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KEY POINTS

« Funds from operations (FFO) remained steady at ¥4.7bn or approximately ¥9.2 per unit (A$:11.8 cpu)

» Cashflow generated of 29.6 cpu (16.0 cpu from asset sale) of which 9.0 cpu was distributed and
balance retained for capital management and internalisation purposes

« Trust has A$31 million in available cash, post-payment of 30 June distribution and $A30 million
collateral payment for hedging

« Net operating profit after tax of A$64.9m, an increase of 18% on prior year, driven primarily by foreign
exchange movements

+ DSCR remains strong at 3.7x

+ Portfolio occupancy rate 93.6% by income at year end versus 97.6% at prior year end

'& Astro Japan Property



CHALLENGES ADDRESSED DURING THE YEAR

Asset Sales
v' Sold Shinjuku Sanei office property in May 2009 for ¥11bn (A$150m), a 33% premium over acquisition price
and an 18% discount to book value, releasing approx $A77m to the Trust
v In the past 24 months the Trust has made an aggregate of 5 dispositions with a total value of ¥25.5bn
(A$299m) and at a 37.3% premium to their acquisition prices, releasing approx $A144m in cash proceeds to the
Trust
Debt
v Repaid A$56.5m corporate facility in October 2008 representing 5% of the Trust’s total outstanding debt leaving
no corporate level debt

v' Successfully renegotiated covenants on ¥21.1bn loan of which maturity on ¥6.6bn also extended to December
2012

Capital and Distribution Hedging
v Monetised entire capital hedge book at ¥/A$ 101.9 which realised cash of A$19m, net profit of A$25m and cut
size of capital hedge book by 50%
v' Terminated approx 51% of distribution hedging at no cost to securityholders. Hedging LTV covenants
eliminated.

Separation from Babcock & Brown

v' Economic separation of Responsible Entity and Japan Asset Manager from Babcock & Brown completed April
2009

'& Astro Japan Property
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FINANCIAL RESULTS

30 June 2009

30 June 2008

Variance %

Net property income ¥ ¥8.0 bn ¥7.7 bn 4.0%

FFO per unit ¥9.20 ¥9.14 0.7%

Net property income A$ $112.0m? $77.4m2 44.0%
Net operating profit after income tax $64.9m’ $55.2mz2 17.6%
Net profit/(loss) after income tax $(366.8)m? $123.1m2 (398)%
Distribution per unit 9.00¢ 13.05¢ (31)%
Total assets $1.8b3 $1.9b4 (5.2)%
NTA per unit $0.933 $1.394 (33)%

Net property income remained steady during the period
FFO excludes capital / distribution hedge income and Japanese withholding tax
Property income expressed in A$ increased largely due to appreciation of ¥ against A$ from 101.6 to 78.0

Net profit/(loss) after income tax includes non-cash items - property devaluations of A$372m and unrealised mark-to-
market losses of FX hedging contracts of A$89.9m - during FY09 vs. A$63m of property revaluation gain and A$16.4m
mark-to-market hedging loss during FY08

Total A% assets stable ex-disposition of Shinjuku Sanei: Negative property revaluations offset by appreciation of ¥ vs. A$

Operating cash flow of 13.6 cpu

' Average exchange rate for period of A$1.00 = 74.04 3 Exchange rate of A$1.00 = 78.01
2 Average exchange rate for period of A$1.00 = 98.57 4 Exchange rate of A$1.00 = 101.55

'& Astro Japan Property



JPY per unit

OPERATING PERFORMANCE
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Funds From Operations
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NTA PER UNIT
Movement over Twelve Months to 30 June 2009

$2.00 -

$1.50 -

NTA per Unit

$0.50 -

$1.00 -

NTA movement - cents per unit

0.46

I 0.04

0.93

Impacts of FX FV of Cap & FV of Interest Disposal of Revaluation Closing NTA

NTA at Change in
30/6/08 Dist hedges Rate Sw aps Shinjuku other ¥ & A$ of properties  at 30/6/09
Sanei assets
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NTA SENSITIVITIES

NTAsensitivity NTA sensitivity
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PORTFOLIO OVERVIEW

30 June 2009 30 June 2008
Net property income ¥8.0 bn ¥7.7 bn 4.0%
Portfolio value ¥125.5 bn ¥165.6 bn (24.2)%"
Total number of properties 43 44 (1)
NRA (sqm) 275,877 284,050 (2.9)%
Occupancy by income 93.6% 97.6% (4)%
Occupancy by area 94.0% 98.0% (4)%
Number of leases 422 503 (81)
% non-cancellable leases by income 46% 37% 24.3%
Weighted average term to expiry (WALE) (non- 6.7 years 7.5 years -0.8 years
cancellable leases) — years

' Approx 7% attributable to Shinjuku disposal and 17% attributable to negative property revaluations

» Occupancy remains high despite challenging economic conditions

+ All 115 leases that expired during the period (equivalent to 17.1% of portfolio income) were renewed by their existing
tenants

» 66 fewer leases attributable to Shinjuku Sanei disposal, remaining 15 fewer leases cancelled and not yet replaced

» Proportion of non-cancellable leases has increased due to Shinjuku Sanei disposal (predominantly cancellable leases)
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TOP 10 TENANTS

As at 30 June 2009

Tenant Name

Property

Industry

% of Trust’s total

passing rent +
CAM

Lease Expiry
Date

Toyota Tsusho Corp Konan Home Centre Trading / Retail 6.6% March 20251
Aki Tosabori Real Estate 4.5% December 2014
Japan Securities Agents? Kokusai Nihombashi Securities Admin 4.3% October 2009
Mycal Mukomachi Saty Retail 3.9% June 2020
Sakuraya Kawasaki Dice Retail 2.7% August 2013
Kyodo PR Ginza Dowa Advertising 2.6% June 2010
Matahari Kawasaki Dice Entertainment 2.3% August 2023
Gaia Shinjuku Fuji Entertainment 2.2% July 2020
Jikei Space Sekijomachi School 21% March 2022
NTT Adv Technology Higashi Totsuka Systems Solutions 1.9% January 2010
TOTAL 33.2%

" Master leased. Lease to Toyota Tsusho until March 2017. Thereafter until March 2025 direct lease to current occupant, Konan.

2 Notice of termination received with termination effective from 31 October 2009. Re-leasing and sales options currently being explored.
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PORTFOLIO DIVERSIFICATION

Asset class diversification (by value) Geographic diversification (by value)

ARG . aRo i ao
B Retail - 46%  mOffice -46%  ®Residential - 8% B Central Tokyo - 26% W Greater Tokyo - 41%

B Greater Osaka - 22% Hokkaido - 4%
m Okinawa - 2% B Shizuoka - 2%
m Fukuoka - 2% W Aichi - 1%

* Post sale of Shinjuku Sanei in May 2009
- Retail increased to 46% from 41% at June 2008
— Office decreased to 46% from 51% at June 2008

» High - approx 67% - concentration in Central and Greater Tokyo; whilst asset and lease diversification supports
stability in portfolio cashflows
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LEASING ACTIVITY

Leasing Activity

No. of leases

% of NRA

% of portfolio income!

Expired / renewed leases

Expired leases (115) (8.4)% (17.1)%
Renewed leases 115 8.4% 17.1%
Net change due to renewals 0 0.0% 0.0%
New / cancelled leases

Cancelled leases (91) (10.5)% (14.0)%
New leases 76 7.0% 10.5%
Net change due to new / cancelled leases (15) (3.5)% (3.6)%
Net increase / (decrease) in occupied area (15) (3.5)% (3.6)%

"Includes rent and Common Area Maintenance (“CAM”)

16
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PROPERTY REVALUATIONS

* All properties were independently revalued during the year

* All valuers used by AJA are used by J-REITs

« Over the full year, AJA’s portfolio was devalued by 17.2% to ¥125.5 billion (A$1.6 billion)

» Devaluation for December half was ¥7.7 billion (4.7%) and for June half was ¥19.2 billion (13.3%) the latter

reflecting full impact of ‘Lehman shock’
+ Weighted average capitalisation rate used by valuers for the portfolio moved from 4.8% to 5.5%

* Devaluation was driven mainly by increased capitalisation rates

17 ‘& Astro Japan Property
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PORTFOLIO YIELD DATA AS AT 30 JUNE 2009

Current NOI yield /

Valuation Cap rates

June 2009
5.8%

5.1%

Original NOI yield / current book value
Asset class purchase price June 2009
Retail 5.3% 6.0%
Office 5.0% 5.7%
Residential 5.5% 7.1%
Total 5.2% 5.9%

6.2%

5.5%
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DEBT OVERVIEW AND MATURITY PROFILE

+ Total AJA debt is 5 separate, non-recourse, asset-specific loans, all borrowed in ¥ in Japan, primarily from Japanese lenders
* No cross-collateralization or cross-default between loans
* None of the loans contain covenants which take into account FX hedging mark-to-market
* Loan maturing in March 2010 represents 16% of total borrowings and has an LTV of 48%.
- Non-recourse loan secured solely by 9 of the 43 properties in which AJA has an interest
» 73% of debt hedged to fixed interest rates for weighted average term of 2.5 years as at 30 June 2009
* Interest coverage ratio' of 3.7 times

30 - Debt Maturity Profile (¥bn)
25 > Maturity of ¥6.6bn extended to Dec 2012
Z v
Z 18.8 7 211
20 - 7, - 7
Z Z
5 143 18.0 15.5 Z
5 15
*
10 ~
5 —
O T T T T T T T
Jun-09 Dec-09 Jun-10 Dec-10 Jun-11 Dec-11 Jun-12 Dec-12

" Interest cover is net operating profit before tax divided by interest cost
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DEBT COVENANTS

* AJA remains well within all covenants
* The principal financial covenant under each loan is a debt service coverage ratio (DSCR) test. Only one loan
contains an LTV test

» Current gearing across the entire portfolio is 69.4%
» Portfolio gearing ratio does not impact any loan terms or covenants

No. of
properties Ratio as at
Loan Amount Maturity secured Principal covenants 30 June 09
¥14.3 billion March 2010 9 DSCR over 1.2x 214
¥18.0 billion December 2010 17 DSCR over 1.6x 5.95
¥15.5 billion May 2012 9 DSCR over 1.15x 1.54
¥18.8 billion August 2012 5 DSCR over 1.1x 1.75
¥21.1 billion December 2012 3 LTV of less than 78% 72.8 %
DSCR over 1.5x (on Kawasaki Dice only) 6.2

‘& Astro Japan Property
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MARCH 2010 REFINANCING

Progress being made towards refinancing of first debt maturity due in March 2010 (¥14.3 bn, approx 16% of AJA debt)
9 assets to be refinanced with a book value of A$377 million (¥29.4 billion); current LTV is 48.5%

2 assets, Ginza Dowa (Central Tokyo office - prime redevelopment site) and Konan Home Centre (leased to an investment grade
credit until 2017 and in total until March 2025), account for 65% of value

So far in 2009 over ¥800 billion (A$10.2 billion) of debt has been refinanced by J-REITs

Tail period extension rights

AJA has the right under existing loan terms to extend maturity for one year from March 2010 to March 2011 with increase in
interest cost by 1% and ceding of certain asset management rights/flexibility

Similar rights to extend for up to 2 years exist in relation to an additional approx ¥32bn (approx. 36% of AJA debt) scheduled to
mature prior to 2012

Deferral of maturity needs to be closely weighed against higher cost and exact terms of asset management/disposition rights and
obligations

Japan Asset Manager confident of achieving refinancing
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FOREIGN EXCHANGE HEDGING

CAPITAL HEDGING

Aug 2011 14,724,649 1,500,000,000 101.9 6.19%
Aug 2012 20,614,509 2,100,000,000 101.9 6.01%
Aug 2013 16,687,936 1,700,000,000 101.9 5.86%
Aug 2014 22,577,795 2,300,000,000 101.9 5.69%
Aug 2015 24,541,082 2,500,000,000 101.9 5.52%
Aug 2016 14,724,649 1,500,000,000 101.9 5.39%

Represents approximately 23.2% of investment in Japanese

properties hedged

Portfolio DSCR is to remain over 2.0x

Net Income of A$6 million per annum

Under the remaining FX hedging contract there is no LTV test.

DISTRIBUTION HEDGING

Feb 2010 66.9 1,335,704,000
Aug 2010 68.8 1,339,291,000
Feb 2011 68.0 1,339,291,000

23
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TREASURY POLICY CHANGES AFFECTING FX HEDGING

* Due to the volatility of market conditions, AJA has replaced its Treasury Policy in relation to capital and

distribution hedging with Treasury guidelines

Capital Hedging

» Previous policy was to hedge between 20% to 40% of net investment in Japanese assets

« New guideline is to hedge between 0% and 40% of net investment in Japanese assets

Distribution Hedging

* Previous policy was to hedge the following maximum and minimum percentages of forecast distributions,

new guideline maximum and minimum percentages are as follows:

Year New Existing New Existing
Minimum Minimum Maximum Maximum
1 25% 80% 100% 100%
2 25% 70% 75% 100%
3 25% 60% 75% 100%
4 0% 30% 50% 70%
5 0% 30% 50% 70%
6 0% 0% 50% 50%
7 0% 0% 50% 50%
8 0% 0% 50% 50%
9 0% 0% 50% 50%
10 0% 0% 50% 50%
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CAPITAL AND DISTRIBUTION HEDGING

+ The Trust has benefitted substantially from FX hedging since IPO

« As at 30 June capital hedges were A$(35m) out of the money and distribution hedges were A$6m in the money based

on ¥78.01 to A$1

FY09 Since IPO

A$m A$m
Capital Hedge Income 6.6 30.9
Monetisation of Capital Hedges 18.8 18.8
Total income from Capital Hedges 25.4 49.7
Distribution Hedge Income 0.6 19.7
Total Hedge Income 26.0 69.4

‘& Astro Japan Property
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EVENTS SINCE END JUNE 2009

Trust Renaming
* Trust renamed to Astro Japan Property Trust and ASX trading code changed to AJA 23 July 2009

* A new, distinctive identity that has resonance with both Australian and Japanese investors

Forthcoming Securityholder Meeting — internalisation arrangements

* As part of internalisation of the management rights of AJA held by the Responsible Entity, a meeting of AJA
securityholders will be held for the implementation of final stapling arrangements on ASX

» The stapling arrangements will involve the issue of shares by a company which will be stapled to AJA Units on a one
for one basis. That company will ultimately be the holding company of the Responsible Entity following the exercise of
a convertible note on or before 31 March 2010

* A Notice of Meeting and Explanatory Memorandum will be distributed to securitholders providing details of the stapling

proposal

'& Astro Japan Property
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OUTLOOK

» Operating Outlook
o Downward pressure on rental market will weigh on operating cash flows in FY 2010
o Substantially mitigated by stability of non-cancellable revenues
o Board anticipates a FY10 distribution of no less than 7.0cpu

* Debt refinancing

o Japan Asset Manager highly confident of refinance/extension of debt maturing in March 2010

e Structure

o0 Responsible Entity to become legally part of AJA on or before 31 March 2010 following re-financing of March

2010 debt.

‘& Astro Japan Property
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INCOME STATEMENT
T s une 2000 s

30 June 2008 — $'000

30 June 2009 — ¥ ‘000

30 June 2008 — ¥'000

et Propertyincome ([ [ | | |
Property revenue 156,063 109,849 11,181,027 10,798,277
Property expenses (44,042) (32,486) (3,165,691) (3,167,743)
Net property income 112,021 77,363 8,015,336 7,630,534
Income from foreign currency capital hedge 6,564 11,588 486,026 1,139,971
Interest income 2,076 2,301 176,925 226,686
Other income 1,076 165 79,664 16,351
Total income 121,737 91,417 8,757,951 9,013,542
Expenses | [ ]
Asset Management fee expense (11,474) (9,046) (826,805) (880,169)
Borrowing expense (30,424) (20,719) (2,204,813) (2,033,844)
Other expenses (8,391) (3,480) (566,868) (368,604)
Total Expenses (50,289) (33,245) (3,598,486) (3,282,617)
Net Operating Profit before withholding tax 71,448 58,172 5,159,465 5,730,925
Withholding tax (6,542) (2,979) (455,219) (275,240)
Net Operating Profit after withholding tax 64,906 55,193 4,704,246 5,455,685
Non operatingitems ... ([ [ | | |
Net fair value adjustment of investment properties (372,184) 62,846 (27,085,536) 6,144,680
Fair value gain on derivatives (71,529) (6,913) (6,460,493) (584,118)
Net foreign currency gain 3,451 3,707 256,698 357,130
Gain/loss on disposal on assets (32,565) 40,304 (2,574,172) 3,747,457
Withholding tax on disposal of investment properties (6,066) (7,259) (449,127) (683,437)
Deferred withholding tax (expense)/benefit 42,116 (14,598) 3,285,229 (1,431,730)
Unrealised loss on financial assets (1,890) (1,050) (159,542) (111,750)
Performance fee (expense)/discount 6,965 (9,105) 514,499 (937,574)
Net non operating profit (366,796) 123,125 (27,968,198) 11,956,343
Net AIRFS accounting profit (366,796) 123,125 (27,968,198) 11,956,343
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RECONCILIATION OF ACCOUNTING PROFIT
I IO, ——

Net AIRFS accounting profit/(loss) (366,796) 123,125
| Adjustments - non operating items included in accounting profit | |
Net fair value adjustment of investment properties 372,184 (62,846)
Net (gain)/loss on derivatives (excluding capital hedge income) 71,529 6,913
Net foreign currency (gain)/loss (3,451) (3,707)
Unrealised loss on financial assets 1,890 1,050
(Gain)/Loss on disposal of investment properties (net of withholding tax) 38,631 (33,045)
Deferred tax expense/(benefit) (42,116) 14,598
Performance fee expense/(discount) (6,965) 9,105
Net Operating Profit after withholding tax 64,906 55,193
Adjustments-other | |
Distribution hedge contribution 594 13,699
Share of associate net profit (undistributed) (878) -
Movements in working capital (5,738) 2,737
Monetisation of capital hedges 18,819 -
Net sale proceeds form Shinjuku Sanei 77,000 -
Capital expenditure (4,149) (4,021)
Operating cash available for distribution 150,554 67,608
Adjustments - cash retained | |
Internalisation funding - management rights (18,805) -
Final instalment on management rights (7,500) -
Contingency/Debt repayment (23,074) -
FX hedging counterparty - collateral (30,000) -
Re-organisation costs (internalisation) (2,500) -
Corporate debt repayment (Nov '08) (20,000) -
TK investment (tenant deposits) (1,923) -
Working capital retained for the Trust (1,013) -
Cash distribution ($'000) 45,739 67,608
Cash distribution ($'000) 1H 20,328 33,193
Cash distribution (CPU) 1H 4.00 6.33
Cash distribution ($'000) 2H 25,411 34,415
Cash distribution (CPU) 2H 5.00 6.72
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BALANCE SHEET AT 30 JUNE 2009
[ VA O —

_

Cash 120,617 100,442 9 409,332 10 199,885
Restricted cash' 40,428 35,497 3,153,788 3,604,720
Derivative financial instruments 6,093 64,949 475,315 6,595,571
Investment in convertible note 12,900 - 1,006,329 -
Investment property held for sale 56,780 - 4,429,408 -
Other assets 5,059 10,686 394,653 1,085,163
Total current assets 241,877 211,574 18,868,825 21,485,340
e

Property investments 1,551,177 1,630,911 121,007,318 165,619,012
Derivative financial assets - 1,839 - 186,750
Deferred tax assets 19,062 4,884 1,487,027 495,970
Other assets 8,311 1,878 648,341 190,711
Total non-current assets 1,578,550 1,639,512 123,142,686 166,492,444
Total assets 1,820,427 1,851,086 142,011,510 187,977,783
Currentliabilies ]

Payables 24,132 29,838 1,882,537 3,030,049
Tenant deposits 45,699 44,457 3,564,979 4,514,608
Interest bearing liabilities 226,725 56,392 17,686,817 5,726,608
Provision for distributions 25,411 34,415 1,982,312 3,494,843
Derivative financial liabilities 35,002 - 2,730,506 -
Current tax liability 7,239 749 564,714 76,061
Total current Iiabilities 364,208 165,851 28,411,866 16,842,169
Noncurentiabiies | | |

Payables 22,533 2,288,226
Tenant deposits 58,720 44,159 4,580,747 4,484,346
Interest bearing liabilities 889,439 902,065 69,385,136 91,604,701
Derivative financial liabilities 17,295 3,276 1,349,183 332,678
Deferred tax liability 8,829 38,992 688,750 3,959,638
Total non-current liabilities 974,283 1,011,025 76,003,817 102,669,589
Total liabilities 1,338,491 1,176,876 104,415,683 119,511,758
Net tangible assets per unit 0.93 1.39

Gearing ratio (interest bearing debt/property value) 69.4% 58.8%

1 Restricted cash consits of cash in trust (e.g. tenant security deposits) and lender reserves (e.g. cash required under loan agreements for items such as capex and repairs).
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PORTFOLIO SNAPSHOT AS AT 30 JUNE 2009

Retail Office Residential Portfolio

2009 2008 2009 2008 2009 2008 2009 2008
Number of properties 18 18 20 21 5 5 43 44
Carrying value (¥b) 57.3 67.3 57.3 85.0 10.9 13.4 125.5 165.7
Net Rentable Area (tsubo) 51,543 51,544 23,345 25,815 8,569 8,569 83,457 85,928
Net Rentable Area (sqm) 170,379 170,389 77,168 85,332 28,330 28,330 275,877 284,051
% of portfolio by value 45.7% 40.6% 45.7% 51.3% 8.6% 8.1% 100.0% 100.0%
% of portfolio by area 61.8% 60.0% 28.0% 30.0% 10.2% 10.0% 100.0% 100.0%
% of portfolio by income 44.7% 42.0% 46.3% 50.0% 9.0% 8.0% 100.0% 100.0%
Number of leases 108 115 241 314 73 74 422 503
Occupancy by income 95.1% 99.4% 91.1% 95.9% 99.8% 99.9% 93.6% 97.6%
Occupancy by area 95.2% 99.7% 89.0% 93.8% 99.9% 99.9% 94.0% 98.0%

Note: portfolio data includes sale of Shinjuku Sanei
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PORTFOLIO SNAPSHOT AS AT 30 JUNE 2009

Carrying value Occupancy by area Occupancy by income
0,
30/06/09 %o of Jun-08 Jun-09 Jun-08 Jun-09
¥ billions portfolio
Retail 57.3 45.7% 99.7% 95.2% 99.4% 95.1%
Office 57.3 45.7% 93.8% 89.0% 95.9% 91.1%
Residential 10.9 8.6% 99.9% 99.9% 99.9% 99.8%

Portfolio 100.0%

RETAIL

Kawasaki Dice 12.6 10.0% 99.2% 98.2% 99.2% 98.3%
Konan Home Centre 10.7 8.5% 100.0% 100.0% 100.0% 100.0%
Shinjuku Fuji 4.2 3.4% 94.2% 100.0% 97.2% 100.0%
Mukomachi Saty 4.5 3.6% 100.0% 100.0% 100.0% 100.0%
Ginowan 2.3 1.8% 99.4% 45.1% 99.5% 50.3%
Shibuya Konami 2.4 1.9% 100.0% 100.0% 100.0% 100.0%
Motomachi 2.3 1.8% 100.0% 100.0% 100.0% 100.0%
Susono 1.9 1.5% 100.0% 100.0% 100.0% 100.0%
Matsudo Nitori 2.2 1.8% 100.0% 100.0% 100.0% 100.0%
Harajuku Bell Pier 1.8 1.4% 100.0% 79.3% 100.0% 81.1%
Yoshikawa 1.5 1.2% 100.0% 86.0% 100.0% 85.7%
Tsudanuma 2.3 1.8% 100.0% 100.0% 100.0% 100.0%
Sapporo Co-op 2.0 1.6% 100.0% 100.0% 100.0% 100.0%
Sapporo Ai 1.8 1.5% 100.0% 100.0% 100.0% 100.0%
Sapporo Toys R Us 1.3 1.1% 100.0% 100.0% 100.0% 100.0%
Round One Amagasaki 1.0 0.8% 100.0% 100.0% 100.0% 100.0%
Round One Nara 1.6 1.2% 100.0% 100.0% 100.0% 100.0%
Kajicho Ekimae 0.9 0.7% 78.9% 79.2% 83.4% 83.7%

Retail sub total / average

Top 10 properties by value represent approximately 60% of portfolio
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PORTFOLIO SNAPSHOT AS AT 30 JUNE 2009 (cont'd)

Carrying value Occupancy by area Occupancy by income

0,
30/06/09 % of Jun-08 Jun-09 Jun-08 Jun-09
¥ billions portfolio

OFFICE

Shinjuku Sanei - - 99.4% - 99.8% -
Osaka No.4 10.2 8.1% 98.8% 97.0% 98.9% 97.0%
JN 10.9 8.7% 100.0% 100.0% 100.0% 100.0%
Ginza Dowa 8.5 6.8% 99.9% 84.9% 99.9% 86.0%
Kokusai Nihombashi 4.4 3.5% 100.0% 100.0% 100.0% 100.0%
Osaka No.3 4.6 3.7% 91.8% 86.0% 92.1% 85.9%
Higashi Totsuka 2.7 2.1% 87.4% 87.3% 89.1% 89.1%
Yamashitacho 2.3 1.8% 76.7% 87.9% 78.7% 88.9%
Forest Kita Aoyama 1.4 1.1% 100.0% 100.0% 100.0% 100.0%
Sun Ace Tokugawa 1.7 1.3% 73.4% 58.5% 74.6% 60.6%
Takadanobaba 1.7 1.4% 100.0% 79.4% 100.0% 85.5%
Prime Kanda 1.4 1.1% 71.4% 85.7% 70.4% 85.2%
OS Tsukiji 1.3 1.1% 86.5% 100.0% 86.3% 100.0%
Asakusa 1.2 1.0% 100.0% 100.0% 100.0% 100.0%
Shiba Daimon 1.0 0.8% 100.0% 62.9% 100.0% 65.8%
Prime Tsukiji 0.9 0.7% 100.0% 71.4% 100.0% 70.9%
Daikanyama Takara 0.7 0.6% 100.0% 100.0% 100.0% 100.0%
Yotsuya KD 0.7 0.5% 100.0% 79.1% 100.0% 79.9%
Akabane 0.7 0.5% 100.0% 100.0% 100.0% 100.0%
FT Nihombashi 0.6 0.5% 100.0% 83.3% 100.0% 83.3%
Sun No.5 0.4 0.4% 100.0% 100.0% 100.0% 100.0%
Office sub total / average

RESIDENTIAL

Tosabori 5.4 4.3% 100.0% 100.0% 100.0% 100.0%
Sekijomachi 2.7 2.1% 100.0% 100.0% 100.0% 100.0%
G-Clef Kamata 1.6 1.3% 100.0% 100.0% 100.0% 100.0%
Prime Stay Tsukiji 0.7 0.5% 98.6% 97.2% 98.6% 97.2%
Nishi-Kasai 0.5 0.4% 100.0% 100.0% 100.0% 100.0%

Residential sub total / average

Total / average 100.0%
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PORTFOLIO VALUATION SUMMARY

Direct Cap DCF
Carrying value Type of report Overall Discount  DCF Terminal
Cap Rate Rate Cap Rate Method
30/06/09 % of
s . % % %
¥ billions portfolio
Total Retail 57.3 45.7% 5.71% 5.36% 5.93%
Total Office 57.3 45.7% 5.08% 4.97% 5.36%

Total Residential 10.9 8.7% 6.20% 5.98% 6.42%

Portfolio 100.0% 5.46% 5.24% 5.71%
Kawasaki Dice 12.6 10.0% 31/5/2009 Update Report 4.90% 4.70% 5.00% DCF
Konan Home Centre 10.7 8.5% 31/3/2009  Full Report 6.00% 5.4% " 6.20%  DCF
Mukomachi Saty 4.2 3.4% 31/5/2009 Update Report 5.80% 5.60% 6.30% DCF
Shinjuku Fuji 45 3.6% 31/5/2009 Update Report 5.90% 5.10% 6.30% DCF
Ginowan 2.3 1.8% 31/5/2009 Update Report 7.00% 6.50% 7.20% DCF
Shibuya Konami 24 1.9% 31/5/2009 Update Report 4.90% 4.50% 5.00% DCF
Susono 2.3 1.8% 31/5/2009 Update Report 6.00% 6.00% 6.50% DCF
Sapporo Co-op 1.9 1.5% 31/5/2009 Update Report 7.10% 6.90% 7.30% DCF
Matsudo Nitori 2.2 1.8% 31/5/2009 Update Report 5.30% 5.30% 5.60% DCF
Harajuku Bell Pier 1.8 1.4% 31/5/2009 Update Report 4.80% 4.60% 4.90% DCF
Yoshikawa 1.5 1.2% 31/5/2009 Update Report 6.30% 6.00% 6.50% 70:30 DCF & DC
Motomachi 2.3 1.8% 31/5/2009 Update Report 5.40% 5.10% 5.50% DCF
Tsudanuma 2.0 1.6% 31/5/2009 Update Report 6.10% 5.80% 6.30% DCF
Sapporo Ai 1.8 1.5% 31/5/2009 Update Report 5.40% 5.40% 5.70% DCF
Round One Amagasaki 1.3 1.1% 31/5/2009 Update Report 6.30% 6.00% 6.50% DCF
Round One Nara 1.0 0.8% 31/5/2009 Update Report 6.60% 6.20% 6.80% DCF
Sapporo Toysrus 1.6 1.2% 31/5/2009 Update Report 7.00% 6.50% 7.30% DCF
Kajicho Ekimae 0.9 0.7% 31/5/2009 Update Report 5.70% 5.30% 5.90% DCF
Retail sub total / average Y] 45.7%

(1) 5.4% (Year1-8), 5.9% (Year 9 and beyond)
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PORTFOLIO VALUATION SUMMARY (continued)

. Direct Cap DCF
Carrying value Type of report Overall Discount DCF Terminal
Cap Rate Rate Cap Rate  Method
30/06/09 % of
- . % % %
¥ billions portfolio
Osaka No.4 10.2 8.1% 31/5/2009 Update Report 4.70% 4.70% 5.20% DCF
JN 10.9 8.7% 31/5/2009 Update Report 4.70% 4.70% 4.90% DCF
Ginza Dowa 8.5 6.8% 31/3/2009  Full Report 4.90% 4.70% 5.10% DCF
Kokusai Nihombashi 4.4 3.5% 31/5/2009 Update Report 5.20% 4.80% 5.20% DCF
Osaka No.3 4.6 3.7% 31/5/2009 Update Report 4.80% 4.80% 5.30% DCF
Higashi Totsuka 2.3 1.8% 31/5/2009 Update Report 5.70% 6.00% 6.60% DCF
Yamashitacho 2.7 2.1% 31/5/2009 Update Report 5.30% 5.30% 5.50% DCF
Sun Ace Tokugawa 1.4 1.1% 31/5/2009 Update Report 7.10% 6.50% 7.10% DCF
Forest Kita Aoyama 1.7 1.4% 31/5/2009 Update Report 4.80% 4.70% 4.90% DCF
Prime Kanda 1.3 1.1% 31/5/2009 Update Report 5.60% 5.50% 5.80% DCF
Takadanobaba 1.7 1.3% 31/5/2009 Update Report 5.20% 5.20% 5.70% DCF
OS Tsukiji 1.4 1.1% 31/5/2009 Update Report 5.70% 5.40% 5.70% DCF
Asakusa 1.2 1.0% 31/5/2009 Update Report 5.90% 5.50% 6.00% DCF
Shiba Daimon 1.0 0.8% 31/5/2009 Update Report 5.50% 5.20% 5.60% DCF
Prime Tsukiji 0.9 0.7% 31/5/2009 Update Report 5.70% 5.50% 5.80% DCF
Daikanyama Takara 0.7 0.5% 31/5/2009 Update Report 5.60% 5.50% 5.80% DCF
Yotsuya KD 0.7 0.6% 31/5/2009 Update Report 5.70% 5.40% 5.80% DCF
Akabane 0.7 0.5% 31/5/2009 Update Report 5.90% 5.50% 5.90% DCF
FT Nihombashi 0.6 0.5% 31/5/2009 Update Report 6.00% 5.60% 6.10% DCF
Sun No. 5 0.4 0.4% 31/5/2009 Update Report 6.00% 5.60% 6.10% DCF
Office sub total / average 57.3 45.7%
RESIDENTIAL
Tosabori 5.4 4.3% 31/5/2009 Update Report 6.40% 6.20% 6.50% DCF
Sekijomachi 2.7 2.1% 31/5/2009 Update Report 5.80% 5.80% 6.20% DCF
G-Clef Kamata 1.6 1.3% 31/5/2009 Update Report 6.00% 5.50% 6.30% DCF
Prime Stay Tsukiji 0.7 0.5% 31/5/2009 Update Report 6.30% 6.10% 6.50% DCF
Nishi-Kasai 0.5 0.4% 31/5/2009 Update Report 6.70% 6.00% 7.00% DCF
Residential sub total / average 10.9 8.7%
Total / average 125.5 100.0%
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