2011 Jul. 2012 Jul. 2013 Jan. 2015 (Est.)
Jul. 2014 Jul. 2014 (Est.)

*Comments by Tokyu REIM
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Changes in Tenant Turnover and Vacancy Rate

TOKYU REIT

* Forecast vacancy rate expected to increase due to tenants moving out of office properties |

Retail (Urban)

Tenant Turnover

Vacancy Rate

<Total Leasable Area by Segment>

<Rental Revenues by Segment>

. %) Of which, Of which,
15.0 2 16.0 sokochi for office sokochi for office
1% 0%
10.0
>0 120 (Suburban Olil=s :
41.1% Eni (Suburban)
0.0 I]
-5.0 8.0
-4.0%
-10.0
Percentage Percentage of === Vacancy Rate  * .‘. « Forecast Vacancy Rate as of
-15.0 4.0 of Tenants - Tenants Mar. 2014
Moving In Moving Out  ® =@ =:Forecast Vacancy Rate as of Sept. 2014
-20.0
/ 0.9 * Vacancy rate at end of 22nd period remains basically unchanged
25.0 g-O 0-;0 050 Oi) - 0.0 (There will be move ins but also move outs. Therefore, there will be a time lag for full-fledged recovery in
’ 7th oth 22nd 2310 24th  Average Percentageof | TEVENUES due to downtime and free rent period.)
Period Period Period f( égﬁ}é %:2{;2;35 et ey b oa | * No vacancy for suburban retail properties since being listed.
st. st..
Overall Portfolio
Tenant;l'urnover Vacarzf,;y) Rate  Tenant ;I'urnover Vacancy Rate
A o o (%)
15.0 16.0 15.0 16.0
10.0 10.0
5.0 12.0 5.0 34 30 25 43 5 50 s 12.0
0.0 I] 0.0 -
50 8.0 21 =21 24 2. -1.9%
- 0 gy S0 e . 50
3.4% 53
-10.0 -10.0 g
6.05 3 26 4.1
- =D
-15.0 4.0 -15.0 3132 - / 21 2.4','— 4.0
. an —— -‘(Note)
-20.0 -20.0 1 " 3.0 —9
K: T ads " 20 24 2°
1.1
-25.0 . -25.0 no 01 0.0
7th 9th 11th 13th 15th 17th 19th 21st  22nd  23rd  24th 7th 9th 11th 13th 15th 17th 19th 21st  22nd  23rd 24t
Period Period Period Poriod Period Period Period Period Panod Period Period Ao e of Parigd Perigd Period Period Period Period Period Period Period Period Period *Jargas oentiads of
1.2007 1.2008 1.2009 1.2010 1.2011 1.2012 1.2013 12014 7.2014 1201572015 (304" o0 Period) 1.2007 1.2008 1.2009 1.2010 1.2011 1.2012 1.2013 1.2014 7.2014 1.2015 7.2015  (3nd - 22nd Period)
(Est) (Est) (Note) Cancellation notices are counted but new moving-ins are not factored in and so the forecast vacancy rate becomes high. (Est) (Est

In calculating the estimate vacancy rate, it is assumed that spaces for which notices of cancellation were received as of August 31, 2014 will remain vacant after the move-outs of relevant tenants.
Similarly, spaces that were vacant as of August 31, 2014 are assumed to remain vacant.
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Leasing Activities (i) TOKYU REIT

* Increased amount of contract rent as a result of tenant replacement at cocoti and CONZE Ebisu I
m cocoti

=22nd period (ended July 2014): Move-in 2 sections (approx. 120 tsubos); Move-out 1 section
(approx. 95 tsubos)

<Changes in Occupancy Rate>
=23rd period (ending Jan. 2015): Move-in 1 section (approx. 35 tsubos; higher level than

revious rent); Move-out 1 section (approx. 35 tsubos 100% —_——-mmsmesmesm-
previou ); Move-ou ion (approx. ubos) 96.8% 97.9%
-Sections to be leased: 1 section (approx. 54 tsubos), targeting merchandise tenants
80% |
* Vacancy period less than 1 month
60%
==Qccupancy Rate (Actual) === Forecast Occupancy Rate as of August 31, 2014
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" ~ B g 3:! i + 22nd Period 23rd Period 24th Period

m CONZE Ebisu

=22nd period (ended July 2014): Move-in 2 sections (approx. 158 tsubos; of which, 1 section .

higher level than previous rent); Move-out 2 sections (approx. 173 tsubos) <Changes in occuPancy Rate>
-Completed renewal construction in July 2014 100%
-Sections to be leased: 2 sections (approx. 173 tsubos), targeting food and beverage

establishments and service stores 77.8%

, 80% kool 75.3%
<Renewal Construction> ™ " ;
*Renovation of 1F fagade portion N 60%
e =—=Qccupancy Rate (Actual) ===Forecast Occupancy Rate as of August 31, 2014
40% L I L I L I L L
1/31/2014 7/31/2014

1/31/2015 7/31/2015

22nd Period 23rd Period 24th Period
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Leasing Activities (ii)

TOKYU REIT

Prepared on September 12, 2014

* Early lease-up is the issue for properties with declining forecast occupancy rate.

m Setagaya Business Square*

<22nd Period (Ended July 2014) Actual>

-Move-in 3 sections (approx. 21 tsubos); Move-out 2 sections (approx. 100 tsubos)

<23rd Period (Ending Jan. 2015) Forecast>

-Move-in 7 sections (approx. 421 tsubos); Move-out 3 sections (approx. 131 tsubos)
Of which, 2 sections (approx. 274 tsubos): Move-in by Tokyu Card, Inc. (effect of 3
consolidated subsidiaries of Tokyu Corporation acquiring 45% interest in SBS)

-Sections to be leased: 7 sections (approx. 600 tsubos), targeting IT-related firms,
demand from the Shibuya area, needs from Setagaya-based firms, etc.

«In talks with owners of co-ownership interests (3 consolidated subsidiaries of
Tokyu Corporation) to draw up a value enhancement plan for the property

m Tokyo Nissan Taito Building

<23rd Period (Ending Jan. 2015) Actual>

*Move-in 1 section (approx. 74 tsubos); Move-out 9 sections (approx. 908 tsubos)

*Scheduled to implement complete renovation, such as renovation of external walls,
renewal of air-conditioning equipment, renovation of restrooms and work to switch to
LED (in exclusive-use areas), to strengthen competitiveness

-Sections to be leased: 10 sections (approx. 957 tsubos), targeting mainly firms in the
surrounding area, including existing tenants

m  TOKYU REIT Hatchobori Building

<22nd Period (Ended July 2014) Actual>

-Move-in 3 sections (approx. 226 tsubos); Move-out 12 sections (approx. 294
tsubos) (of which, office 1 section (approx. 200 tsubos); storage 11 sections
(approx. 94 tsubos))

<23rd Period (Ending Jan. 2015) Forecast>

*Move-out 1 section (approx. 209 tsubos)

*Sections to be leased: 11 sections (approx. 489 tsubos) (of which, office 2
sections (approx. 409 tsubos); storage 9 sections (approx. 80 tsubos))
*Holding a private viewing on September 9, 2014, leasing activities are underway,
targeting firms in the surrounding area

*Scheduled to implement renewal of air-conditioning equipment and work to

switch to LED (in exclusive-use areas)
* Floor area stated for Setagaya Business Square shows that equivalent to 55% co-ownership interest

<Changes in Occupancy Rate of Setagaya Business Square>
Record-high occupancy rate: 99.8% (end of period ended July 2008 (most recent results))

100%

-‘------------.

91.9%

80% 88.0%

60%

=—=Qccupancy Rate (Actual)
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1/31/2014 7/31/2014 1/31/2015 7/31/2015

22nd Period 23rd Period 24th Period

<Changes in Occupancy Rate of Tokyo Nissan Taito Building>
Record-high occupancy rate: 100% (end of period ended July 2013 (most recent results))

===Forecast Occupancy Rate as of August 31, 2014

0,

94.5% 2

80% L
-
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<Changes in Occupancy Rate of TOKYU REIT Hatchobori Building>
Record-high occupancy rate: 100% (end of period ended July 2013 (most recent results))
100%
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60%
=—=Qccupancy Rate (Actual) ===Forecast Occupancy Rate as of August 31, 2014
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Leasing Activities (iii) TOKYU REIT

* Increased amount of rent as a result of tenant replacement and rent revisions with existing tenants. I

m  Tokyu Toranomon Building

*Increased amount of contract rent as a result of rent revisions with existing
tenants

=23rd period (ending Jan. 2015): Move-out 1 section (approx. 149 tsubos)

-Sections to be leased: 1 section (approx. 149 tsubos), negotiations underway, :
centering on existing tenants’ floor area expansion within the property

Forecast occupancy rate at end of 23rd period: 94.5%

m  Shibuya R Sankei Building

*22nd period (ended July 2014): Move-out 1 section (approx. 107 tsubos)
*23rd period (ending Jan. 2015): Move-in 1 section (approx. 107 tsubos) (higher
level than previous rent)

Forecast occupancy rate at end of 23rd period: 100%

m TOKYU REIT Toranomon Building

=23rd period (ending Jan. 2015): Move-in 2 sections (approx. 358 tsubos),
resulting in full occupancy

Forecast occupancy rate at end of 23rd period: 100%

I*Comments by Tokyu REIM
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Leasing Activities (iv) Breakdown by Property TOKYU REIT

Contribution Occupancy Rate

Name of Property toNOlin 545t Period End[22nd Period End [23rd Period End Status

22nd Period| (5 2014) (Jul. 2014) (Jan. 2014)
. - 1 section (approx. 191 tsubos) w as vacated in 22nd period, but new contract w as concluded for that section in 22nd period (leasing started in May 2014), resulting in occupancy rate
Lexington Aoyama 1.5% 100.0% 100.0% 100.0% at end of period of 100%

-In 22nd period, 1 section (approx. 95 tsubos) w as vacated, but contract w as concluded for 2 sections (approx. 120 tsubos), resulting in occupancy rate at end of period of 97.9%

) - Contract due to be cancelled for 1 section (approx. 35 tsubos) in 23rd period, but contract already concluded at higher level than previous rent in August 2014, resulting in occupancy
o o o o

cocoti 6.2% 96.8% 97.9% 97.9% rate at end of 23rd period expected to be the same as that at end of 22nd period at 97.9%

-For 1 section (approx. 54 tsubos) to be leased, leasing activities are underw ay, targeting product-selling tenants

Retail
~In 22nd period, 2 sections (approx. 158 tsubos) occupied by new tenants (of w hich, 1 section at higher level than previous rent) and renew al of common area, w hich w as implemented
. for the purpose of facility competitiveness enhancement, w as completed
o o o o
CONZE Ebisu 0.6% 77.8% 75.3% 75.3% - For 2 sections (approx. 173 tsubos) vacated upon expiration of fixed-term lease contract in 22nd period, leasing activities are currently underw ay, centering on eating and drinking
establishments and service stores
. .1 section (approx. 63 tsubos) due to be vacated upon expiration of fixed-term lease contract in 23rd period, resulting in occupancy rate at end of 23rd period expected to be 91.5%
o o o o
Daikanyama Forum 1.1% 100.0% 100.0% 91.5% -For the concerned 1 section (approx. 63 tsubos), leasing activities are currently underw ay, targeting product-seling stores, show rooms, etc.
The occupancy rate for retail properties (urban): 97.2% at the end of 22nd period, 96.5% expected at the end of the 23rd period, 96.5% expected at the end of the 24th period.
Retail Portfolio
The occupancy rate for retail properties (suburban): 100.0% at the end of 22nd period, 100.0% expected at the end of the 23rd period, 100.0% expected at the end of the 24th period.
.Occupancy rate at end of 22nd period w as 88.0% (89.1% at end of 21st period)
-In 22nd period, new contract w as concluded for 4 sections (approx. 304 tsubos), but notice of cancellation w as received for 3 sections (approx. 131 tsubos)
. -New contract w as concluded for 3 sections (approx. 112 tsubos) out of the 10 sections to be leased
o o o o
Setagaya Business Square (Note) 9.1% 89.1% 88.0% 91.9% - For 7 sections (approx. 600 tsubos) to be leased, leasing activities are underw ay, targeting [T-related firms, demand from the Shibuya area, needs from Setagaya-based firms, etc.
.Occupancy rate at end of 23rd period expected to be 91.9%
-In talks w ith ow ners of co-ow nership interests (3 consolidated subsidiaries of Tokyu Corporation) to draw up a value enhancement plan for the property
.Occupancy rate at end of 22nd period w as 94.5% (94.5% at end of 21st period)
.In 23rd period, 9 sections (approx. 908 tsubos) due to be vacated, but new contract was concluded for 1 section (approx. 74 tsubos) (leasing starting in September 2014)
_ . o . Implementing or scheduled to implement large-scale renovation, such as renovation of external w alls, renovation of restrooms (all floors), sw itching to LED lights in exclusive-use areas
o o o o
Tokyo Nissan Taito Building 2.5% 94.5% 94.5% 60.0% (some floors) and renew al of air-conditioning equipment (some floors)
-For 10 sections (approx. 957 tsubos) to be leased, leasing activities are underw ay, targeting mainly firms in the surrounding area, including the property’s tenants
-Occupancy rate at end of 23rd period expected to be 60.0%
-Occupancy rate at end of 22nd period w as 88.3%(88.3% at end of 21st period)
TOKYU REIT Toranomon Building 3.4% 88.3% 88.3% 100.0% -In 22nd period, new contract w as concluded for 2 sections (approx. 358 tsubos) (leasing started in August and September 2014)
-Occupancy rate at end of 23rd period expected to be 100%
Office Ocoupancy rate at end of 22nd period w as 84.6% (88.4% at end of 215t perio
-Cocupancy rate at end of 22nd period w as 84.5% (88.4% at end of 21st period)
-In 22nd period, 1 section (approx. 200 tsubos; vacated in June 2014) and storage (approx. 94 tsubos) w ere vacated, but 1 section (approx. 212 tsubos; leasing started in March 2014)

and storage (approx. 14.07 tsubos; leasing started in June 2014) became occupied
-In 23rd period, 1 section (approx. 209 tsubos) due to be vacated (December 2014)

. For sections to be leased, leasing activities are underw ay, targeting firms in the surrounding area

- Occupancy rate at end of 23rd period expected to be 72.9%, and scheduled to implement renew al of air-conditioning equipment and sw itching to LED lights in exclusive-use areas

TOKYU REIT Hatchobori Building 2.1% 88.4% 84.5% 72.9%

.Occupancy rate at end of 22nd period w as 100% (100% at end of 21st period)
TOKYU REIT Shinjuku Building 3.7% 100.0% 100.0% 100.0% -In 23rd period, 1 section (approx. 74 tsubos) due to be vacated (September 2014), but new contract already concluded for that section (leasing starting in October 2014)
-Occupancy rate at end of 23rd period expected to be 100.0%

-Occupancy rate at end of 22nd period w as 93.2% (100% at end of 21st period)
-In 22nd period, 1 section (approx. 107 tsubos) w as vacated (May 2014), but new contract concluded for that section (leasing started in September 2014; higher level than previous
rent)

-Occupancy rate at end of 23rd period expected to be 100.0%

Shibuya R Sankei Building 2.6% 100.0% 93.2% 100.0%

. Occupancy rate at end of 22nd period w as 100% (100% at end of 21st period), and increased amount of contract rent as a result of rent revisions w ith existing tenants
o -In 23rd period, 1 section (approx. 149 tsubos) due to be vacated (September 2014)

o o o o

Tokyu Toranomon Building 6.1% 100.0% 100.0% 94.5% - For sections to be leased, leasing activities are underw ay, targeting major firms, including the property’s tenants

-Occupancy rate at end of 23rd period expected to be 94.5%

The occupancy rate of office properties: 95.7% at the end of 22nd period, 94.7% expected at the end of the 23rd period, 93.9% expected at

Cliiee [Feritle the end of the 24th period.

-Occupancy rate was 100% at 23 out of 30 properties at end of 22nd period, and occupancy rate is expected to be 100% at 22 out of 29 properties at end of 23rd period and 21 out of
Entire portfolio 29 properties at end of 24th period

-Occupancy rate w as 97.6% at end of 22nd period, and occupancy rate is expected to be 96.4% at end of 23rd period and 95.9% at end of 24th period

* 22nd period: February 1, 2014 — July 31, 2014; 23rd period: August 1, 2014 — January 31, 2015; 24th period: Feburuary 1, 2015 — July 31, 2015

* Expected occupancy rates at the end of the 23rd and 24th periods only reflect tenants with whom contracts have been contracted and tenants from whom we have received cancellation notices as of August 31, 2014.

(Note) Areas indicated for Setagaya Business Square are the figures for the 55% co-ownership interest.
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Period-End Estimated Value DI (Entire Portfolio: 30 Properties) TOKYU REIT

* Estimated value at end of period (appraisal value) continues on an upward trend for TOKYU REIT’s portfolio.

m Period-end estimated value DI for TOKYU REIT’s portfolio (percentage of number of properties with increase minus number of
properties with decrease compared with 6 months ago)

014

Dl 100
; /\/ \ /
0 N
Jan. 2004 Jul. 2004 Jan. 2005 Jul.2005 Jan.2006 Jul.2006 Jan.2007 Jul.2007 Jan.2008 Jul.20@8 Jan.2009 Jul.2009 Jan.2010 Jul.2010 Jan.2011 . 2011MJU|.2012 Jan. 2013 Jul. 2013 Jan. 2014 Jul. 2
-50
-100
Jan.2004 | Jul.2004 |Jan.2005 | Jul.2005 |Jan.2006 | Jul.2006 [Jan.2007 | Jul.2007 |Jan.2008 | Jul.2008 |Jan.2009 | Jul.2009 [Jan.2010 | Jul.2010 |Jan.2011 | Jul.2011 [Jan.2012 | Jul.2012 |Jan.2013 | Jul.2013 |Jan.2014 | Jul.2014
Number of properties
est?nz‘;f;:g'fj.uvgtg;gﬁgez?:;ﬁod 2 7 12 15 14 15 17 18 18 8 0 0 2 2 3 12 10 1 12 17 23 26
compared with 6 months ago
Properties with no change 9 4 2 2 1 2 0 2 10 0 0 2 4 5 4 3 4 8 4 4 1
Properties with decrease in 1 1 0 0 1 1 0 1 0 5 23 23 17 17 17 10 13 1" 6 6 3 3
estimated value at end of period
compared with 6 months ago
Total 12 13 16 17 17 17 19 19 20 23 23 23 21 23 25 26 26 26 26 27 30 30
Percentage o _
et calo ot oo af sonod 16,7 538| 750| 882| 824| s882| 895| o947| 900| 348 00| 00| 95| 87| 120| 462| 385| 423| 462| 630| 767 86.7
compared with 6 months ago
Properties with no change 750| 385| 250| 11.8] 118 59| 105 00| 100| 435 0.0 0.0 95| 174| 200| 154| 115| 154| 308 14.8 13.3 3.3
Properties with decrease in 8.3 7.7 0.0 0.0 5.9 5.9 0.0 5.3 0.0| 21.7] 1000| 1000| 810| 739| 680| 385| 500| 423| 23.1 222 10.0 10.0
estimated value at end of period
compared with 6 months ago
Total 100.0| 100.0| 100.0| 100.0| 100.0| 100.0| 100.0| 100.0| 100.0| 100.0| 100.0| 100.0| 100.0| 100.0| 100.0| 100.0| 100.0| 100.0| 100.0| 100.0| 100.0] 100.0
;‘i"')f)‘jr;fzrl‘ges“matEd"a'”e b 83| 462| 750| 882| 765| 824| 895 895 900| 13.0| -1000| -1000| -71.4| -652| -56.0 77| 115 00| 231 407 667 76.7

*At time of property acquisition, comparison is between appraisal value upon acquisition and estimated value at end of period

Prepared on September 12, 2014 |

*,

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. |

Comments by Tokyu REIM

47



Change in Appraisal Value (End of 22nd Period—End of 21st Period) TOKYU REIT

* 26 properties out of 30 properties were valued higher (lower for 3 properties), resulting in appraisal value at end of period increasing ¥3.0 bn.
Office properties registered increase for 2nd consecutive period. Retail properties (urban) registered increase for 6th consecutive period.

Appraisal Value at End of NCF NCF Cap Rate (¥ m”“on)

Increase / impact from (Direct capitalization method) (Direct cap rate) FoEEes

Period (JPY mm)

Name of Propert
’ 22nd Period | 21stPeriod | DoCiease 0'2323229 cﬁ?ﬁaﬁ:ﬁ"& change inNCF ™ period | 21st Period 22nd Period | 21st Period .
nd Period stPeriod | (o o g Cap Rate nd Perio st Perio nd Perio strenod|  opange

(Jul. 2014) | (Jan. 2014) (Jul. 2014) | (Jan. 2014) (Jul. 2014) | (Jan. 2014)

QFRONT 23,000 22,700 300 1.32% 0.51% - 781 3.40% 3.40% a
Lexington Aoyama 4,570 4,440 130 2.93% - 2.44% 186 186 - 4.00% 4.10% -0.10% a
TOKYU REIT Omotesando Square 6,790 6,670 120 1.80% -0.72% 2.44% 276 278 -2 4.00% 4.10% -0.10% a
TOKYU REIT Shibuya Udagawa-cho Square (Note 3) 10,300 9,950 350 3.52% - 2.44% 410 410 - 4.00% 4.10% -0.10% b
cocoti 17,500 17,500 - - 0.14% - 714 713 1 4.00% 4.00% - c
CONZE Ebisu 3,960 3,950 10 0.25% - - 170 170 - 4.20% 4.20% - c
Daikanyama Forum (Note 3) 3,220 3,120 100 3.21% - - 142 142 - 4.30% 4.30% - b
KALEIDO Shibuya Miyamasuzaka (Note 3) 5,610 5,430 180 3.31% 0.40% - 250 249 1 4.40% 4.40% - b
Retail Properties (Urban) Total (8 properties) 74,950 73,760 1,190 1.61% 0.17% 1.26% 2,929 2,924 5 3.91% 3.96% -0.05%
Tokyu Saginuma Building 8,540 8,530 10 0.12% - - 464 464 - 5.40% 5.40% - a
Tokyu Saginuma 2 Building 1,520 1,490 30 2.01% - 1.54% 98 98 - 6.40% 6.50% -0.10% a
Beacon Hill Plaza (lto-Yokado Noukendai Store) (Note 3) 8,150 8,060 90 1.12% 0.91% - 444 440 4 5.40% 5.40% - b
Shonan Mall Fill (sokochi ) (Note 3) 5,920 5,910 10 0.17% 0.33% - 305 304 1 5.40% 5.40% - b
Retail Properties (Suburban) Total (4 properties) 24,130 23,990 140 0.58% 0.38% 0.20% 1,310 1,305 5 5.43% 5.44% -0.01%
Retail Properties Total (12 properties) 99,080 97,750 1,330 1.36% 0.24% 1.15% 4,239 4,229 10 4.28% 4.33% -0.05%
Setagaya Business Square 18,600 19,000 -400 -2.11% -3.97% 2.04% 895 932 -37 4.80% 4.90% -0.10% a
Tokyu Nampeidai-cho Building 4,720 4,620 100 2.16% - 2.22% 210 210 - 4.40% 4.50% -0.10% a
Tokyu Sakuragaoka-cho Building 7,590 7,370 220 2.99% 0.64% 2.38% 315 313 2 4.10% 4.20% -0.10% a
Tokyo Nissan Taito Building 5,200 5,260 -60 -1.14% -1.92% 2.04% 256 261 -5 4.80% 4.90% -0.10% a
TOKYU REIT Akasaka Hinokicho Building 3,980 3,890 90 2.31% - 2.27% 174 174 - 4.30% 4.40% -0.10% a
TOKYU REIT Kamata Building 4,830 4,810 20 0.42% -1.20% 1.92% 248 251 -3 5.10% 5.20% -0.10% a
TOKYU REIT Toranomon Building 9,220 9,060 160 1.77% -0.75% 227% 399 402 -3 4.30% 4.40% -0.10% a
TOKYU REIT Hatchobori Building 5,240 5,220 20 0.38% -0.82% 217% 242 244 -2 4.50% 4.60% -0.10% c
Akasaka 4-chome Building (Tokyu Agency Inc. Head Office Building) (Note 3) 6,380 6,220 160 257% - - 272 272 - 4.20% 4.20% - b
Tokyu lkejiri-ohashi Building 4,630 4,530 100 221% - 1.96% 231 231 - 5.00% 5.10% -0.10% c
Kojimachi Square 8,080 7,960 120 1.51% -0.87% 2.33% 343 346 -3 4.20% 4.30% -0.10% a
TOKYU REIT Shinjuku Building 9,390 9,170 220 2.40% - 2.33% 403 403 - 4.20% 4.30% -0.10% c
Akihabara Sanwa Toyo Building (Note 3) 5,310 5,260 50 0.95% - - 252 252 - 4.70% 4.70% - b
TOKYU REIT Kiba Building (Note 3) 3,630 3,650 -20 -0.55% -0.50% - 198 199 -1 5.40% 5.40% - b
Tokyu Ginza 2-chome Building 4,790 4,770 20 0.42% -0.48% - 208 209 -1 4.30% 4.30% - a
OKI System Center (sokochi ) (Note 2) (Note 3) 4,870 4,860 10 0.21% 0.38% - 266 265 1 5.50% 5.50% - b
Shibuya R Sankei Building (Note 3) 6,000 5,550 450 8.11% 6.59% 2.17% 275 258 17 4.50% 4.60% -0.10% b
Tokyu Toranomon Building 16,200 15,700 500 3.18% 0.47% 2.50% 636 633 3 3.90% 4.00% -0.10% a
Office Properties Total (18 properties) 128,660 126,900 1,760 1.39% -0.60% 1.95% 5,821 5,856 -35 4.52% 4.61% -0.09%
22nd Period Total (30 properties) 227,740 224,650 3,090 1.38% -0.24% 1.56% 10,061 10,085 -24 4.42% 4.49% -0.07% (Number of properties)

(Note 1) a. Japan Real Estate Institute, b. Japan Valuers Co., Ltd., c. Daiwa Real Estate Appraisal Corporation. Properties with increase Properties with decrease
in appraisal value atend | Properties with no | in appraisal value atend

(Note 2) For OKI System Center (sokochi), direct capitalization method is not employed for its appraisal value at end of period. Accordingly, annual cash Period
flow and discount rate under the DCF approach are indicated for NCF (Direct Capitalization Method) and NCF Cap Rate (Direct Cap Rate). €rio of period compared with 6 change of period compared with 6
(Note 3) Japan Valuers Co., Ltd. has made some changes to its appraisal method. months ago months ago

22nd Period (July 2014) 2% 3 30

* 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 NCF figures divided by the NCF Cap Rate. Therefore, the total change in NCF and change in NCF Cap Rate may 21st period (Jan. 2014) 23 4 3 30
not add up to Increase/Decrease (%). *Comments by Tokyu REIM
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Unrealized Gains/Losses and Capital Gains/Losses TOKYU REIT

* Secured unrealized gains of ¥10.5 bn. In addition, a cumulative total of ¥12.7 bn has been distributed as capital gains to date. I

Unrealized Unrealized Gains/Losses NIl Capital Gains/Losses (Realized Gains/Losses)
Gains/Losses R L AL O kRLRL LA iR B P'IMM MiiBEBBBBBBU ains osses

(¥ billion) over Book Value
80.0r N &nﬁ?“ﬂ;d Gains/LosSes == Jnrealized Gains/Losses over Book Value (%) 1 40.0% Property Acquisition and Disposal Results
illion
70.0- 35.0% *Acquisition: 33 properties  (¥273.2 billion)
-Disposal: 3 properties (¥43.6 billion)
60.0t 30.0% *Owned: 30 properties  (¥229.6 billion)
Breakdown
50.0r 25.0% Sale of Resona Maruha
. Building
(¥ billion) ¥18.3 bn (13th Period)
Breakdown
L o 40
40.0 20.0% 0 _ Sale of Yokohama
Sale of Ryoshin Yamashita-cho Building
Harajuku Building (Barneys New York
300t 15.0% 30 | ¥-7.2bn Yokohama Store)
° (13th Period) ¥1.6 bn (6th Period)
20 | N [/_
20.0f 10.0% Capital Losses
¥-7.2bn
. ) ) Capital Gains
i 0 10 Capital Gains
10.0 o‘;.O %o ]
9% (Net Cumulative ¥19.9 bn
Total) ¥12.7 bn
0 . 0.0%
=ndof End of End of End of End of End of End of End of End of End of End of End of
1st 3rd 5th 7th 9th 11th 13th 15th 17th 19th 21st  22nd
Period Period Period Period Period Period Period Period Period Period Period Period
1/31/ 1/31/ 1/31/ 1/31/ 1/31/ 1/31/ 1/31/ 1/31/ 1/31/ 1/31/ 1/31/ 7/31/ 10 L
10 0_2004 2005 2006(Note) 2007 2008 2009 2010(N0te) 20 2012 2013 2014 2014_ 5.0% Net cumulative total as of the end of the 22nd period (Jul. 2014).
Y * Unrealized Gains/Losses over Book Value = Unrealized Gains/Losses / Book Value of Assets .Y/
(Note) Capital gains/losses distr‘ibution perioq . . . . . . _ . - _ *Comments by Tokyu REIM
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Changes in Occupancy Rate, Lending Attitude DI,
Appraisal Value and TSE REIT Index

TOKYU REIT

* With occupancy rate continuing to recover and lending attitude remaining accommodative, occupancy rate recovery keeps I

(DI)

15

10

-10

-15

Prepared on September 12, 2014

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

real estate prices on an upward trend going forwa

- LENding Attitude DI

(Real Estate Sector)

- Office Occupancy Rate
(Tokyo 23 Wards)

e===TSE REIT Index

195.0%

1,102pt

2,582pt

10
[P
| A

\

Gap exists

9]

Opt

{LQQ?J 4100’5
)\)(\‘ 080

S
’ 0@0' W
* “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.
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Changes in Yield Gap (Real Estate Market Cap Rate — Debt Costs) TOKYU REIT

*Yield gap currently hovers at 3% level.

Changes in Marunouchi/Otemachi Market Cap Rate, Mitsubishi Estate 10-Year

Bond Yield and Yield Gap

6.0%

5.0%

4.0%

3.0%

2.0%

1.0%

0,

o =@— Marunouchi/Otemachi —@— Mitsubishi Estate 10-
5.00% Market Cap Rate Year Bond Yield
L‘-\ 4.20%
‘\—o-ooo—f/ ]
3.80%
3.50% . .
* Structural decrease New bgnd yield (with
in cap rate 2 05% ex’ceptlons)

(Note 1) V
(Note 1

) (Note 2)

* The bond yield of the domestic real estate company with the
0, highest credit is thought to be the risk-free rate (JGB yield) [¢)
0.79% plus the real estate industry risk premium. 0.75%

0
Apr. 2002 Apr. 2003 Apr. 2004 Apr.2005 Apr.2006 Apr.2007 Apr.2008 Apr.2009 Apr.2010 Apr.2011 Apr.2012 Apr.2013 Apr. 2014

6.0%

5.0%

=@= Yield Gap

4.0%

4.22%

* Wider yield gap exists than the
previous period of rise in real

estate prices

3.0%

2.0%

3:27%  3.05%

1.0%

0.0%

Apr. 2002 Apr. 2003 Apr. 2004 Apr.2005 Apr.2006 Apr.2007 Apr.2008 Apr.2009 Apr.2010 Apr.2011 Apr.2012 Apr. 2013 Apr. 2014
(Note 1) For May 14, 2010 and January 31, 2013, the yield is the distribution yield of Mitsubishi Estate’s corporate bonds issued and outstanding with 10 years to maturity at the time of those dates (48th bond and 89th bond).
(Note 2) For December 31, 2013, the yield presuming 10 years to maturity at the time of said date is calculated from the difference in the distribution yield of Mitsubishi Estate’s corporate bonds issued and outstanding with approx. 8.5 years and approx. 11 years to maturity at the time of said date (109th bond and 113th bond).
(Note 3) For April 1, 2014, the yield presuming 10 years to maturity at the time of said date is calculated from the difference in the distribution yield of Mitsubishi Estate’s corporate bonds issued and outstanding with approx. 8 years and approx. 13 years to maturity at the time of said date (107th bond and 80th bond).
Source: Japan Real Estate Institute’s “Japanese Real Estate Investor Survey” and Bloomberg

(Note 3)

Changes in TOKYU REIT Cap Rate, Average Interest Rate on Debt and Yield Gap

6.0%
° 5.56% —.— Portfolio Cap Rate (based on period-end =—@— Average Debt
estimated value) Fmancmg Interest
5.0% 4.82% l.'—m ?019\
4.0% 4429
4.20% (Jan. 2008
* Structural decrease o )
3.0% in cap rate
. 0 7
20% Average interest 1.77 % (Jan. 2011)
rate on debt P = 1.39%
v e
1.0% 7/
0.0%
Apr. 2002 Apr. 2003 Apr. 2004 Apr. 2005 Apr.2006 Apr.2007 Apr.2008 Apr.2009 Apr.2010 Apr.2011 Apr.2012 Apr.2013 Apr. 2014
6.0% Years
=@ Yield Gap EEEE Average Duration of ~
Interest-Bearing Debt - 9.0
5.0% * Wider yield gap exists than the 80
¥ previous period of rise in real r o
estate prices i
4.0% 7.0
3.1 o 6.0
3.0% 5.0
- 4.0
2.0%
° I I I - 3.0
1.0% 1 - 2.0
- 1.0
0.0% | 0.0

Apr.2002 Apr. 2003 Apr.2004 Apr.2005 Apr.2006 Apr.2007 Apr.2008 Apr.2009 Apr.2010 Apr.2011 Apr.2012 Apr.2013 Apr. 2014

- . - - _ _ . - S— _ _ S— +Comments by Tokyu REIM
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Investment Activities Policy TOKYU RE

23rd period (ending Jan. 2015) also positioned as “acquisition phase,” but cautious about excessive competition environment by being selective with properties. I

1. Environmental Analysis under the Surf Plan
(1) Cap rates

-Lending attitude of financial institutions continues to be on easing trend and debt financing environment is favorable. Cap rates continue to be on downward trend.
(2) Assumed rents over the medium to long term

-Occupancy of office properties in Tokyo steadily improving, with vacancy rate for the Tokyo Central 5 Wards falling below the 5% level at 4.8% (Note 1) as of June 2014
-However, negative gap between new market rent and existing contract rent is on narrowing trend, but aside from some, is yet to close
=Assumed rents over the medium to long term used for appraising property prices on recovering trend, but still room for increase

(3) Property prices

-Consequently, property prices are about 60% of peak property prices. Increase is also expected to continue and is thus thought to be in the scope of an
acquisition phase

However, with property prices in an upward phase, cautious about excessive competition environment by being selective with properties

*In addition, need to monitor change in the market environment, including changes in rent levels and construction costs and status of new development
property starts

2. Focused Properties

Aim for acquisition of properties that are close to a station and properties with liquidity, which are competitive even in difficult economic times, by

leveraging acquisition capacity (¥16.8 bn (Note 2)) (focus on terminal value stability and liquidity). Sticking to the investment policy to date, investment will
be limited to the Tokyo metropolitan area.

(1) Office

=Consider mainly properties in prime locations in the Tokyo Central 5 Wards + Shinagawa Ward (excluding bay areas)

(2) Retail (Urban)

=Consider properties in favorable locations in areas around Shibuya and along Tokyu Lines, but avoiding overheated areas

(3) Retail (Suburban)

-Properties with potential replacement tenants and for which stable cash flows can be expected

*Consider highly-stable properties on a wide scale, taking note of the sarachi (land without buildings or liens) price, in addition to change in trade area demographics,
room for new competition and rent level

3. Consider Selling

Will continue to consider offers of sale at far above market level as needed, but re-investment of funds from the sale of Beacon Hill
Plaza (Ito-Yokado Noukendai Store) will be prioritized

(Note 1) Source: CBRE K.K.

(Note 2) As at end of 22nd period. Acquisition capacity as at end of 23rd period after sale of Beacon Hill Plaza (Ito-Yokado Noukendai Store) expected to be ¥24.8 bn.

*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. |
Prepared on September 12, 2014
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Result of Strategic Debt Management (i):
Balancing Costs and Availability TOKYU REIT

Extend Average Duration, Convert to Long-Term Fixed-Rate Debt and Lower Interest Rate 0 .
J througﬁ Refinancing Long-Term Fixed-Rate Debt Ratio

* Reduced average interest rate and increased duration of interest-bearing debt and I * Promoted conversion to long-term fixed-rate debt to maintain stable debt position. I
ﬁ“mm
ears) E gm0~ iy~ (i, 8= ERINE mo () eemton R Floatng Rato Dobt N ket o Dbt T e cnen s e s )
100 * Average interest rate is calculated by taking the weighted 100 110,000 OO sen 008N et TrA TT A o onom een TR ’ -1 100
average of interest rates applicable at that time.
100,000 [ ‘ 41 90
95.1 * Average duratiog Ifiextended by ’
— ayment of 5 billion yenin || 90,000 ]
4.5 P yshort-term Idlebt.y I 90 80
88.8 - Zz— 80,000 [ 1 70
1.60% g - do ™
4 4.15 4.27 80 60,000 | NV odlldo
’ [ osfibo g | s0
50,000
1.43% 1.43% 1 40
Z 40,000
35 ) 70 |
3.91 1.39% 1.43% 30,000 30
3.68 1 2
20,000
3 . . . 60 10,000 1 10
End of 20th End of 21st End of 22nd As of Aug. 31, o sjiibo
Period Period Period 2014 Endof1st Endofdrd  EndofSth Endof7th Endofoh Endofifth Endof 13th Endof 15th Endof 17th End of 19th End of 2fst End o 23rd
JUI' 31’ 2013 Jan' 31‘ 2014 JUI 31 ’ 2014 1/2?;‘2‘30%4 1/§1e/n2%dOS 1/§1e/n2%dOG 1/31e/ré%07 1/31/2%08 1/316/2%09 1/3(19/2%10 1/31e/2%11 1/3(19/2%12 1/31/2013 1/31/2014 JE/:;gl/rsg:eE))
Interest-Bearing Debt Average Duration and Average Interest Rate Characteristics of TOKYU REIT’s Debt Management
(years) (%)
70 mmmm Average Duration of Long-Term === Average Duration of Average Interest 1 20 * Debt strategy focused on stability in preparation for possible future credit crunch.I
Interest-Bearing Debt Interest-Bearing Debt Rate
1.77
*r m High long-term fixed-rate debt ratio— Not dependent on short-term debt
* While average duration is =5 ae] 15
. increasing, average interest S0 140 . . T .
>0 L decre%sing oo 4 _ u Long average duration of interest- — Control each period’s interest-bearing
. bearing debt debt repayment amount
4.0
"°  m Control investment corporation ~ — Focus on highly-stable indirect
3.0 .
= bonds (direct procurement) procurement
=0 i C te b latively high
| 5 |* No borrowing expenses — Loupon rate becomes relatively hig
1.0
0.0 0.0
End of 15( End of 3rd End of 5(h End of 7lh End of 9th End of 1 1th  End of 13th End of 15(h End of 17th End of 19th End of 22nd \\
Period End of 23rd  End of 24th
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 1/31/2013 7/31/2014 Period Period
1/31/2015  7/31/2015
(Estimate) _ (Estimate) *Comments by Tokyu REIM
Prepared on September 12, 2014 | 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. | 55



Result of Strategic Debt Management (ii)
Interest-Bearing Debt Balance by Repayment Date TOKYU REI

* Decreased average interest rate while making progress in diversifying repayment dates, extending duration of interest-
bearing debt and shifting to fixed interest rates by grasping the low interest rate environment.

As of Jul. 31, 2014 (End of 22nd Period) 20 B Short-Term Debt
. . H . ()
(Compared with 21st penod end) 18 1.89% Average Intel'est I'ate. 1.48 /o [ Long-Term Debt
16 | -
. I Long-Term Debt Repaid
Total :103.0 bn ( & 0 bn) 14 | during 22nd Period
Il Investment Corporation Bonds
. 0 i
Average Interest Rate  : 1.39% (- 0.09 pts.) 12 Weighted average annual
A 5 b 10 1.88% interest rate
vg. Duration :4.15yrs (+ 0.47 yrs) 8 1.56% 1.39%1.82% 1 -28% 1 470, -34% (excluding short-term debt)
Long-Term o B
B Rate Ratio :95.1% (+6.3 pts.) ° 1.08%1 2251 237
4 147%1 919
Number of Ladders 17 (= 0 ladders 2
Avqg. Ladder Amount :6.05 bn =+ 0 22nd 24th 26th 28th 30th 32nd 34th 36th 38th 40th
g = n
Period Period Period Period Period Period Period Period Period Period
7/31/2014 7/31/2015 7/31/2016 7/31/2017 7/31/2018 7/31/2019 7/31/2020 7/31/2021 7/31/2022 7/31/2023
LTV at End of Period™*) : 46.7% (- 0.9 pts.)
iy AS of End of 22nd Period (July 31,2014) _ |
20
18 A . € vnbne 4 200/ I Short-Term Debt
(Note) LTV at End of Period = (Balance of Interest-Bearing Debt at End of Period + Balance of T Hverage ineresiraie. 1.997%

Securities Deposit without Reserved Cash at End of Period) / (Appraisal Value at End of 16 B Long-Term Debt

Period + Balance of Cash and Deposits with Banks at End of Period) . Investment Corporation Bonds

141 i’} Long-Term Debt
2nd Investment Corporation Bond ¥5.0 bn \ 12 | Repaid during 22nd
due for redemptlon on October 24, 2014 T | 1.89% Weighted average annual
%\§ 1.09% interest rate
Fopamitment 8 1.56% 1.39%1.829 1-28% sary 2 (excluding short-term debt)
¥18.0bn -
* . (annual) 6 1.58%
Short-term debt ¥5.0 bn already repaid on 4
. I
August 15, 2014 with proceeds from sale //2
of Beacon Hill Plaza (lto-Yokado
Noukendai Store) J - 0 22nd 24th 26th 28th 30th 32nd 34th 36th 38th 40th 42nd
Period Period Period Period Period Period Period Period Period Period Period
7/312014  7/31/2015 7/31/2016 7/31/2017 7/31/2018 7/31/2019 7/31/2020 7/31/2021 7/31/2022 7/31/2023  7/31/2024
Remaining years to maturity 1 2 3 4 5 6 7 8 9 10
* Interest-Bearing Debt in this presentation does not include security deposits provided by tenants.
- - - - - - - - — - . — *Comments by Tokyu REIM
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Result of Strategic Debt Management (iii) Base Interest Rates TOKYU REIT

* Spreads have risen since the credit crunch in 2008, although base interest rates have subsequently dropped
due to the shrinkage in spread and decline in market interest rates.

(Unit: %)

Dent Acq 0

Perioa
= = a0 2008 oom [ m | it e s e

ep. | O a 0 en. | Ap De a ep 0 a AUQ 0 0 De De ) eh

20y 1,550

25y 148125 147500 132150 141125

30y 181875 154250 |1.52875 146875 068125 0.77500

32y 136000

35y 181062 163062

40y 162625 180375|  1.72500 1.67500{1.66375 [1.31250 1.03500

45y 178812

50y 165 1.79000 146250 093500 107500 0.99125 085000 | 0.399

term

55y 240187 136875 095625

60y 163250 | 1.47625 | 145375 104625

Long-

65y 149563 |141375

T0yr (192000 189 221100 148875 |1.37250 |1.32375 132250 124625 | 128375 | 145125 | 147250 121000 0682 105250

15y 153375

80y 176625 148000 151375 | 151375

85yr
90yr
95yr
100y 141 191375 15775

* The colored portions represent refinancing conducted in the 22nd period.
* The shaded portions represent repayments/redemptions made.
* The text in red represents the issue interest rate of investment corporation bonds. Adding issuance expenses, all-in costs will be an additional 0.1% or so each in terms of interest rate.

- - - - - - - - — - - — *Comments by Tokyu REIM
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Debt Structure (i) Interest Bearing Debt TOKYU REIT

* Aim to diversify sources of funds, but curb dependence on investment corporation bonds.

As of end of 22nd Period

. A Category Ceridar :mﬁlgnt \mere:,/t Rate  Debt %reil?:ation - II:\)/Iatturity — Note
Commltment Llne : 0 (¥ million) (%) ue Date erio
[Sumitomo Mitsui Trust Bank 2,000
Bank of Tokyo-Mitsubishi UFJ 1,000 0.52136] 8/15/2013 8/15/2014 23rd Unsecured
Shortterm  [Mizuho Bank 1,000] : Unguaranteed
Development Bank Of Japan ¥8'0 bn Mitsubishi UFJ Trust and Banking 1,000
Sumitomo Mitsui Trust Bank ¥2.0 bn Development Bank of Japan 5,000 1.95000]  1/25/2006 1/25/2018 | 29th
Paido Life Insurance Company 3,000 1.76625 3/10/2008 3/10/2016 26th
Sum|t°m° Mitsui Trust Bank ¥3.2 bn zevelopme’;t Ban: of J;paE ?ggg 2.21100) 6/25/2008 6/25/2015
umitomo Mitsui Trust Banl
d 24th
H [Sumitomo Mitsui Trust Bank 1,000) 1.46250] 7/26/2010 7/26/2015
MIZUho Bank ¥1 '6 bn [Shinkin Central Bank 2,000
Investment Corporation Bond . . [Sumitomo Mitsui Trust Bank 5,000) 1632500 12/27/2010 12/27/2016 | 27th
¥14 500 14910/ Bank of Tokyo-M|tsub|sh| UFJ ¥1.6 bn ISumitomo Mitsui Trust Bank 2,000) 1 47629 5/18/2011 5/18/2017
’ mn ( . 0) [Sumitomo Mitsui Trust Bank 2,000 ) 5/25/2011 5/25/2017 28th
i ichi i zuho Bank ,000 45375 6/27/2011 6/27/2017
MItSUbIShI UFJ TrUSt and Banklng ¥1'6 bn ppon Life Insurance ,000 .36875 7129/2011 131/2017 27th
i H H ppon Life Insurance ,000 .49563 /31/2018 29th
Mitsui Sumitomo Insurance T I . ¥1 Bank of Tokyo-Mitsubishi UFJ 5,000 141379 9/26/2011 3/26/2018 30th
¥1,500mn (1.5%) otal: 8.0 bn [Mizuho Bank 700 tossod oo o T1/11/2015__| 25th
Mizuho Bank 1,700] 1.48875) 11/11/2018 | 31st
Bank of Tokyo-Mitsubishi UFJ 2,000 1.372500  5/25/2012 5/25/2019 | 32nd
M iZU hO Tru St & Ba nking Development Bank of Japan 4,000 1.48000| 6/25/2012 6/25/2020 34th
[Sumitomo Mitsui Trust Bank 400| 1.32375|
¥1 ’Soomn (1 5%) Mitsubishi UFJ Trust and Banking 400| 1.32375 612612012 6/20/2019 32nd
[The Norinchukin Bank 1,000 0.93500]  7/25/2012 7/25/2017 28th | Unsecured
Shinkin Central Bank Secure level to cover [Bank of Tokyo-Mitsubishi UFJ 1400 1322500 /202012 8/29/2019 | ] Unguaranteed
Long term  |Mitsubishi UFJ Trust and Banking 2,000 1.24625  11/19/2012 11/19/2019
0,
¥2,000mn (1 .9 /o) Development Bank planned annual Daido Life Insurance Company 500] 068125 1, e01n 12/25/2015 | 25th
£l repayment amount Mizuho Bank 500 123379 12/25/2019 | 33rd
Daido Life Insurance or Japan Mitsubishi UFJ Trust and Banking 500) 0.77500] 6/25/2016 26th
C ¥20 OOOmn (1 9 4%) M!tsub!sh! UFJ Trust and Banking 500] 1.07500| 6/25/2013 6/25/2018 30th
ompany ) d Mitsubishi UFJ Trust and Banking 1,500 1.45125| 6/25/2020 34th
0, [Sumitomo Mitsui Trust Bank 2,900 1.53375 12/25/2020 35th
¥3’500mn (34 /0) [The Norinchukin Bank 500]
— 1.47250| 6/27/2020 34th
Mitsui Sumitomo Insurance 500] 612712013
The Norinchukin Bank Pevelopment Bank of Japan 1000 4 91375 6/27/2023 | 40th
izuho Trust & Banking 1,500 )
¥4 .500mn (4.4% Datichi Life Insurance 2500151379 7731/2021 | 36t
’ ( ) Dai-ichi Life Insurance 2,000 0.99128  7/31/2013 7/31/2018 30th
ippon Life Insurance 500 1.51375 7/31/2021 36th
. . [Sumitomo Mitsui Trust Bank 2,500
Nlppon Life Insurance — Mitsubishi UFJ Trust and Banking 2,000 1210000 2512013 12/25/2020 ] 35
¥4 500mn (4.4%) Mitsubishi UFJ Trust and Banking 1,500] 0.95625) 6/25/2019 | 32nd
Dai-ichi Life Insurance 1,000] 104625 o001 1/27/2020 33rd
[The Norinchukin Bank 3,000 0.85000] 1/27/2019 31st
Development Bank of Japan 5,000 1.57750| 2/25/2014 2/25/2024 42nd
The Dai-ichi Life M!Z“’T"Saa'?k 1000 4 o5250|  6/25/2014 6/252021 | 36th
|nSUrance Mitsui Sumitomo Insurance 1,000
o,
¥5’500mn (53 A)) #2 Investment Corporation Bond 5,000 1.89000| 10/24/2007 10/24/2014 23rd
{#3 Investment Corporation Bond 3,000 1.47000| 10/22/2012 10/21/2022 39th Unsecured
Mizuho Bank Bonds L Investment Corporation Bond 35000 039900 21412014 211412019 | 32nd | Unguaranteed
Bank of Tokyo-Mitsubishi UFJ B ' — s
¥7,900mn (770&) ¥9 400 9 10/ {#5 Investment Corporation Bond 3,000 0.68200| 3/11/2014 3/11/2 t
Mitsubishi UFJ Trust and Banking ,400mn (9.1%) T —— — ; ; ; ;

¥9,400mn (9.1%)

* Average Interest Rate: 1.39%
* Interest-Bearing Debt does not include Securities Deposits provided by tenants.
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Debt Structure (ii) TOKYU REIT

108,347

- Interest-Bearing Debt n Leasehold and Security Deposits without reserved cash

Long-term Issuer Rating: AA-
(Outlook: Stable) 100,000

80,000

Issuer Rating: A+ (Rating Outlook: Stable) 60,000

40,000

Long-Term Corporate Credit Rating: A
(Rating Outlook: Stable) 20,000
Short-Term Corporate Credit Rating: A-1

0 En)d of (1131 End of 3rd End of 5th End of 7th Er'l:’d of 9th End of 1 1th End of 131h End of 151h End of 17th End of 19th End of 2d1 st End of 22nd
'eriof

Rating (As of End of 22nd Period) Deemed Interest-Bearing

(¥ million)
erio eriod Period eriod erio eriod Period Perio Period Peri
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 1/31/2013 1/31/2014  7/31/2014

120,000
Distribution and Long-Term Debt Ratio Distribution and LTV / Total Assets at End of Period

, 15,889 (%)
(yen) 15,889 100.0% 100.0% 1((/;3) 1((3/&(;;))0 60
16,000 R, - - ' o
I Distribution Long-term Debt Ratio \/’ AL I Distribution
4,432 =~ '
AN 95.1% 90 = | TV / Total Assets at End of Period
(Note2) 1 s0
4,000 go 4000 44.6 438 438
[
70 1 a0
3,000 60  3:000
2,517 2,500
72,500, 400| 2 2,400 4,

30. 6I

2,000

2,000 40
I | | )
: I I I I I I I I I I I I I I I I I I I I I I I : :

20

10
0 : : : : : : : : : : 0 ° 24ih Period ©
1stPeriod 3rd Period 5th Period 7th Period 9th Period 11th Period 13th Period 15th Period 17th Period 19th Period 22nd Period 1st Period 3rd Period 5th Period 7th Period 9th Period 11th Period 13th Period 15th Period 17th Period 19th Period 22nd Period * | 2015
Jan.2004 Jan.2005 Jan.2006 Jan.2007 Jan.2008 Jan.2009 Jan.2010 Jan.2011 Jan.2012 Jan.2013 Jul. Zoéétrd Period Jan.2004 Jan.2005 Jan.2006 Jan.2007 Jan.2008 Jan.2009 Jan.2010 Jan.2011 Jan.2012 Jan.2013 Jul. 2014 (Estimate)
Jan. 2015 24thPeriod ) . . . 23rd Period
(Note 1) Official distribution in the 1st period was ¥1,897 based on the actual operating period of 144 days, but the recalculated distribution of ¥2,424 (Estimate) Jul. 2015 * LTV/ Total Assets at End of Period = Balance of Period End Interest-Bearing Debt / Period End Total Assets Jan. 20165
based on 184 operating days is used in the above graph for the sake of comparison with figures from the 2nd period and thereafter. (E stlmate) (Note) Official distribution in the 1st period was ¥1,897 based on the actual operating period of 144 days, but the recalculated distribution of (Estimate)
(Note 2) 81.6% if excluding long-term debt and investment corporation bonds due within 1 year. ¥2,424 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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Composition of Unitholders

Changes in Unitholder Composition (Main Segments)

(%)151 Period 3rd Period 5th Period 7th Period oth Period ~ 11th Period  13th Period 15th Period 17th Period 19th Period 22nd Period
40 A A A A A A A A A A A
— Invest:meanrusts ‘ um— For?igners 37.54
——— Banks (ex. Pensions & Trusts) Individuals
—— Domestic Corporations ——  Pensions \36 E3
35 - T T T 32.:46 i
e
0 - 1 /\
25 7</\\
22,0 26.29 \
20 17.39
5043 ><\ 15(52
" N / -1
» DARSSNE e S NE
10 | | . 13.98 1274
|
—
8.04
5 34 7.79 7.82
7& \ 1.41 - 96 447
2.2
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 1/31/2013 1/31/201;}31/2014
Individual Ownership Percentage
1st Period 3rd Period 5th Period 7th Period oth Period ~ 11th Period ~ 13th Period  15th Period 17th Period ~ 19th Period 22nd Period
% 0,
) A A A A A A A A A A (%
60 40
Individuals & Trusts 51.85
50 Trusts \50.92 35
Individuals 43.84
\/\/ 30
40 37-54
32.46 36.53
30 29.57
_——_——__——-—-—a—”"————> /’/” 20
/ /‘/ y
20 - e
/ 10
10 —; -
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 1/31/2013 1/31/2017‘/‘&31/20‘|4 0

* Investment trusts hold the largest share
among unitholders.

* Individual ownership percentage (Individuals
and Trusts) exceeds 50% of the total.

* Foreigners accounting for decreasing
percentage of investments in past
several periods.

(No. of People)
200

Foreign Ownership
Percentage

9th Period
Jan. 2008

Sold Resona Maruha
Bldg. and Ryoshin
Harajuku Bldg.

e Number of

Foreign Investors 180

160

] 140

120
100
80

3.9
2.
0

60
40
20
11th Period ~ 13th Period  15th Period
Jan. 2009 Jan. 2010 Jan. 2011

I 5.9

1st Period
Jan. 2004

3rd Period
Jan. 2005

5th Period
Jan. 2006

7th Period

Jan. 2007 17th Period  19th Period ~ 21st Period o4 period

Jan.2012  Jan.2013  Jan.2014 “7/335014
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List of Major Unitholders TOKYU REIT

1st Period (Ended Jan. 31, 2004) 21st Period (Ended Jan. 31, 2014)

22nd Period (Ended Jul. 31, 2014)

No. of No. of
Unitholders Unitholders Units | Share (%) Unitholders Units  [Share (%)

Held IRl
1 | Tokyu Corporation 5,880 6.00 1 [Japan Trustee Services Bank 54,340 27.79 1 |[Japan Trustee Services Bank 281,307 28.77
2 |Kawasaki Gakuen School Corporation 5,000 5.10 2 | The Master Trust Bank of Japan, Ltd. 16,404 8.38 2 |The Master Trust Bank of Japan, Ltd. 69,479 710
3 | Tokyu Land Corporation 3,920  4.00 3 | The Nomura Trust and Banking Co., Ltd. 10,448 5.34 3 | Trust & Custody Services Bank, Ltd. 52,005 531
4 |Japan Trustee Services Bank 3,084 3.14 4 |Trust & Custody Services Bank, Ltd. 10,114 517 4 | Tokyu Corporation 49,000 5.01
5 |Shinwa Bank 2704 285 5 | Tokyu Corporation 9.800 5.01 5 [The Nomura Trust and Banking Co., Ltd. 43,864 4.48
6 | Aozora Bank 2766 80 6 |MetLife Alico GA Company JPY 3.902 1.99 6 ;Jg_i;;ra?ancaire Privée (Europe) S.A. AIFMD Clients 20,065 205
7 |Hiroshima Bank 2,064 2.10 7 |Asahi Fire and Marine Insurance 3,000 1.53 7 | MetLife Insurance K.K. 19,510 1.99
8 [Resona Bank 2,043 208 8 |Union Bank Private Europe SA 497200 2,69 137 8 | Asahi Fire and Marine Insurance 15,000 153
9 |Morgan Stanley 2,016 2.05 9 |Nomura Bank (Luxembourg) S.A. 2,343 119 9 |State Street Bank and Trust Company 505223 12,225 1.25
10 [Bank of Ikeda 1917|195 10 |State Street Bank and Trust Company 505223 2,251 115 10 |Trust & Custody Services Bank, Ltd. 10,795 1.10
11 | The Gibraltar Life Insurance Company 1,534 1.56 11 |Trust & Custody Services Bank, Ltd. 2,159 1.10 11 The Hachijuni Bank, Ltd. 10,440 1.06
12 | The Chase Manhattan Bank London 1,460 1.48 12 | The Hachijuni Bank, Ltd. 2,088 1.06 12 [Mitsubishi UFJ Trust and Banking Corporation 9,196 0.94
13 |AIG Star Life Insurance Co., Ltd. 1,394 1.42 13 |OM 40 S SB Client Omnibus 1,697 0.86 13 | The Bank of Kyoto, Ltd. 9,092 0.93
14 |Trust & Custody Services Bank, Ltd. 1,201 1.22 14 | The Gibraltar Life Insurance Company 1,524 0.77 14 | The Gibraltar Life Insurance Company 7,458 0.76
15 |The Chase Manhattan Bank London (SL Omnibus Acct.) 1,090 1.11 15 |State Street Bank West Pension Fund Clients Exempt 1,347 0.68 15 |State Street Bank West Client Treaty 6,572 0.67
16 [North Pacific Bank 1,000 1.02 16 | Mitsubishi UFJ Trust and Banking Corporation 1,344 0.68 16 |[CBHK-CTBC BANK-YUANTA GLOBAL REITS FUND 6,474 0.66
16 [Bank of Bermuda 1,000 1.02 17 |CBNYDFA International Real Estate Securities Portfolio 1,257 0.64 17 |CBNYDFA International Real Estate Securities Portfolio 6,031 0.61
18 [The Hachijuni Bank, Ltd. 960 0.97 18 | State Street Bank West Client Treaty 1,223 0.62 18 [State Street Bank West Pension Fund Clients Exempt 5,980 0.61
19 |American Life Insurance Company 959 0.97 19 | The Chiba Bank, Ltd. 1,070 0.54 19 |Nomura Bank (Luxembourg) S.A. 5,777 0.59
20 (Pictet & Cie 947 0.96 20 | The Bank of Kyoto, Ltd. 1,006 0.51 20 |The Chiba Bank, Ltd. 5,350 0.54
Total Units Held by Top 20 Unitholders 43,029 43.90 Total Units Held by Top 20 Unitholders 130,007 66.49 Total Units Held by Top 20 Unitholders 645,620 66.04;
Outstanding Units 98,000 100.00 Outstanding Units 195,520 100.00 Outstanding Units 977,600 100.00
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Changes in Distribution per Unit (DPU)

TOKYU REIT

* Have been securing DPU while considering financial soundness. I

LTV trar(wos/it)ion Average LTV (based on appraisal value) « Reversal due to appraisal indicating * We sold 2 properties and expanded our cash position.
o = LTV/Total Assets (based on book value) appreciation of property value. As a result, average LTV increased.
60 56.0
47.9 44.7 452 901 483 467 46.7 46.8 461 46.846.8 461 448 g6
50 445 44.6 740 —— .
25 . e 1 A 43.5 435 43.3 433 43.4 431 44.2446 446 43.843.8
T ) .
gg 30.9 30.6 31.0 31.1 29 32.7
* Average LTV = Average Balance of Interest-Bearing Debt / 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 Yokohama Yamashita-cho Bldg. * Contribution from sale of Resona Maruha
(Barneys New York Yokohama Store) Bldg. and Ryoshin Harajuku Bldg. IAverageBDur_atioB og
\ ] A\ nterest-Bearing Debt
DPU (¥) - DPU I:I Average Duration of Interest-Bearing Debt 15,889 (Years)
16,00(,’0,;/ 5.0
N 4,432 -
4,500 415 4.21 4.5
3.91
4,000 68 3.50 3.68 I 4.0
. 3.26 342 3.44 1
3,500 r 3.27 3.20 0B B3i2 3,256 3.10% 306 3-20 1 3.5
2.94 3.023, 07 92 2.96 296 3 I
3,000 | 2846 2.82 2759 2,8 2,83¢ 2,88 2.79 i 3.0
2,60 |3 2,519 |, ;g P84 [>57! 5 408 [254 2517 1
2,500 &2 09 ; 2341 1 229 [ ] 25
’ 1
2,000 1 2.0
1
1,500 : 1.5
1,000 1 1.0
2 I
500 1 0.5
1
0 End of 1st End of 3rd End of 5th End of 7th End of 9th End of 11th End of 13th End of 15th End of 17th End of 19th End of 22nd End of 24th0'0
Period Period Period Period Period Period Period Period Period Period Period Period
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 1/31/2013 7/31/2014 End of 23rd 7/31/2015

* Official distribution per unit in the 1st period was ¥1,897 (adjusted for five-for-one split) based on the actual operating period of 144 days, but the recalculated distribution per unit of
¥2 424 based on 184 operating days is used in the'above graph for the sake of comparison with figures from the 2nd period and thereafter.

* Distribution per unit stated in this document has been adjusted to take into account the split of investment units (five-for-one split) conducted on February 1, 2014 for pre-split figures.
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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 of the 22nd period was 5.08%.

Yield (%) ROE = Distribution per Unit / Capital per Unit Yield (%) Adjusted ROE = Distribution per Unit (Aft_er Deduction of l?apital Gains/Losses) /
28.0 10.0 Capital per Unit (After Deduction of Capital Gains/Losses)
a .
* . A : . . .
Dec. 2009: Sold Ryoshin Harajuku Bldg. * Capital Gains are calculated as repayment of capital.
9.0 [ Jan. 2010: Sold Resona Maruha Bldg. r/\‘ 9.0 [
8.0 8.0 \\ // \\\\
7.0 7.0 \ / \\
6.0 o0 \ / N\
yANEES /\-\f o —
50 50 o N \-\'./' g \-\-/./ e
* April 2006 L\_/-\'\‘ e Te-a
4.0 Sold Yokohama Yamashita-cho Building ) ~g” 40
(Barneys New York Yokohama Store).
3.0 3.0
. 5 istributi i i i - o : istribt ; ; Distribution per Unit (After
Capital per Unit ) ) o ) Distribution per Unit (Af'{:rtgec(ﬁ%lttiglnpgfrgggnal | Total Capital per Unit (After Deduction O Distribution per Unit (After Deduction Deduction of cﬁpi(m
120,000 (¥ [] capital per Unit [l Distribution per Unit Gains/Losses) (¥) of Capital Gains/Losses) of Capital Gains/Losses) Gains/Losses) (¥)
. r 18,000
o bl 120,000 r * Deducted capital gain from 18,000
Public ublic Yokohama Yamashita-cho Building
Offering Offering 16,000 (Barneys New York Yokohama Store). 16,000
115,000 14000 115000 | 1000
12,000 12,000
110,000 S 110,000 * Deducted capital
10,000 gains/losses from Resona 10,000
Maruha Bldg. and Ryoshin
5,000 Harajuku Bldg. 8,000
105,000 | 105,000 -
6,000 6,000
100,000 f 090100000 f o0
2,000 I 2,000
95,000 95,000 0
*““Endof 1st Endof3rd Endof5th  Endof 7th  Endof 9th End of 11th End of 13th End of 15th End of 17th End of 19th  End of 22nd End of 23rd 0 End of 1st End of 3rd End of 5th End of 7th  End of 9th End of 11th End of 13th End of 15th End of 17th End of 19th End of 22nd End of 24th
Period Period Period Period Period Period Period Period Period Period Perio eriod _ End of 24th Period Period Period Period Period Period Period Period Period Period Period Period
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 1/31/2013 ~ 7/31/2014 g:‘ggg Jpetod 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  1/31/2013 7/31/2014 Zézgl/rgg::)
*Capital per unit, capital per unit (after deduction of capital gains/losses), distribution (Estimate) End of 23rd
per unit and distribution per unit (after deduction of capital ga\'nsllostses) ?tatetd \(I"l this Period
document have been adjusted to take into account the split of investment units (five- . . . . . . . . . 1/31/2015
for-one spit) conductad o Fabruery 1, 2014 o pre ol figurss Adjusted Capital Yield Distribution Amount After Deduction of Capital Gains/Losses (Esimate)
*Capital gains on sale of Beacon Hill Plaza (Ito-Yokado Noukendai Store) on August pr—

8, 2014 are not scheduled to be distributed, but rather used as the source of funds
for implementing repair and maintenance construction, etc. ahead of schedule, and
thus are scheduled to be excluded from capital gains/losses.

(Adjusted ROE) Total Capital — Accumulated Distribution of Capital Gains/Losses

*Comments by Tokyu REIM
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Changes in Asset Value (Adjusted NAV per Unit) TOKYU REIT

* Adjusted NAV per unit reflecting unrealized gains/losses increased ¥3,911 to ¥123,801. Adjusted NAV multiple was 1.06x. I

Adjusted NAV Multiple

1.6
L 1.37
14 123 121 1.21
12 -~ 1.04
1.0 -
1.06 0.86 .74  720.75
0.8 )
0.6 -
=== Adjusted NAV Multiple = Average Price of Investment Unit (Closing) / Adjusted NAV per Unit Reflecting Unrealized Gains/Losses (End of Period)
Unrealized
. - H [}
NAV (¥) * Adjusted NAV per unit at Gains/Losses (%)
250.000 195,031 end of 22nd period 1
’ 180,941 115,739 5 100
200.000 115,739 79,292 80
’ i 119,890 !l
113’010 123,801
150,000 | 192280 o0 113,010 g
100,337 ’ 10,790
100,000 40
50,000 55020
Boe e 0
'1 . 0 0 1st 2nd 3rd 4th 5th 6th 7th 8th 9th 10th 11th 12th 13th 14th 15th 16th 17th 18th 19th 20th 21st 22nd
Period Period Period Period Period Period Period Period Period Period Period Period Period Period Period Period Period Period Period Period Period 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 7/31/2008 1/31/2010 7/31/2010 1/31/2011 7/31/2011 1/31/2012 7/31/2012 1/31/2013 7/31/2013 1/31/2014 713112014 1 .9 ()
mmm Net Asset per Unit == Adjusted NAV per Unit mmm Unrealized — Unrealized Gain/Losses
(ex. Retained Earnings) Gains/Losses per Unit Percentage
In’:‘l‘;‘;:fng:m ¥128,619 ¥145,216 ¥180,487 ¥248,307 ¥167,180 ¥99,354 ¥94,172 ¥106,931 ¥80,332 ¥115,068 ¥131,777
Unit Price ¥106,165 ¥138,141 ¥153,304 ¥191,661 ¥200,132 120,714¥ ¥95,715 ¥98,085 ¥81,328 ¥84,558 ¥116,503

*Investment unit price, NAV per unit and adjusted NAV per unit reflecting unrealized gains/losses stated in this document have been adjusted to take into account the split of investment

units (five-for-one split) conducted on February 1, 2014 for pre-split figures. *Gomments by Tokyu REIM
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External Growth

TOKYU REIT

________Portfolio Size and Average Investment | Rent Outlook by Area (Rent Level at Survey Date =100)

I 7 otal Acquisition [ Appraisal Value

Total Acquisition
Value
(¥ billion)

300

250

7.3

200 -

150

100

50

0

IPO
Period
9/10/2003 1/31/2004

1st

Prepared on September 12, 2014 |

Average Investment

* 1-year outlook for rent level in Marunouchi/Otemachi and Osaka, along the

Average Midosuji Line, increased. Outlook of increase for Shibuya remains unchanged.
Inves_tr_nent
Appropriate Asset Size % blion)
¥300 billion or more 10
Next 2 5 10 Next 2 5 10
10-0r| Area Year Years Years Years Area Year Years Years Years
{I
268.6 H Marunouchi, 101 103| 105| 105 Marunouchi, 102| 103 105 105
9.3 ' 1 Otemachi area Otemachi area
1" . . . .
7.6 1 1 Shibuya, Shibuya 101| 102| 104| 105 Shibuya, Shibuya 101| 102| 104| 105
229.6 ' :: 8 Station area Station area
! " N N N N
1 sfagt?g:;rezgoya 100| 100| 100| 100 S?agi?g:;r;goya 100 100| 100| 100
P 227.7
1]
1 Osaka, along the 99| 100/ 100| 100 Osaka, along the 100| 100| 100| 100
11 Midosuii Line Midosuiji Line
11
11 6 Source: Japan Real Estate Institute “Japan Real Estate Investors Survey.”
11
: : Expected Yield and Transaction Yield of Benchmark Buildings (Marunouchi / Otemachi)
11
1 . . . . .
I : ) * Expected yield and transaction yield for prime locations decreased. l
I (]
1 : 5.0
n 4
:: 55
T 5.2
T N 50 5.0
11 50 5.0
" 45 \45 45 4545 45 4545 45 45 45
Il 45 — 4.3
2 \\ 4/4 242 42 4242 42 42 4.2 “mad?
1 40 402040, 40 NN
11 '
T \5 3Y / %
1 3.5 :
11
11 e Expected Yield e Transaction Yield
1 3.0 ‘ : : : - : : : : :
LI 0 Oct. Oct. Oct. Oct. Oct. Oct. Oct. Oct. Oct. Oct. Oct. Apr.
KD oth 8th 10t - f2h - 4th 16t i8th - 20th - 22nd 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 20132014

iod Period Period Period Period Period Period Period Period Period
7/31/2005 7/31/2006 7/31/2007 7/31/2008 7/31/2009 7/31/2010 7/3/2011 7/31/2012 1/31/2013 7/31/2014

Estimate

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

*Comments by Tokyu REIM
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Portfolio Overview (i) TOKYU

Weighted Average Property Age

Office / Retail Ratio (Based on Appraisal Values at End of Period)

(years
100% 20.0° [ mmmWeighted Average = Ratio within Approx. 3-min. r 90.0%
Property Age Walk from Station (Note)
74.5%
19.0 - 74.5%, 18.4 80.0%
81.0%
18.0 2 70.0%
80%
17.0 - 66.8%.
- 60.0%
16.0
r 50.0%
60% 50.0%
15.0
40.0%
14.0
o, 30.0%
40% 13.0 PE  — 5 H B B B B B B BB EEEEE B
F 20.0%
20% 11.0 I 10.0%
10.0 5th 7th 9th 11th 13th 15th 17th 19th 21st 22nd 0.0%
Period Period Period Period Period Period Period Period Period Period Period  Period
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 1/31/2013  1/31/2014 7/31/2014
0% 4th 6th 8th 10th ((Note) Ratio within approximately 3-minute walk from station is the ratio of properties in the TOKYU REIT portfolio that are properties within a 3-minute approximate
Period Period Period Period Period Period Period Period Period Period Period walking time from the nearest train station (based on acquisition price).
9/10/2003  7/31/2004  7/31/2005  7/31/2006  7/31/2007  7/31/2008  7/31/2009  7/31/2010  7/31/2011  7/31/2012  7/31/2013  7/31/2014 * Weighted average of the age of buildings at period end multiplied by the acquisition cost

mOffice O Retail (Suburban) O Retail (Urban) * Not including Shonan Mall Fill (sokochi) and OKI System Center (sokochi)

Area (Based on Appraisal Values at End of Period) Land / Property (Excl. Land) Ratio (Based on Book Value at End of Period)

1000/0 L 1000/o
5.7 [55.
T okyul 20.1 (9.9
‘Areas| L 6.
80% 84.0 T ey Sy oy ey N [ S e e e N ey N N £ T4 L7
60% H - H H H H HRatioof Tokyo Central 5 Wards increased |[H*H |l g0
shibwyal [ [] to 73.4% after PO I I I I I I I I I I I I
Ward
40% H 40% 74.5074.
40.4 3.
72. 73.4|
20% 20%
0 Areas —l
0% ..-......... llll 0% L e e S e O e e L 54 54
° IPO 1svt 3rd 5th 7th 9th 11th 13th 15th 17th 19th 21st 22nd ° 1st 3rd 5th 7th 9th 11th 13th 15th 17th 19th 21st 22nd

Period Period Period Period Period Period Period Period Period Period Period  Period Period Period Period Period Period Period Period Period Period Period Period Period
9/10/2003  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  1/31/2013  1/31/20147/31/2014 Jan. 2004 Jan. 2005 Jan. 2006 Jan. 2007 Jan. 2008 Jan. 2009 Jan. 2010 Jan. 2011 Jan. 2012 Jan.2013  Jan. 2014 Jul. 2014
Appraisal 80,300 103,050 136,850 174,430 210,120 242,920 242,400 171,080 187,900 190,360 189,320 224,650 o ] o
Value 111,740 155,090 187,800 224,300 268,680 219,580 181,440 191,440 190,820 194,860 227,740 Ratio of Ratio of Land Ratio of Real
(¥ million) . Kochi . sokochi Estat | land) “Comments by Tokyu REIM
I Tokyu Areas [ |Shibuya Ward [l Tokyo Central 5 Wards [_] Other Areas sokochi (excl. sokochi) state (excl. land)
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Portfolio Overview (ii)

Changes in NOI Yield (Based on Acqu

nges in NOI Yield (Based on Appraisal Value at End of Period)

0,
(%) (%)
9.0% 9.0%
8.22%
8.00%
8.0% 8.0%
7.20% 7.21%
7.0% \ 7.0% F ,\
.74 759
.o&% 6.0%
6.0% N\ 6.0% [\
561% 5.69% 5.73% 5.78%
W 4.68%
5.0% 5.0%
4.39%
4.35%
4.30%
4.0% © 4.0% =
3.0% 1st 3rd 5th 7th 9th 11th 13th 15th 17th 19th 21st 22nd 30% st 3rd 5th 7th Oth 11th 13th 15th 17th 19th 21st 22nd
Period Period Period Period Period Period Perio Period Period Period Period Period Period Period Period Period Period Period Period Period Period Period Period Period
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 1/31/2013 1/31/2014 7/31/2014 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 1/31/2013 1/31/2014 7/31/2014
Urban Retail  —— Suburban Retail ——Total Retail —— Total Office—— Sum Total Urban Retail ~——Suburban Retail —Total Retail ——Total Office —— Sum Total

hanges Ol Yield (Based on Book Value) anges in NOI Yield
)

(% (%)
9.0% 0%
6.75%
) > . S
8.20% \ s ~ ‘\J Effect of capitalization of property
8.0% 65% tax and city planning tax of
7 19% properties acquired at [PO. (Note)
o, 6.0%
7.0% 6.75%
6.0%\ 6.039
6.0% 5.92% - 5.5%
5.0% 4.67% __4.65% 509 /\\
4.62%  4.60%
4.0% 45% 4.49%~ 4397
4.39% 4.35%
30% e 3rd 5th 7th 9th 11th 13th 15th 17th 19th 21st 2on0 0TSt 3rd Sth 7th th 11th 13th 15th [7th 1oth 21st  22nd
Period Period Period Period Period Period Period Period Period Period Period Period Period Period Period Period Period Period Period Period Period Period Period ~Period
1312004 1312005 1312006  1/31/2007  1/31/2008  1/31/2009  1/31/2010 /312011  1/31/2012  1/31/2013  1/31/2014 7/31/2014 1312004 13112005  1/31/2006  1/31/2007  1/31/2008  1/31/2009 1312010 A/31/2011  1/31/2012  1/31/2013  1/31/20147/31/2014
Urban Retail ~ — Suburban Retail — Total Retail — Total Office —— Sum Total — NOIYield based on Acquisition Price — NOIYigld basad on Book Valus ——NOI Yield based on Appraisal Value st End of Period

(Note) NOI increasing effect due to the property tax and city planning tax for the year of property acquisition being booked under assets as acquisition
costs and not being booked as expense. *Comments by TOkyU RE|M
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Internal Growth TOKYU REIT

* Occupancy rate 97.6% and average rent slightly increased. I
Changes in Occupancy of Overall Portfolio Period-on-Period Monthly Leasing Revenue Increase Rate

100. 0% 99 9"/
1000/ T 9 5% (%)

|
/T i * Partial tenant moving into
98.3% [1/"' L/ V-_" WL\/-/ 97 % 4.0 &2 cocoti and Lexington Aoyama. ||> 35 ‘
98% = J r 8.1 M P /}k . 1.2
97.3%\_ \/ A/ i 97.2% 2.0 0 m\ / M_’/ 01
3 A

96%

20 KN\ ]
04% | M _ o _4:0 \\)KW / \\ //
92% " 6.0 \v/ \ N/ v \\ //

? \ * Partial tenant moving out‘from [/ ‘ 8.0 \4 V \\ //

100 - A\

S

Setagaya Business Square.

90% | * Resona Maruha Bldg. acquired. |
* Large tenants moving out from "’-3/
— T o 3 TOKYU REIT Toranomon

88% | * Large tenants moving out from | 88-8% -12.0 Building and Kojimachi Square. —

TOKYU REIT Toranomon Building T . Offi 9 ) il - \ /

and Kojimachi Square. . -14.0 Retail : ice Total
86% — as7 |
1st 3rd 5th 7th 9th 11th 13th 15th 17th 19th 21st  22nd.
Jpoed  pbd  Paid  phed  pabd  Pad  Peiod  Peios  paa  Peis  Perbe Peied 00 oh Jaih o i i i, i 200 20
13112004 1/3”20(;‘—’0 m;(g?g?:l ”31/200;&8” 1(8:{)2;2? 1/31;'«2’2?2" T;t/::/zom Offi::gl;i(:lnsoko::::)”m_n Of;ig;/‘zr(gtil 1131/20147/31/2014 7/31/2006 7/31/2007 7/31/2008 7/31/2009 7/31/2010 7/31/2011 7/31/2012 7/31/2013 7/31/2014

* Excludes income from parking and signs.
* Comparison of monthly leasing revenue at the end of each period (based on actual rent charged).
* Effects from property sales and purchases have been eliminated.

NOI Yield of 11 Properties at IPO
Average Rent (InCIUdmg Common Area Charges) (After Deducting Capitalized Proper:'ty and City Planning Taxes)
(%)

Unit Price
(¥/Month/Tsubo) Retail (Urban) == Retail (Suburban) ====Office ====Portfolio Total
45,000 6.6%
6.42%
40,000 |— _ 6.4%

: 6.30%
0, 0,
35,000 6.2% 6.:05% 6.19% 6.31% 6.27%
6.08%

30,000 N\ /\/v1e‘lu 5.049/

| * sale of Resona Maruha Bldg. | e.0% \ 5.89% - \/i'“ "

* Sale of Resona Maruha Bldg. b

25,000 23,825 5.8% 5.88%

21,309 e 18.354 : 5.83% 5.86% \

20,000 ﬂm%aaw 5.6% 5.72%
18,161 18,040 18,350 544% 5.42%
15,000 18306 | 04% 5:46%
10,757 . . 5.40% 5.20%
10,000 — 29
H 5.2% 5.09% g
5.000 707470741 5.0% * Due to the qiﬁering number of business days, 5.00%
’ ’ -J70 odd accounting period returns are 0.1% lower. v
o 4.88
1st 3rd 5th 7th 9th 11th 13th 15th 17th 19th 21st 22nd 4.8% 1st 3rd 5th 7th 9th 11th 13th 15th 17th 19th 21st 22nd
Period Period Period Period Period Period Period Period Period Period Period  Period Period Period Period Period Period Period Period Period Period Period Period  Period
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 1/31/2013 1/31/2014/31/2014 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 1/31/2013 1/31/20147/31/2014

*In calculating the above unit price, we haven't factored vacant spaces in. In addition, Shonan Mall Fill (sokochi) and OKI System Center (sokochi) are 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, Daikanyama Forum, and KALEIDO Shibuya Miyamasuzaka
i i i *C ts by Tokyu REIM
* Retail (Suburb): Tokyu Saginuma Building, Tokyu Saginuma 2 Building, Beacon Hill Plaza (Ito-Yokado Noukendai Store), Yokohama Yamashita-cho Building (Barneys New York Yokohama Store) (sold in 6th Period) omments by | okyu
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Unrealized Gains/Losses and Total Return

TOKYU REIT

* Total return has outperformed the benchmark hurdle rate by 0.50 points.

Unrealized
Gain/Loss
(¥ million)

Unrealized Gains/Losses and Percentage Against Book Value by Property (End of 22nd Fiscal Period (7/31/2014))

-2,000 -
, -5,054 22.4% -20.6%

21.4% $ -23.1%

10,000 1 100%
. . o
B Unrealized Gain / Loss 0O % to Book Value
8,000 1 80%
6,000 56.0% _ 1 60%
)
g
@
I3 ; 8
4.000 @67 39.1% 2 g 5 > 1 40%
, g £ s s 8 3 °
g g 5 2 ¢ 2 o
c S £ c < o = £
Q v E L o8 S © o
g 2 s 5 © £< 8 2 g S
© 3 e 2 = I 23 s 3 < &
2,000 2z = 3 = = = 58 2 z = < 1 20%
£ g 8 £ & € I % E 2 g
S = w 2 o = g5 = S o O
§3 & N 5 s s EES 3 2 S E} °
S > S z £ & & &< 2z £ <5 >
o 2 = Q © o o 20 S T 5= ¥ 5
0 oS 2 O Q = = <t = 4 23 L 0%
5T = Eo S5 s £28 3] o & ey 395 25 EO9o [y E o o= 3T T2 282 °
S5 Z 156 4 2oy WP 23 25 He® 0 Er s2 258 58 @mS538 oS =} £ z5 €5 LED
quw o) 3.3% @ o Sm S o g ay D g o Som Fm ¥gm o N 499 o @ & 2 -357 3 S G = So=
R Sg % 8 2% £3 gz B fgR Y S5 674 6.8% 58%3 4z 8¢ 22 R:a
T8 © <2 2 g S8 oE ©5 50 T @ I e <2 5o £E= S
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o og £ Z F3 15.7% L 28 8 3 £ =z og °g 1,577 14.5% 2= 88 2 z 4 -20%
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Portfolio Total Return Performance Since IPO

'
3
ki
.
-
'
v
0
=
.
.

.

B Based on 33 properties (acquisition price: ¥273,288 million), which is the sum of current portfolio, Yokohama Yamashita-cho Building (Barneys

A New York Yokohama Store), Resona Maruha Building and Ryoshin Harajuku Building.

» Fiscal period end appraisal values are utilized as the deemed disposal price (sale price) of properties for the

Outperformed
5.56% benzhmark b calculation of IRR.
~’> 0.50pt y » Acquisition price does not include capitalized expenses (such as broker’s fees, first year's property / city planning
o -o0pts. tax, compensation for specialist agents).
5.06% Benchmark Hurdle Rate » 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
Appraisal NCF Cap Rate at 6th period). o - . .
Acquisition (Anticipated Yield) » 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).
0 * IRR for the current portfolio (acquisition price: ¥229,623 million) is 4.91%

(underperforming the benchmark return of 5.04% by 0.13 points).
*Comments by Tokyu REIM
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Risk Management (i)

Portfolio PML Trends

Approximate Walking Time from Nearest Station

Policy: Limited to Tokyo
Metropolitan Area
+

74.5%* of Focus on Location
properties within
3-min. range

today

(%)
8.0 * 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.
6.1 ‘Effective from the 20th period, of earthquake risk nent
6.0 - g methods, earthquake hazard assessment was revised to take
into account the occurrence of earthquakes off the Pacific coast
of the Tohoku region and other factors.
4.2 4.2
40 BB B BNl NwmwmmmmmmwmmEERE®ERBER
20 -l-H-B-B-B- B BB BB HBEEBEHEHEBEHRBHRHN-
0.0
IPO 2nd 4th 6th 8th 10th 12th 14th 16th 18th 20th 22nd

9/10/2003  7/31/2004 7/31/2005 7/31/2006 7/31/2007 7/31/2008 7/31/2009 7/31/2010 7/31/2011
an (12 @3 (18 a7 (17 (16 (18 (18) (19 (22 (22 (2 (0 (22 (4 ()

*Figures for the 28 properties excluding Shonan Mall Fill (sokochi) and OKI System Center (sokochi) indicated
(Note) Includes KALEIDO Shibuya Miyamasuzaka, Shibuya R Sankei Building and Tokyu Toranomon Building acquired as of August 16, 2013

Balance of Depreciation and Repair and Maintenance Cost Estimates

7/31/2012 7/31/2013 7/31/2014
@5 @5 (28 (28 (28)
(Note)

(25)

(¥ billion) * The source of funds for CapEx is limited to the amount of
30 depreciation for REITs, as 100% of profits are distributed.
Therefore, we manage by focusing on maintaining the
247 proper balance between long-term repair and maintenance
I e estimates and accumulated depreciation estimates.

20

Total

LHEN  Estimated
10 Depreciation
(15 years)

15-Year Estimate
(at end of 22nd period (Jul. 2014))

* Repair and maintenance cost estimates are updated when appropriate.
* Not including Shonan Mall Fill (sokochi) and OKI System Center (sokochi)

3

L Estimated
'“terﬂ?,',,,,,,,,,,,,,,,,,,,,,,,,,,

19.9

Accumulated
Internal Reserve:

14.0 ¥15.8bn

Prepared on September 12, 2014

Equivalent to about
3 15% of balance of
Estimated —interest-bearing-debt-
Repair and
Maintenance
Costs

(15 years)

4.0 _

Total Depreciation Total CapEx
Actual Cumulative Total
(by end of 22nd Period (Jul. 2014))

* Based on acquisition
price at end of 22nd
period (Jul. 2014)

*Competitiveness

*Terminal value Secure

*Liquidity

Weighted Average Property Age and CapEx Ratio

(vears) (%)
20 - - 100
s | mm Velonied Merege —o— CapExRatio 179 8
16 | 18
14 170
12 - 160
10 - -4 50
8 4 40
6 - 4 30
4 + 120
2 410

0 0
1st Period 3rd Period 5th Period 7th Period 9th Period 11th Perioc13th Period 15th Perioc 17th Period 19th Period 21st Period 22nd
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 1/31/2013 1/31/2014 Period

7/31/2014
*CapEx Ratio = (Total Estimated Repair and Maintenance Costs per Period) / (Total Estimated Depreciation per Period)

*Comments by Tokyu REIM
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Risk Management (ii) TOKYU REIT

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

* Ratio of each property decreased as number of properties increased.

Long-Term \/
Tenants QFRONT Setagaya
30.4% 10.1% Business Sq.
Long-Term
Tenants
57.5%
30 properties
11 Properties at IPO (as of end of July 2014)

(as of end of April 2003)

* Definition of long-term contract: Contracts with remaining contract period of 5 years or longer counting from August 1, 2014,
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 July 31, 2014).

Other
25 properties

Related Parties Tenant Concentration (Based on Leasable Area)

* Lower dependence on Related Parties.

V
Related Parties

':esngglt Setaggya Business Sq.
Related Parties

Tenant
\/ U

11 Properties at IPO 30 properties
(as of end of April 2003) (as of end of July 2014)
*Comments by Tokyu REIM
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30 properties owned at end of 22nd period

(estimated value at end of period)

Top 3 :26.0%
Top 5 :37.6%

QFRON
18.8% 11 Properties at IPO

(based on appraisal value as of end of April 2003)

Top 3 :55.3%

Top 5 :70.7%

8 properties

aginuma Bldg.
8.6%




TOKYU REIT-JGB Yield Spread and Adjusted NAV Multiple TOKYU REIT

* Adjusted NAV multiple recovered to 1.2x and JGB spread exceeded 300bps. I

* From one day after the revision to guidance were announced (December 25, 2009) as a result of the sale of
(bps) Resona Maruha Building and Ryoshin Harajuku Building until the last trading day of cum-dividends for the 13th (multiple)

fiscal period (January 26, 2010).
800 1.8

= TOKYU REIT-JGB Yield Spread (bps) left axis
Adjusted NAV Multiple right axis

700 L 1.6
600 i — | i 14
500 ii 1.2

/ NAV 1.0x line

| —— —— | ()

400

| , MWH

200 —u— ik M - 0.6

100 0.4
0 0.2

3 \ » ) © © A A > N 9 O QS Q N N S D » &
& & & &S S S S S ESSSSSSSSSE
QN N N N N N N N N N N N N N N N N N N N N N
Q O O O O O O %) O O O O O O O O O O O O
W A N N N N N AN N N\ N AN N N N N\ N N\ N AN N ]\

* Adjusted NAV updated on the date of announcement of results for every period.

* TOKYU REIT-JGB yield spread computed by Tokyu REIM based on Bloomberg data.
*Comments by Tokyu REIM
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Dividend Yield (TOKYU REIT, Tokyo Gas, JGBs (10-yr, 30-yr)) TOKYU REIT
(%)oo — a

—— Tokyu REIT —— Tokyo Gas —— 10-yr JGB Yield 30-yr JGB Yield
(8957) (9531)
8.0 * Dividend increased by sale
* Dividend increased by acquisition of Resona Maruha Bldg. and
of Resona Maruha Bldg. Ryoshin Harajuku Bldg.
7.0 S .
* Dividend increased by sale of Spread over 30-yr JGB
Yokohama Yamashita-cho Bldg. approx. 190bps
50 (Barneys New York Yokohama Store)
5.0
4.0
3.0
2.0
1.0
0.0
o o o o ot o o N° o N 5 N
Q,\'\Q\rL Q,\'\Q\'L g\'\g\rl g\\g\l Q,\\Q\tl g\'\Q\{L Q,\'\Q\'L Q,\'\Q\rl g\\g\l Q,\'\Q\rl \'\0\% \’5\\7,

*Comments by Tokyu REIM
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Difference Between Dividend Yields of TOKYU REIT

and Equity Stocks (Spread)

TOKYU REIT

**)7.0

6.0

1.0

* Spread still remains wide, though it is on a reducing trend compared to various equity stocks. I
Difference Between Dividend Yields with TEPCO Difference Between Dividend Yields with OEPC
Difference of Dividend Yields (TOKYU REIT 8957 — l o ;
Tokyo Electric Power Company (TEPCO) 9501) NM ) 60 7 85
. N W ' I
3.57% ¥ W "} o
| ’ Wl
M 4 o,
/| 134% v \w 4.0 ] 2.22%
/ (Th ! /
R \ A 363% | | - A
L/ Ww'.\ 20 P
&%— WF— U TEPCO continues to 0 'LJIWN

pay no dividends [~
since 2011

T

Okinawa Electric Power Company (OEPC) 9511)

0 ) 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 9/10/2012 9/10/2013 7/31/2014 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  9/10/2012  9/10/2013 7/31/2014

Difference Between Dividend Yields with Tokyo Gas

*)7.0

6.0

5.0

(%)7.0

Difference Between Dividend Yields with Listed Index Fund Japan High Dividend

(TSE Dividend Focus 100)

Difference of Dividend Yields (TOKYU REIT 8957 —

Tokyo Gas 9531

2.00%

/

|

e

v/
W |

VAR v adil

i

N‘f\wﬂ

A
e e

260% [

6.0
5.0
4.0
3.0
2.0
1.0
0.0

— Difference of Dividend Yields

(TOKYU REIT 8957 — Listed Index Fund Japan High Dividend (TSE Dividend Focus 100) 1698)

9/10/2003 9/10/2004 9/10/2005 9/10/2006 9/10/2007 .2/10/2008 9/10/2009 9/10/2010 9/10/2011 9/10/2012 9/10/2013 7/31/2014

0 L L L L L L L
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  9/10/2012  9/10/2013 7/31/2014

Prepared on September 12, 2014 |

* The yields in the difference between dividend yields with TEPCO, OEPC and Tokyo Gas 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.
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2Comments by Tokyu REIM
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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. I
400%
—TOKYU REIT —— Platinum Price Index Gold Price Index 9/10/2003 = 100%

350% * While REIT and platinum
prices dropped, gold prices
remained flat.

K11 e e IR —— S R

* REITs recognized as an inflation hedge
together with precious metals, as A
250% | inflation concernsincreased @ |- o [ T T—— | Y A

*Rising in anticipation of L/_\
inflation

200%

150%

100% i

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 9/10/2012 9/10/2013 7/31/2014

1.80x
1.56 * TOKYU REIT prices decreased Gold Price Multiple (TSE REIT Index) = TSE REIT Index + Gold Price Index
1.40x T relative to gold prices
oy J —\/ Gold Price Multiple (TOKYU REIT) = TOKYU REIT + Gold Price Index
100x WL NN AN ] 0 \TH . * TOKYU REIT prices increased
v relative to gold prices

0.60x
0.20x

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 9/10/2012 9/10/2013 7/31/2014

*Comments by Tokyu REIM
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TOKYU REIT

9. Market Review
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Economic Trends in Japan

TOKYU REIT

120

110

100

90

80

70

Composite Index / Leading
Index (2010 = 100
113.6 ( )
112.9
105.9
104.1
98.1
88.3
[ - - - - - - - -
Economic Indicator: Synthetic economic indicator created by integrating a range of key
indicators sensitive to various economic activities, including production and employment.
There are two indicators: DI and Cl. DI shows the direction of change in the economy while
Cl indicates the strength of economic fluctuations. Each indicator has three types of
associated indicators: leading, coincident and lagging indicators. Leading indicators show 76.7
future trends. .
\The reference index Cl was upgraded to the official index in April 2008. )
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 Jan.2013 Jun.2014
Source: Cabinet Office. *Comments by Tokyu REIM
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* Abenomics leading to economy rapidly recovering, but recently in downturn due to consumption tax hike. l




Price Index TOKYU REIT

* Price indices recently increased due to the consumption tax hike. I
%
(9) (YoY Change)
[* Residential rents follow the CPI, while office / retail rents follow the SPPI. J
6
3 4L
0
-3 W
-6
Consumer Price Producer Price Services Producer
Index (CPI) Index (PPI) Price Index (SPPI)

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 Jan.2013  Jul. 2014

Source: Ministry of Internal Affairs and Communications, BOJ. *Comments by Tokyu REIM
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Regional Economic Trends TOKYU REIT

* All regions continuing recovery trend. I

Apr. 2014 Survey Jul. 2014 Survey 7
(Jan. — Mar. 2014) (Apr. — Jun. 2014)
- Upward revision
- Unchanged ‘

- Downward revision

Comparison of 11 regions
from the previous trend

Upward revision 0

Unchanged n

Downward revision 0

7‘

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

=

Source: Ministry of Finance.

ional economy is that the recovery trend continues as rebound of the last-minute surge in demand
ociated with the consumption tax hike shows signs of easing.

(Ministry of Finance, Summary Report of Economic Conditions in Jurisdictions of Finance Bureaus in Japan, July 29, 2014)

at domestic demand had been firm, production had been on a moderate increasing trend, and the
mployment and income situation had been improving.”
(Bank of Japan, Regional Economic Report, July 7, 2014)

*Comments and comparison by Tokyu REIM
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Unemployment Rate TOKYU REIT

* Unemployment rate on steady downward trend. I

(%) <Annual average> ——o—Tokyo  —®— Nationwide
6.5
6.0
5.5
5.0
4.5
4.0
3.5
3.0

1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013

(%) <Quarterly average>

6.5
6.0 5.9
5.5
5.0
4539
4.0
3.5
3.0

6.1 A6.3

5.4 X

3.7 3.8

3.6 3.7

Jan.-Mar.  Jan.-Mar.  Jan.-Mar. Jan.-Mar. Jan.-Mar. Jan.-Mar. Jan.-Mar. Jan.-Mar. Jan.-Mar. Jan.-Mar. Jan.-Mar. Jan.-Mar. Jan.-Mar. Jan.-Mar. Jan.-Mar.  Jan.-Mar. Jan.-Mar.Jan.-Mar. Apr.-Jun.
1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2014
Average Average Average Average Average Average Average Average Average Average Average Average Average Average Average Average Average Average Average

Source: “Labor Force Survey” by the Ministry of Internal Affairs and Communications. *Comments by Tokyu REIM
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Employment Trends in Japan (Job Openings) TOKYU REIT

Job to Application Ratio (Seasonally Adjusted)

* Job to application ratio continued to be on increasing trend, with Tokyo’s approaching 2006 level. I

x)2.5
Nationwide ==jlll==Tokyo === Osaka === Aichi 1.36

20

1.5

1.0

0.5

0.0 1 1 Il Il 1 1 1 Il Il Il 1 1 Il
July 2001 July 2002  July 2003 July 2004  July 2005  July 2006  July 2007  July 2008  July 2009 July 2010  July 2011 July 2012 July 2013 July 2014

~ Active Job Openings / Job ApplicationsinTokyo

* Number of job openings has been continuously increasing since 2010, reaching almost double. I

(Number of people)

400,000
’ e=fii==Active Job Openings ==fll==Job Applications 335,793
350,000 329,807

295,576
250,000 228465 \-\-‘>(
200,000

150,000
100,000
50,000

0 1 1 1 1 1 1 1 1 1 1 1 1 1 |
July 2001 July 2002 July 2003 July 2004  July 2005  July 2006 July 2007 July 2008  July 2009 July 2010  July 2011 July 2012 July 2013  July 2014
Source: “Employment Service” by the Ministry of Health, Labour and Welfare. *Comments by Tokyu REIM
Prepared on September 12, 2014 | 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. | 82

217,816 203,712

175,952 188,882 161,470




(%)

25

20

15

10

0 Shibuya/Ebisu _ Tokyo
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Office Leasing Market Overview (1):
Vacancy Rate by Market (All Grades)

TOKYU REIT

* Vacancy rate on improving trend nationwide, with Tokyo falling below 5% for the first time in 5 years.
Shibuya/Ebisu area enters 1% range.

® June 2013 m June 2014

15.9

10.0

6.5

6.0
4.4

2.0

1.5

I Tokyo ‘Yokohama Osaka
Central 5 Entire Area

Wards

Source: CBRE K.K.
* Vacancy is a count of properties that are available for immediate occupancy at the time of the count.

5.5

10.7
9.49.4 -
3.3 J.U

70 72

Kyoto

Kobe Nagoya Sapporo Sendai Kanazawa

Hiroshima Takamatsu Fukuoka

*Comments by Tokyu REIM
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Office Leasing Market Overview (2): Vacancy Rate and Average Assumed

Closing Rent of Three Major Cities (A Grade Buildings) TOKYU REIT

* In Tokyo, closing rent of A grade buildings continued to increase as vacancy rate decreased. l

Va(ci/ar;cy Monthly Average Estimated
° [Tl | . Closing Rents per Tsubo (¥)
201 Average Assumed Closing Rent 1 77 45.000
L Vacancy Rate
187 1 40,000
16 [
- 1 35,000
14 + 31,650
29,900 30,600 ’
1 30,000
12 +
i 10.8
10 1 4 1 25,000
7 94 22200 22250 54 40,
18.950 19,000 ’
8 r 18,650 ) ’ 1 20.000
6 L
15,000
4
2 r 1 10,000
0 5,000
Jun. 2012 Jun. 2013 Jun. 2014 Jun. 2012 Jun. 2013 Jun. 2014 Jun. 2012 Jun. 2013 Jun. 2014
S Tokyo Central 5 Osaka Nagoya —
Wards A Grade A Grade
A Grad
Source: CBRE K.K. rade *Comments by Tokyu REIM
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Office Leasing Market Overview (3): Office Rent Index

* Existing contract office rent rallied.

Year 2010=100

130 Office Rent Index (Services Producer Price Index)
(Nationwide) — (Nagoya Metropolitan Area) —_—
195 \\ (Tokyo Metropolitan Area) — (Services Producer Price Index) -auu:---
\ (Osaka Metropolitan Area) — (Producer Price Index)
120 \
\)
110 - - '
A YT
VA \ 104.5
105 MO —— g o
\/ \“\/\-/\_\’~\’ . ame o~ A
> N N 17°102.7
> !
100 = \ T \'\'“'-‘4~-~:o\4‘—~—’\"
95 \‘\V R WP’ N
) 93.4
%0 ~——y 921
90.9
85Jén. Jan. Jan. Jan. Jan. Jan. Jan. Jan. Jan. Jan. Jan. Jan. Jan. Jan. Jan. Jul.
+ 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2014

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
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Office Leasing Market Overview (4):
Business Sentiment

TOKYU REIT

* Business sentiment favorable for both vacancy rate and rent, and asking rent (lagging indicator), also, took an upward turn. I

Business Sentiment on Vacancy Levels in Tokyo (Now vs. 3 Months Later) Occupancy and Asking Rents in 5 Central Wards of Tokyo
)

Occupancy (% Average Office Asking Rents (¥/Month/Tsubo)
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Source: Tokyo Building Owners and Managers Association

Business Sentiment on Rent Levels in Tokyo (Now vs. 3 Months Later)
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Source: CBRE K. K.

Rent Estimates (Rent Level at Survey Date = 100)

29th Survey (as of October 2013) 30th Survey (as of April 2014)

Next 2 5 10 N 2 5 10

Area Year Years Years Years Area Year Years Years Years
Marunouchi, Otemachi 101l 103! 105 105 Marunouchi, Otemachi 102|103 105 105
area area
Shibuya, Shibuya 101| 102| 104| 105 Shibuya, Shibuya 101| 102| 104| 105
Station area Station area
Nagoya, Nagoya 100/ 100| 100| 100 Nagoya, Nagoya 100 100/ 100| 100
Station area Station area
ﬁ;aka, along Midousuiji 99| 100l 100! 100 I(iJnZakel, along Midousuiji 100l 100! 100! 100

A9 109 1999 1 1998, 09T, 1908 1 1999, 9000y 200§ 2002 9003, 200 1 2005, 9008y  200T 12008, 9009 2010y 2011 2012 90N® 20" Source: Japan Real Estate Institute.

3 3 N N

N N 3

3

Source: Tokyo Building Owners and Managers Association
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Office Building Inventory Overview (1): Three Major Cities TOKYU REIT

* New supply in Tokyo Wards in 2013 to 2015 each about half the 2012 volume. |

Office Building Inventory in Three Major Cities Office Building Inventory by Year Built (Tokyo Wards)

(10,000m2) As of January 2013 (buildings) (10,000m?) As of January 2013
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2,808 — Total floor area
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* Tokyo Wards represents the Tokyo Central 5 Wards plus other wards (Bunkyo, Taito, Sumida, Koto, Shinagawa, I(\';Ilgegmuro, Ota, Toshima and Nakano wards).
* 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 existing 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. *Comments by Tokyu REIM
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Office Building Inventory Overview (2): Tokyo Wards TOKYU REIT

Newly-Built and Demolished Office Buildings in Tokyo Wards (2010 — 2012)

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

* Fairly large volume of demolished office buildings. I

* Approximately 30% of office buildings completed before the
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* The so-called new earthquake resistance standards were enforced as a result of revisions to the Building Standards Act in 1981.
* Tokyo Wards represents the Tokyo Central 5 Wards plus other wards (Bunkyo, Taito, Sumida, Koto, Shinagawa, Meguro, Ota, Toshima and Nakano wards).

* The survey covers office buildings with 5,000m?2 or more of total floor area.

Source: Japan Real Estate Institute, The Annual Japanese Buildings Survey.

*Comments by Tokyu REIM
|
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Retail Leasing Market Overview TOKYU REIT

* Consumer sentiment continued to be on recovery trend due to the effects of Abenomics, but recently on slightly weak note
due to the consumption tax hike.
Consumer Confidence Index Economy Watchers Survey (Leading Indicator: Household Related)
(Nationwide General Households / Seasonally Adjusted)

45 A I 1
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, Wu/\/ \\/ﬁ vgg
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------- Nationwide

25

Mar. Mar.  Mar. Mar. Mar. Mar. Mar. Mar. Mar. Mar. Mar. Mar. Mar. Mar. — Jul Soct.  Oct.  Oct. Oct. Oct. Oct. Oct. Oct. Oct. Oct. Oct. Oct. Oct Oct. |
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Source: Cabinet Office “Economy Watchers Survey.”

Source: Cabinet Office “Consumer Confidence Survey.” (Note) Minamikanto represents Tokyo, Kanagawa, Chiba and Saitama Prefectures.
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Source: Website of Japan Department Stores Association, Japan Chain Stores Association “Statistics on Sales of Chain Stores.” *Comments by Tokyu REIM 2014
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Office Rent (Tokyo Metropolitan Area) and Retail Rent (Nationwide) Index Comparison

* Unlike office rents, the rents of retail properties are less affected by economic fluctuations. Recently also showing signs of

115
Services Producer Price Index Year 2010 =100

110
WM - /\; 2N
100 99.7

95

90 Vﬂ’ 90.9

===Office Rent (Tokyo Metropolitan Area) = “==Retail Rent (Nationwide)
85 I ! | ! | I ! | I !
Jan. Jan. Jan. Jan. Jan. Jan. Jan. Jan. Jan. Jan. Jan. Jan. Jan. Jan. Jan. Jul.
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Source: Prepared by Tokyu REIM based on information from the BOJ website *Comments by Tokyu REIM
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Real Estate Trading Market Overview (1) TOKYU REIT

* Efforts of related parties to further improve transparency of Japanese real estate market are required. I
Real Estate Transparency Index (CY2014) Real Estate Cap Rate, Long-Term Interest, Yield Gap

Ranked 26th, Japan’s transparency is still low relative to its

economic maturity and market size. Source: Prepared by Tokyu REIM based on MU-CBex.
©1998 Mitsubishi UFJ Trust and Banking Corp and CB Richard Ellis.

* The MUTB-CBRE real estate investment index was discontinued and eliminated with the publication in May 2011 of data for 2010.

(Comments were prepared by Tokyu REIM based on the “Global Real Estate Transparency Index 2014” Report)

C@Yield Gap — Real Estate Cap Rate — Long-Term Interest Rate
Transparency  CY 2014 CY 2012 CY 2010 Country CY 2014 (Single Fiscal Year Income Profit Ratio of Tokyo’s 23 Wards)
Level Rank Rank Rank Name Score (%) «— vyield gap average (1986 — 1995) —> — Yield gap average (1996 —2010) ~ ——>
1 2 3 United Kingdom 1.25 7.0
2 1 6 United States 1.34 6.0 N\ 24% 4%
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26 25 26 Japan 2.22 e * At around the time of the bubble
27 23 25 Malaysia 2.27 -3.0 F——~ period, the yield gap was negative. )
29 29 33 Taiwan (Note 1) 2.55 -4.0 e =
35 32 45 China Tier 1 Cities 2.73 5.0 P
36 39 39 Thailand 2.76 Changes in Yield Gap (2003 — 2014)
38 35 48 Phlllppln.es 2.84 (%) Source: Japan Real Estate Institute, “Japanese Real Estate Investor Survey.”
39 38 57 Indonesia 2.85
i o . : 7.0 +7* The graph was prepared based on the Japanese Real Estate Investor Survey, as the above
Semi
40 48 41 India Tier 1 Cities (Note 2) 2.86 graph can no longer be updated.
Transparent o i 6.0
42 49 49 India Tier 2 Cities (Note 2) 2.90 50
43 41 42 South Korea 2.90 4.0 — 3,89
47 46 54 China Tier 2 Cities (Note 1) 3.04 30 | o
- I : 3.2%
o | % | s |t | 30 0 Sy I
o Tr 3 Cltes tee 2 o [T
Low 68 68 76 Vietnam 3.59 0.0 | """""""" """""""" |||| """"“""l |||"l"|||||""""lll""l""“" |||||||||"l"|IIIII||""II||||||||||IIIIIIIIIIIIIIIIIIIIIIII 0.6%
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The survey addressed the following five attributes of real estate transparency: 1) “Performance Measurement,” 2) 2.0 2 LS 2 e = 2 2 2 z = v ¥
“Market Fundamentals,” 3) “Governance of Listed Vehicles,” 4) “Regulatory and Legal” and 5) “Transaction Process.” 30 -
40 Yield gap average (2003 — 2014) _—
Source: Prepared by Tokyu REIM based on Jones Lang LaSalle’s “Global Real Estate Transparency Index 2010” Report and : +2.8%
“Global Real Estate Transparency Index 2012” Report. “Global Real Estate Transparency Index 2014” Report. -5.0 e
(Note 1) China Tier 1 Cities: Shanghai, Beijing, China Tier 2 Cities: Chongging, Tianijin, China Tier 3 Cities: Wuxi, Zhengzhou. ==3Yield Gap Real Estate Cap Rate  =====Long-Term Interest Rate
(Note 2) India Tier 1 Cities: Delhi, Mumbai, India Tier 2 Cities: Kolkata, Hyderabad, India Tier 3 Cities: Ahmedabad, Kochi. (Market cap rate of class A buildings in Marunouchi/Otemachi district)
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Real Estate Trading Market Overview (2):
Lending Attitude DI

TOKYU RE

T

* Lending attitude DI for the real estate sector continued to be on improving trend since hitting bottom in March 2009 and reached a peak level in the previous survey I

Lending Attitude DI by Sector
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Lending Attitude DI by Size (Real Estate Sector)

For data until 2003, size was based on the number of employees. *Comments by 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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Changes in Acquisition Hurdle Rate (based on NOI) _
- External Growth TOKYU REIT

Placing acquisition hurdle rate as the base, coupled with CF growth of properties, utilized for assessment. l

NOI Yield (based on acquisition price): NOI Yield (based on acquisition price): NOI Yield (based on acquisition price):

5.51% 4.67% 4.37%

Depreciation 1.20 Acquisition Debt 50

Depreciation 1.00 Price
SG&A 1.04 Depreciation 1.00
ommm
Debt 0.96 Debt 0.74
Debt 0.69

July 2014 vs. IPO

: Hurdle Rate -1.14pts.
Equity 2.31 Equity 2.39 Equity 2.10
Depreciation -0.20pts.
SG&A -0.46pts.
July 2004 at IPO January 2014 July 2014
Debt -0.27pts.
Equity -0.21pts.

» Costs shown as % of implied total acquisition cost.

» Cost calculated based on a maximum LTV of 50%.

» Depreciation expense currently estimated to be around 1.00% of acquisition price (varies by property).

» 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.
» Acquisition hurdle rate changes daily due to changes in investment unit price and interest rates for fund procurements.

*This page represents the views of Tokyu REIM
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Expected Cap Rate Varying Depending on Portfolio Composition TOKYU REIT

* The higher the percentage of investments in areas outside of the Tokyo metropolitan area, the higher the weighted average expected cap rate,
but portfolio risks also increase in general. TOKYU REIT will continue to promote a “Low Cap Portfolio Strategy” through concentrated
investment in the Tokyo metropolitan area, and thereby enhance cash flow stability and growth as well as terminal value stability and liquidity.

Weighted Average Expected Cap Rate by Portfolio Composition

Weighted Average Difference with 1. Limited

Portfolio Composition If properties located in areas outside of the Tokyo

Expected Cap Rate to Tokyo Central 5 Wards metropolitan area are incorporated into a portfolio, the

(Investment Target Areas) G expected cap rate increases but risks, too, increase at

( /0) (pts.) the same time compared with a portfolio limited to the

1. Limited to Tokyo Central 5 Wards  *1 452 - Tokyo central 5 wards.

2. Limited to Tokyo 23 Wards *2 4.69 0.17
3. TOKYU REIT *3 4.74 0.22
4. Tokyo 80% : Outside Tokyo 20%  *4 4.96 0.44
5. Tokyo 60% : Outside Tokyo 40%  *5 5.23 0.71
6. Limited to Outside Tokyo *6 6.06 1.54

Assumptions and Calculation Method
1. In calculating the weighted average expected cap rate of each portfolio above, the portfolio weights are assumed as follows and the expected cap rate of each city/region is based on the survey results of
Japan Real Estate Institute’s 30th Japanese Real Estate Investor Survey (“Real Estate Investor Survey”).
*1. Marunouchi/Otemachi: 20.0%; Nihonbashi: 20.0%; Toranomon: 20.0%; Shibuya: 20.0%; Shinjuku: 20.0%
*2. Marunouchi/Otemachi: 15.0%; Nihonbashi: 15.0%; Toranomon: 15.0%; Shibuya: 15.0%; Shinjuku: 15.0%; Tokyo peripheral 18 wards: 25.0%
*3. Calculated by excluding the sold property Beacon Hill Plaza (Ito-Yokado Noukendai Store) from the period-end estimated value at the end of the 22nd period.
Shibuya: 8.34%; Tokyo central 4 wards: 31.24%; Tokyo peripheral 18 wards: 16.80%; QFRONT: 10.47%; Urban retail properties (Shibuya/Omotesando): 20.39%; Urban retail properties
(Ebisu/Daikanyama): 3.27%; Suburban shopping centers: 9.49%
*4. Marunouchi/Otemachi: 15.0%; Nihonbashi: 15.0%; Toranomon: 10.0%; Shibuya: 10.0%; Shinjuku: 10.0%; Tokyo peripheral 18 wards: 20.0%; Yokohama: 2.0%; Midosuiji: 2.5%; Umeda: 2.5%; Nagoya:
5.0%; Sapporo: 2.0%; Sendai: 2.0%; Hiroshima: 2.0%; Fukuoka: 2.0%
*5. Marunouchi/Otemachi: 10.0%; Nihonbashi: 10.0%; Toranomon: 10.0%; Shibuya: 10.0%; Shinjuku: 10.0%; Tokyo peripheral 18 wards: 10.0%; Yokohama: 5.0%; Midosuiji: 5.0%; Umeda: 5.0%; Nagoya:
10.0%; Sapporo: 5.0%; Sendai: 2.5%; Hiroshima: 2.5%; Fukuoka: 5.0%
*6. Midosuji: 20.0%; Umeda: 20.0%; Nagoya: 30.0%; Sapporo: 10.0%; Sendai: 5.0%; Hiroshima: 2.5%; Fukuoka: 10.0%
2. In calculating the weighted average expected cap rate of TOKYU REIT, the expected cap rate of the region where the respective property held by TOKYU REIT is located is based on the survey results of the
Real Estate Investor Survey.
3. Office properties are assumed to be class A buildings.
4. The expected cap rate of the Tokyo peripheral 18 wards is calculated as the average of the expected cap rate of Ikebukuro, Ueno and Osaki according to the Real Estate Investor Survey, and the expected
cap rate of the Tokyo central 4 wards is similarly calculated as the average of the expected cap rate of Marunouchi/Otemachi, Nihonbashi, Toranomon and Shinjuku. In addition, the expected cap rate of
QFRONT and urban retail properties (Shibuya/Omotesando) is calculated based on retail properties (Omotesando) but factoring in certain risk premium.

Source: Results of Japan Real Estate Institute’s 30th Japanese Real Estate Investor Survey (as of April 2014) *Comments by Tokyu REIM
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Collaboration with Tokyu Group Companies TOKYU REIT

B Pipeline Support: 14 of 33 properties accumulated thus far (¥115.86bn out of total acquisition price of ¥273.28bn)
M 6 of 11 properties at time of IPO
B TOKYU REIT Shibuya Udagawa-cho Square (2nd Period / ¥6.6bn)

B Akasaka 4-chome Building
(Tokyu Agency Inc. Head Office Building) (9th Period / ¥8.5bn)

W Tokyu lkejiri-ohashi Building (10th Period / ¥5.48bn)
m Kojimachi Square (Note) (14th Period; ¥9.03bn)
B Tokyu Ginza 2-chome Building (16th Period; ¥5.01bn)
B Tokyu Toranomon Building (21st Period; ¥15.00bn)
W 2 of 11 Properties at time of IPO
(Lexington Aoyama (Note), Tokyo Nissan Taito Building (Note))
B Warehousing
W 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
W Beacon Hill Plaza (Ito-Yokado Noukendai Store): 3rd Period / ¥9.52bn
m cocoti (Net Collective Ownership 40%): 5th Period / ¥9.80bn
B Shonan Mall Fill (sokochi): 6th Period / ¥6.81bn

B Reference or brokerage by Tokyu Group companies
B Resona Maruha Building
W Beacon Hill Plaza (Ito-Yokado Noukendai Store)
® KALEIDO Shibuya Miyamasuzaka

Developed and contributed
by Tokyu Group Companies

= == Contributed by Tokyu Group companies
(Note) Contributed by Tokyu Land Corporation and its subsidiaries

Acquisition

“Tokyu Group Companies” on this page refers to any entity that
falls under the following 1 to 3.

1. Tokyu Corporation and its subsidiaries
2. A consolidated subsidiary of Tokyu Corporation

2 Tokyu | and Groun combnanies
S. 1 OKYU Lang roup companies

*"Tokyu Land Group companies” refers to any entity that falls

B Shibuya R Sankei Building (brokerage)

B Joint ownership of property

» Setagaya Business Square (Note)

(Note) Owned by TOKYU REIT, which holds 55% co-ownership
interest, and 3 consolidated subsidiaries of Tokyu Corporation,
which have acquired 45% co-ownership interest

PM B PM business outsourcing
(Property Management) ™ Community-based tenant promotion capability

B “TOKYU” brand licensing

under the following (1) to (3).

(1) Tokyu Fudosan Holdings (hereafter, referred to as “Tokyu
Fudosan Holdings”)

(2) A consolidated subsidiary of Tokyu Fudosan Holdings

(3) A tokutei mokuteki kaisha (TMK) or special purpose entity

Fudosan Holdings or a consolidated subsidiary of Tokyu

Fudosan Holdings and where the share of investment by
undisclosed associations or other investment shares in thy

(SPE) that was established based on the intention of Tokyu
K entity by the respective company exceeds 50%.

Brand Strategy

> “TOKYU REIT” name (Free of charge. However, license from Tokyu Corporation is required.)
> Building name change (Free of charge. However, license from Tokyu Corporation is required.)

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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3-Minute Investment Highlights

~ TOKYU REIT’s Characteristics ~ TOKYU REIT
B Only invest in office and retail properties in B Strong commitment to governance
the Tokyo metropolitan area » Excellent governance as a source of
» Tokyo is a growing international city competitiveness
B Total return oriented B Strict measures to avoid conflicts of interest
and decision-making independent of the

» Focusing on exit price and liquidity

B Adoption of “Value & Contrary” (Long-Term
Investment Strategy (“Surf Plan™))

» Also focusing on ROE as an equity product

sponsor

» Optimal balance between sponsor collaboration
and independence

B Management capability and commitment
B An investment management fee structure

. ) ; > Allocation and education of additional human
which puts us in the same boat with our

resources
shareholders _ _
B Profess best disclosure and best investor
» No acquisition fees charged (an answer to the relations
question about external investment management
structure) B Track record of highest distributions paid in
B Strategic debt management the industry
» Long-term fixed-rate debt financing, diversified » 13th period: Distribution per unit of ¥79,446
repayment dates and averaging out individual (Closing price on last trading day of cum-dividends for 13th period:

¥520,000 (prior to split
amounts of repayment ,000 (prior to split))

» Annual repayment amount maintained within the
established commitment line ceiling

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

m  Tokyu REIM 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 Tokyu REIM merely represent views of Tokyu
REIM as of the preparation date. Different views may exist and Tokyu REIM 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 Tokyu REIM 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.
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