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Portfolio Strategy of Retail Assets (Core Asset)

Consideration is being made to shift the retail portfolio to assets focusing consumption of experience, centering on
assets catering for service and amusement tenants, and away from assets focusing on consumption of goods.

# Shibuya World East Building
« [

As a result of the replacement of tenants on the 1st and 2nd floor, a

':‘_' drugstore with strong inbound demand while selling goods has

{ moved in. Rents increased including the rent increase of existing

tenants due to high location evaluation and high demand for
surrounding environment.

B A further rise in real estate prices is expected due to redevelopment
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MIUMIU Kobe

B A flagship store in Kansai of “MIUMIU,” a sister brand of
PRADA popular in Japan and overseas.

B As an important base to maintain the branding of the PRADA
Group, PRADA Japan, the tenant, has a strong intention to use
this property continuously.

AEON Kasai

B Develops a pioneering store strategy among AEON stores
across Japan as a “G.G (Grand Generation) mall” for seniors.

B Because the population of the child-rearing generation is also
increasing, reflecting the appraisal of overall easiness to live
such as distance to the city center and living costs, purchase
demand is expected to be stabilized for a long time.

MEGA Don Quijote Izumi-Chuo

B DCM, the previous tenant, exited, and the store was newly opened in
February 2019.

B While there are many competitive stores such as food supermarkets
and home centers in this area, this property differentiates itself as a
discount store due to the selection of goods and business hours, and
sales after the opening has secured a certain level.
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Note: Above are estimated figures and subject to revision due to changes in the future disposition process.
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The management strategy to shift the retail portfolio from
assets focused on consumption of goods to assets focused
on consumption of experience.

B Risk of ownership, operation and price fluctuations in
the future

B Pursuit of a higher price by seizing an opportunity on
the back of overheating of real estate market

Disposition of MIUMIU Kobe

(i) Addressing the risk of ownership
B Cancellation risk after 2025
B Downward rent reversion risk at tenant turnover

(ii) Securing Disposition gain

B Disposition price of 8.5 billion yen exceeds the
appraisal value of 7.3 billion yen

®  Disposition gain of 1.2 billion yen is to be secured

B Focus on intrinsic high real estate values

®* A value rise as an area due to redevelopment in the
surrounding area

®* A value rise as a spot due to redevelopment of assets

To select replacement target from pipeline of multiple
retail assets focusing on consumption of experience.




Overview of Disposition and Impact to DPU

Increase in DPU achieved for 3 consecutive fiscal period and implementing portfolio profitability improvement
measures in the medium term through disposition at above appraisal value.

Overview of the Disposition (Note 1) Impact to DPU from Disposition (Note 2)

Aim to maintain /improve
through asset replacement
and portfolio profitability

Acquisition Price 6,700 [ 1,425 yen ] [ 1,425 yen ]

(million yen)

Unsettled

Appraisal Value 7.370 1,560 yen 1,570 yen improvement measures
(million yen) (As of April 30, 2019) (million yen)
500.0
Disposition Price 8,500 I Disposition Gain
(A) Los§ from real estate leasing
(million yen) (i) 2,465 (ii) 2,805 (iii) 3,230 400.0 Rusiness, etc.
(29%) (33%) (38%) - Portfolio profitability
improvement expenses
Book Value (B) B Total of distributions
G 1,997 2,271 2,613 . -
(million yen) 300.0 3236 I___} Unsettled
Difference
between (A) and 467 533 616
B) (million yen
2L ven June 28 November 29 June 30 200.0
Disposition Date 2019 2019 2020 e o
Buyer Green Map GK (Limited Liability Company) ;
L Based on Based on 100.0 100.0
brofitabllity Acquisition Price Disposition Price 107.9 157.7 152.6
appilies] Lo 4.7% 3.7% 46.3
Yield 0.0 :
NOT Yield after 4.5% 3.6% 7t Fp gth Fp oth Fp 10t FP
P (Oct. 2019) (Apr. 2020) (Oct. 2020) (Apr. 2021)

Note 1: Please refer to “Notice Concerning Disposition of Real Estate Trust Beneficiary in Japan (MIUMIU Kobe)” announced today regarding notes of calculating each figure.

Note 2: The forecast is calculated based on certain assumptions as of June 21, 2019 and subject to change due to conditions such as change in rent income through tenant turnovers, acquisition and disposition of assets, and additional unit issuance. The forecast should not be construed

as guarantee of DPU.

Note 3: Includes a) difference between actual lease business profit from MIUMIU Kobe for fiscal period ended April 2019 and expected profit for each fiscal period and b) increase in tax (consumption taxes unqualified for deduction) due to recognition of disposition gain.



Financial Forecasts (7%/8t™ FP) *Revised on June 21

Improve in forecast DPU to 1,560 yen (7th FP) and 1,570 yen (8th FP) through disposition.

7th FP 8th FP : :
6th FP - Changes ote Changes Major Topics
Results (A) Foreca(sé§ (Note 1) (B) - (A) Foreca(sct:§ (Note 1) (C) _ (B) J p
Operating revenue (million yen) 4,959 5,400 441 5,315 (84) 7™ FP (Oct. 2019)
Lease business revenue (million yen) 4,023 4,146 122 4,097 (49) Office
. B Expiry of free rent period (Kawasaki) +36 million yen
Office (million yen) 2,048 2,113 6> 2,142 28 B Escalation rent and other reasons +23 million yen
Retail (million yen) 864 899 35 842 (57) (Shinjuku/Higashi-Shinjuku)
Hotel (million yen) 850 872 22 851 (20) Retail
Industrial (million yen) 260 260 _ 260 _ B Expiry of FR period (Izumi-Chuo) +45 million yen
*Decrease in penalty income from previous tenant
Other lease business revenue  (million yen) 935 893 (42) 803 (90) (other lease business revenue) (99) million yen
) - ) . _ B Replacement of tenant (Shibuya) +20 million yen
Disposition Gain (million yen) 360 360 415 >4 ®  Partial disposition (MIUMIU Kobe) (32) million yen
Operating expenses (million yen) 1,446 1,611 165 1,498 (113) gth Fp (Apr. 2020)
NOI (million yen) 3,513 3,427 (85) 3,402 (25) Office
Depreciation (million yen) 553 563 9 573 10 B Expiry of free rent period (Kawasaki) +15 million yen
General administrative expenses (million yen) 428 514 86 517 2 B Tenant moving in (Shinjuku) +16 million yen
Non-operating expenses (million yen) 260 242 (19) 242 0 Retail
Net Profit (million yen) 2,271 2,467 196 2,483 15 B Partial disposition (MIUMIU Kobe) (60) million yen
DPU (yen) 1,436 1,560 124 1,570 10 Hotel
ote
Capital expenditure (million yen) 462 293 (168) >10 216 B Seasonal variation (3 Smile Hotels) (25) million yen
NCF (million yen) 3,050 3,134 83 2,891 (242)
FFO per unit (ven) 1,786 1,688 (98) 1,670 (18) o e W L o
Payout ratio % 80.4 92.4 12.0 94.0 1.6 -
' Operating expenses 1,446 1,611 165§ 1,498 (113)
Number of Properties 29 29 - 29 - Outsourcing 332 331 (1) 329 (1)
Occupancy rate as of the end of % 99.6 99.7 0.1 99.9 0.2 services
fiscal period Utilities expenses 453 502 48 428 (73)
Outstanding interest-bearing debts  (million yen) 74,700 74,700 - 74,700 - Taxes and dues 337 396 58 383 (12)
Lv : % 49.0 48.9 (0.1) 48.9 - Repair expenses 66 60 (5) 66 5
e gy "9 (unit) 1,581,640 1,581,640 - 1,581,640 - Other 255| 321 66| 289 (31)

Note 1: This forecast is calculated based on certain assumptions as of June 21, 2019 and subject to change due to conditions such as change in rent income thorough tenant turnovers , acquisition and disposition of assets, and additional unit issuance. The forecast should not be construed
as guarantee of DPU.
Note 2: MIRAI implemented a four-for-one investment unit split with April 30, 2019 as record date. For results for the 6th fiscal period, figures after the split are stated from the comparison standpoint.



Disclaimer

Monetary amounts are rounded down to billions, millions or thousands of yen.
Percentage figures are rounded off to the first decimal place.

This material contains forward-looking business results, plans, and management targets and strategies. Such forward-looking statements are based on current
assumptions and conditions, |ncIud|n% those regarding anticipated future developments and business environmental trends, and these assumptions and
conditions may not always be correct. Such forward-looking statements assume the investment policy of MIRAI, the market environment, interest rate conditions,
business practices and other fact relationships and applicable laws and regulations as of the date this material was published and they do not reflect or take into
consideration any change in circumstances occurring after such date. Forward-looking statements involve known and unknown risks, uncertainties and other
fact_otfs, va?etper express or implied, and the actual performance, operating results, financial situation and other results of MIRAI may vary significantly due to a
variety of factors.

This material is provided for your information and does not constitute a solicitation to buy the investment securities of MIRAI or to conclude any other financial
instrument transaction contract. In making investments, investors should do so based on judgements and responsibilities of their own.

The investment units of MIRAI are closed-end fund investment units, whereby investment units are not redeemable at the request of investors. Investors wishing
to liquidate their investment units will in prmc(lfle_ need to sell them to third parties. The market value of the investment units will be influenced by investor
supply and demand at securities exchanges and will fluctuate in accordance with the situation for interest rates, economic circumstances, real estate prices, and
other market factors. It is therefore possible that investors will not be able to sell the investment units at their acquisition price and, as a result, may suffer losses.

MIRAI plans to make cash distributions to investors, but whether or not distributions are made and the amount of distributions thereof are not guaranteed under
any circumstances. Gains or losses on the sale of real estate, losses on the disposal of fixed assets _acco.mpank/)mg the replacement of structures, and other
factors would cause fiscal-period income to vary greatly, which would result in change in amount of distribution to be made.

Information provided herein does not constitute any of the disclosure documents or performance reports required by the Financial Instruments and Exchange Act
or the Act on Investment Trusts and Investment Corporations or by the Securities Listing Regulations of the Tokyo Stock Exchange.

This material is to be read and used at the responsibility of customers. MIRAI and related persons involved in the preparation and publication of this material will
not bear any responsibility for any damage arising from the use of this material (whether for direct or indirect damage, and regardless of the cause thereof).

While everfy effort has been made to avoid errors and omissions regarding the information presented in this material, the material has been created as an easy
reference for customers, and the presented information may contain inaccuracies of misprints. MIRAI bears no responsibility for the accuracy. This material is
subject to change/discontinuation without notice. MIRAI is not obliged to update or announce any of the information contained in this material (including
forward-looking statements).

MIRAI holds the copyrights to the information appearing in this material. Copying, altering, publishing, distributing, appropriating, or displaying this information
or using it for commercial purposes without the prior approval of MIRAI is prohibited. Also, trademarks (trademarks, logos, and service marks) related to MIRAI
appearing in this material are owned by MIRAI, and copying, altering, publishing, distributing, appropriating, or reproducing such trademarks or using them for
commercial purposes without the permission of MIRAI is prohibited.

This material may include properties which are not held by or planned to be acquired by MIRAI.
This material in intended for the use of residents of Japan only.

@ MIRAI Corporation. All rights reserved.

Asset Manger : Mitsui & IDERA Partners Co., Ltd.

-Financial Instruments Business Operator (Director of Kanto Finance Bureau (Kinsho) No0.2876)






