Activia Properties Inc.

(Code: 3279/APT)

Financial Results Presentation for the 18th Fiscal Period Ended November 2020 - January 2021

& TLC REIT Management Inc.

Thank you very much for watching the video presentation of our financial results for the 18th fiscal
period that ended in November 2020.

My name is Kazushi Sato, Chief Division Officer of Activia Management Division of TLC REIT
Management Inc.

Before explaining the financial results, we pray for the earliest possible recovery of those affected by
the novel coronavirus infection and extend our deepest respect to the medical professionals involved
in the treatment.

Now, I would like to explain the financial results for the fiscal period that ended in November 2020.
Please proceed to page 3.
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1. Executive Summary

Measures to Reiterate “Unitholder Value Improvement” ~ Keys Points for Future Operation ~ 3

» Moving to the new phase where API would be able to demonstrate unique advantages, such as prime location & high quality,
after finishing the phase of supporting our tenants to continue their business operations
» Occupancy rate is expected to improve after marking its lowest rate during the first half of 2021. Thereafter, as soon as possible, we
aim to return to the normalized operation level for all the property types excluding hotels.

Business environment Operational results Key points

« Potential size of the negative « Fulfilled our social
impacts from COVID-19 re- responsibility with minimizing » Leasing strategy aiming at
expansion in Japan and overseas negative impact on DPU internal growth is the priority
Re5pon5e to remains uncertain : . g
COVID-19 » Implement measures to improve |- Continue to grant relief to
= « Vaccination will raise positive our unitholder value including retailers in response to
expectations for post COVID-19 additional provision on sales- circumstances
economic recovery linked rent to contract
+ Leasing activities prolonged due to . Continued to achieve steady
increased vacancies rent increase amid the dropping - o T
. . hit ratio ocus on rent increase at tenan
) O&/?rhteattjed market rent level will be replacement leveraging
Office adjuste + Strong tenant demand respective locational and
« In FY2021, demand & supply confirmed from latter half of the qualitative priority
balance is expected to improve due period backed by our
to recovery in corporate earnings competitiveness
» Retailers prefer to secure prime « Achieved rent increase in prime |- Hybrid of retail and office
location core properties location and locations in front reflecting diverse tenant needs
Retail -+ Appetite to open stores is expected of train stations + Continue to negotiate with
to come back in Summer 2021 or - Operation at suburban properties tenant candidates after AEO at
later continues to remain steady Tokyu Plaza Omotesando Harajuku
Players continue to be keen in ) . . )
N : » Continue to consider asset « Consider asset replacement with
Ec_);(terrt‘:rall buying as_sets at transaction market replacement consideration of risk actualization
I‘_OW : \I;Veipﬁjeraaitrsltuc?gssea;?t:r::jc;l:?ged + Issued Green Bonds with + Aim to further lengthen maturity
& Finance COVIFI)D—{S)%mpact favorable terms & conditions and reduce cost in refinancing

At the time of the previous financial results briefing, I have explained that supporting the business continuity of our tenants facing a
major crisis in their business activities is the best way to fulfill our social responsibilities as a listed REIT and to take advantage of
Activia's strengths to return to a growth trajectory at an early stage. Based on this policy, we have just announced the operational
results for the fiscal period that ended in November 2020. Based upon the results as well as the current business environment amid
COVID-19 crisis, we believe that the first half of 2021 will be the bottom of our operation. Thereafter, we will be stepping to the phase
where we would be able to demonstrate Activia's competitiveness such as prime location and high quality of our properties. We will,
therefore, strive to return to the normalized level of the operation as soon as possible.

First of all, with regard to the COVID-19 crisis in Japan, the expectation is still mixed between positives such as vaccines and negatives
such as the re-expansion of infection cases. But in our actual operation, although we decided to accommodate a certain rent reduction,
we demanded and gained some other conditions instead. For example, we are newly introducing sales linked rent structure to some of
our tenants. By doing so, the structure should provide future revenue potentials for us. Therefore, we are improving unitholder value
even under this crisis. We will continue to be flexible in responding to requests from commercial tenants according to the social
situation such as the re-expansion of COVID-19 infection, but in the future, we will prioritize the leasing activities for our internal
growth.

For the office segment, we expect a tug of war between positives and negatives will continue for some time. Specifically, positives are
limited to new supply of office space as well as expectation for corporate earnings recovery. On the other hand, the negatives are
longer than normal leasing period due to an increase in vacancy as well as rent adjustment process derived from such longer leasing
period. In the previous period, we experienced a consistent rent growth, backed by strong intention from tenants to stay on, although
the hit ratio turned lower. But this experience is giving us further confidence that we should still be able to ask for higher rent, based
upon Activia’s unique advantages.

For the retail segment, we are observing the fact that many tenants would like to occupy the very core location even among the prime
locations. Taking advantage of such trend, we were able to realize a steep jump-up in rent by the tenant replacements during the last
period that ended in November 2020. We generally believe that the appetite for the new store opening from retailers will recover from
this summer. We will continue our negotiation with potential tenants at a section of Tokyu Plaza Omotesando Harajuku, where
American Eagle Outfitters used to occupy. Although the general leasing environment is not yet benign, taking advantage of our
competitiveness, the management team is willing to conduct the leasing activities so that we can provide stability and growth.

For the external growth, the secondary market in general is still quite active. Amid this environment, we will continue our asset
replacement strategy with special attention to the possible actualization of risk related to COVID-19.

We see no change in lending attitudes from financial institutions. Therefore, we will try to achieve duration extension and borrowing
cost reduction, simultaneously.

Please move on to next page.



1. Executive Summary

Response to COVID-19 and Growth Strategy ~ path to Post cOVID-19 ~ 4

» Maintaining occupancy rate was prioritized in FP18 ended Nov. 2020 and secured capacity to perform leasing strategy
in FP19 ending May 2021 and beyond

» Focus on leasing of offices in FP19 ending May 2021 and beyond, aiming particularly for rent increase leveraging rent
gap upon tenant replacement

> Support DPU for FP19 & FP20 by continuing asset replacement and cost reduction at upcoming refinancing

Period ended
Nov. 2020
(FP18)

Maintain occupancy with fulfilling social responsibility

v Maintained occupancy rate
of approx. 99% at end of
FP18 ended Nov. 2020

v Actual DPU were ¥400
higher than the initial
forecast even after
temporary rent reductions
were granted to 79 retail
tenants

v' DPU bottomed up by ¥18
owing to sales-linked rent
structure newly introduced
to tenants that enjoyed
temporary rent reduction

Period ending

Prioritize to maintain & raise rent level in office leasing

v DPU for FP19 and FP20
are forecasted to decline
as we will lose some
revenue due to downtime.
However, stabilized DPU
will be improved after
closely examining the rent
gap for each tenant

v' Aim to invite attractive
retailers at tenant
replacement in street side
store of EDGE Shinsaibashi

v Aim to improve DPU and

Period ending
Nov. 2021
(FP20)

portfolio quality with
continued strategy of
asset replacement

Consider DPU
management such as to
stagger the timings of
acquisition and disposal of
assets to mitigate COVID-
19 impact

Refinance scheduled in
FP20 ending May 2021 is

and other opportunities an opportunity to extend
taking portfolio’s locational the duration and reduce
advantage cost

)

In this slide, I would like to talk about the main theme, achievements, and the action plans that we are
illustrating on every period. The ultimate purpose of the actions is to improve "unit holders value
enhancement” in a mid- to long-term perspective. Steady achievements of all the action plans would
show synergy effects for the improvement of stabilized DPU.

First, let’s take a look at the previous period that ended in November 2020. We provided variety of
supports to our tenants and as a result of that, the portfolio occupancy at the end of the period became
99%. Also, in such supports, we conducted tailor made approach to each tenant. By doing so, the
negative damage to DPU was 400 yen lower than original expectation. In addition, as some of the
tenants accepted the introduction of sales-linked rent structure together with temporary rent reduction,
we were able to collect some additional revenues from this newly introduced structure, which gave us
18 yen additional positive DPU contribution. For your information, we are still conducting rent
negotiation with some of the tenants. But we view this positively, as this is a proof that we are taking
a very detailed and careful approach. Also, by having this dedicated conversation with tenants
enabled us to keep the high occupancy, leaving us a lot of energy to focus upon office leasing for this
period and beyond.

For the current period ending in May 2021, our priority target is to focus office leasing activities, with
special emphasis on rent levels. For that reason, we have decided to provide a certain downtime
budget in this period and also in the next period. As a result of this budgeting, this period and the
next period are forecasted to have a profit set-back from the last period. But our focus is to

improve stabilized DPU by tenant reshuffle. We still stick to the core competitiveness of our
properties and examine the rent gaps carefully before we make our decision on the tenant
replacement.

At the same time, we will continue to conduct external growth mainly from asset reshuffle, as well as
cost reduction chiefly derived from trimming off some borrowing costs. These two strategies should

also support the improvement of stabilized DPU.

Please move on to the next slide.




1. Executive Summary

COVID-19 Impact on DPU ~ Breakdown of Factors in Actual and Forecast DPU ~ 5
Period ended Period ending Period ending
Nov. 2020 May 2021 Nov. 2021
(FP18) (FP19) (GL20))
0 - Reduced
sales-linked
rent
-200 - Downtime
-400
=8
-600
ig -
= ¢ oo -774
~ = -1,000 + -847 -860
©o -958
-1,200
(%unity -1,195
As of As of As of
Jul. Nov.  Actual Jul. New New
2020 2020 2020
(¥/unit) As of Jul. 2020
9,500 -~ I As of Nov. 2020
Actual / New
(As of Jan. 2021)
o)
v
c 9,000 9,547

9,280

9,040

e [

2

9,300

e

Now, let’s talk about COVID-19 impact to our earnings.

DPU for the last period that ended in November 2020 came in at 9,547 yen, a drop of 774 yen from
the previous period. Main reasons for the drop were temporary rent reduction to some of our retail
tenants so that they would stay with us, and reduction of sales-linked rent from the hotel operators.

For this period ending in May 2021, we are projecting DPU to be 9,280 yen, the same level we
forecasted 6 month ago. We are factoring in negative impact of 860 yen, mainly from downtime
budget for the office leasing activities due to tenant reshuffle. Although we still need to negotiate
some of our retail tenants, as we have not yet finished all the negotiations, the overall occupancy was
kept above our expectation. This allowed us to reduce the downtime budget from the previous
guidance. We are now ready to focus more on office leasing activities.

Finally, let’s take a look at right hand side. This is our expectation for the next period ending in
November 2021. Sales-linked rent is going to drop very significantly, as we assume zero sales-
linked rent from hotel operators. For your information, we received 257 million yen from hotel
operators as sales-linked rent during the period ended in November 2019, the period without COVID-
19. Additionally, we are still factoring in another round of downtime budget, as we assume that we
will regain occupancy toward the end of November 2021. Therefore, DPU for the next period is
expected to be 9,300 yen, slightly above this period, with COVID-19 negative impact of 958 yen.

Please move on to page 6.




1. Executive Summary

Relief Requests from Retailers and Negotiation Status -~ F'exible Response to Relief Requests and 6

Establishment of Alternative Lease Condition™

Number of relief requests Breakdown of requests and negotiation status

v Incoming relief requests are settling v Having agreed temporary rent reduction to 79 tenants, impact on DPU was smaller
down as tenant sales showing signs of than the initial forecast by ¥400
recovery and thanks to governmental v’ Possible impact of cases under negotiation will be relatively immaterial and we will
supports work to reach to agreement during FP19 ending May 2021
Total (up to 2020.11) Negotiation outcomes by November 2020
210 requests # of # of Number of requests of temporary rent
requests tenants reduction
Temporary rent reduction 157 . Reduction agreed 79 [Till Nov. 2020] 20 under negotiation

[Dec. 2020] 11 additional requests

25 Lease cancellation 39 No reduction 58
# of
11 Payment deferral 14 Under negotiation 20 tenants
7 5 - .
Temporary rent reduction : Response tailored to each Redichonleg/eec i
20.9 20.10 20.11 tenant considering tenant profiles and circumstances No reduction 2
Lease cancellation : Impact is immaterial as they are Under negotiation 18

primarily small lease spaces

Alternative lease conditions

v As a result of the temporary rent relief negotiations, 40% of the negotiated tenants agreed to the following alternative lease
conditions

Opportunity for internal growth Reduce underlying risk
Rent increase after reduced

rent payment 4 tenants

e L reven r rent will
ost_ evenue due to reduced rent be Approx.40%
retrieved in some cases of total 79

Extension of non-cancellable
period 9 tenants

+ Extended also notice period to secure
longer period for leasing activities

tenants received

Sales-linked rent newly applied temporary
/breakpoint change 8 tenants reduction Lease renewal 12 tenants
« Sales link rent structure introduction * Some agreements switched to
enables us to grasp true sales conditions fixed-term lease
of tenants, which will give a great
advantage in future rent negotiations

(>

In this slide, we would like to discuss about relief requests from retail tenants and a progress of the
negotiations.

The number of requests peaked out in April - June period, when the government issued the state of
emergency declaration. Recently the number of requests is limited and tame.

The most requested content is a temporary reduction in rent. We responded to each tenant after
comprehensively considering the type of business, management situation, and difficulty of re-
tenanting. In the period ended in November 2020, there were 79 reduction agreements, and as a result
of careful negotiations with tenants, the amount of reduction was smaller compared to the initial
forecast, which pushed up DPU by approximately 400 yen. The potential impact of outcome of the
20 negotiations, that are still ongoing, is relatively small, and we aim to reach agreements during this
period ending in May 2021. Although we have received 39 cancellations so far, the impact is minor
at this point, because they are mainly from small occupants with an average size of 38 tsubo.

In addition, in these negotiations, examples of acquiring alternative conditions that will lead to future
internal growth and the risk reduction are shown at the bottom of the slide. On the left side 1 and 2,
we introduce examples that will lead to future internal growth, such as rent increases after the
reduction period has passed, new sales-linked rents, as well as changes in terms & conditions. The
new introduction of sales-linked rent can be used for the better future property management because
this structure enables us to grasp the true sales conditions of our tenants.

In addition, on the right side 3 and 4, there are examples that ensure stability such as extension of the
cancellation prohibition period and some contract renewals, which will be leading to risk reduction
for the time being. For some contract renewals, we were also able to make a switch from traditional
Japanese leasing style to fixed-term contact, in anticipation to our next round of negotiations.

Please see the next page.




1. Executive Summary

- H New Contracts Are Steadily Progressing. We Still Hold Bargaining
Office LeaS|ng Status ~ Power Which Allows Us to Ask for Higher Rent from Existing Tenants ™ 7
1. Trend in new lease contract & cancellation 2. Trend in areas moved-in & moved-out
v Lease cancellations outnumbered new contract at the time of v' Moved-out area expanded for FP18 ended Nov.2020 and FP19
COVID-19 expansion phase, as many tenants wanted to reduce cost ending May 2020 due to increased number of tenant departures
v Newly contracted area is exceeding cancelled area since v' Aim to improve situation in FP19 through continued leasing
October with gradually accumulated contract conclusions activities recently well performed
New lease Cancellation Moved _ Moved
(tsubo) contracted  applied ‘ (tsubo) ouot ‘ mO‘/e oNet
1,500 2,000 ° Forecast base
1,000 1,000
500 0 ° O C °
°
0 -1,000 °
-500 -2,000 & E\ac:uoaf‘DCc 2020)
-1,000 -3,000
2018.5 2018.11 2019.5 2019.11 2020.5 2020.11 2021.5
-1,500 FP13 FP14 FP15 FP16 FP17 FP18 FP19

20.4 20.5 20.6 20.7 20.8 20.9 20.10 20.11 20.12
3. Office occupancy at end of period

I Rent gap (Tokyo Office) v Occupancy on rent generating basis is expected to bottom at
v Although rent gap was closer from FP17 due to our end_of FP19 ending May 2021 and rebound for end of FP20
achievement in rent growth and adjusted market rent, we still ending Nov.2021
hold bargaining power with tenants for higher rent Occupancy Occupancy

—e—(contract ;
(¥/per month per tsubo) (Basw’s) (cash basis)
2.
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Page 7 is about the status of office leasing
Please take a look at top left, or #1.
This is a trend of new contracts and cancellations since April 2020, when the state of emergency declaration was issued.

From April, you can see the increase in the number of cancellations. These are basically for the purpose of cost reduction due to the
suspension of movement of people because of the state of emergency declaration. Until September, cancellations outnumbered the
new contract cases. There were many cases where we did not reach a contract agreement due to an increase in vacant inventory and
stagnant decision-making by their working-from-home business practice. However, since October, new contracts are outpacing the
cancellations. Therefore, the situation is completely flipped, and the amount of available vacant space is dropping smoothly.

Next, please take a look at right top or #2, where moved-ins & moved-outs are illustrated. This is on area basis, broken down by the
periods. We are showing the actual moved-ins and moved-outs from the period that ended in May 2018. Even before the COVID-19,
there was a certain, consistent level of departures, but the arrivals in the past were almost same level to the departures. This indicates
that we were able to fill up the space with the new tenants without downtime even if the previous contracts got canceled. The reason
for the zero downtime in the past was that the existing tenants typically took up the new vacant space for their own floor expansion in
the same building. This is a proof that Activia’s office property is very competitive. On the other hand, in the periods that ended in
November 2020 and ending in May 2021, the area of moved-outs is increasing due to the receipt of the cancellation notices from
April to September explained in upper left. But new contracts have been steadily increasing since October. The net area for moving
in & out for the period ending May 2021 is expected to be positive, rather than negative.

Please see bottom right or #3. This section is showing changes in the period-end occupancy rate of offices since the period ended in
May 2018. Dark green is the occupancy rate tracked by the contracts, and light green is the actual cash basis occupancy rate. There is
about 7 percentage point gap between the two occupancy rates at the end of May 2021. This difference corresponds to the downtime
allowance that is expected in the management guidance. In the past, the two lines were moving pretty close to each other. This 7-
point gap, which is going to happen for this period, is our level of down time preparation so that we can eventually show our office
internal growth for this period and the next period to come. Many of Activia’s tenants are quite agile and among them, some decided
to take a relatively quick actions for COVID-19 and cancelled our contracts. However, we are already observing the refilling
movements and the cash-basis occupancy rate is expected to return back to a higher level, after hitting a bottom during the period
ending May 2021.

Finally, look at the rent gap at the bottom left. The dark green is the average rent for the Tokyo Office. The newly contracted rent
level continued to rise during the period ended in November 2020, and therefore, the average rents also rose. On the other hand, the
market rent shown in light green fell slightly during the same period, partly due to the adjustment of overheated atmosphere at the
greater Shibuya area. As a result, the rent gap at the end of the period was minus 6%, a decrease of 3 percentage points from the
previous period. But we will still utilize the rent gap to accumulate internal growth, while we continue to raise the occupancy rate in
the future.

Please see the next page.



2. Financial Results-Forecasts

DPU Summary for FP18 Ended Nov. 2020 ~

Results Exceeded Initial Forecast and Revised Forecast 8
as Well as Previous Period Results

> With revenue increase in sales-linked rent at hotels, rent growth at lease renewal and benefit from asset
replacement absorbing increase in expenses due to property-related taxes for three properties acquired in
2019, DPU for FP18 ended Nov. 2020 resulted to be ¥9,547 (+¥39 vs. previous period)

> Up ¥507 or 5.6% from initial forecast and up ¥97 or 1.0% from revised forecast as a result of measures

taken to minimize the COVID-19 impact

(¥/unit) A
vs. initial
forecast

10,000 +¥507
vs. revised
forecast
+¥97
v

(5,508

Benefit from

9,500 - “disposition Temporary
& ac uisition rent_
Temporary reduction
business -501
sales-linked closure
ales-linked rent 1602
9 383 at hotels
T & +162
aﬁgﬁc . Increase - Benefit from
9,000 - F:iues in expenses, asset
etc. Downtime, replacement
-277 -28 t ! Upward (Note 2)
by rent +205
A -114 revision
Expensed property- +112
= related taxes for Tokyu

Plaza Ginza (Land), Q
plaza HARAJUKU and
EDGE Shinsaibashi, etc.

2020.5 2020.11
(FP17) (FP18)
(Actual) (Actual)

(Note 1) Benefit from disposition & acquisition refers to the amount equivalent to ¥125 per unit, calculated by deducting gain on sale and lost profit, etc. of A-PLACE Shinbashi Ekimae disposed of on March 19, 2020 from the operating profit of

Ebisu Prime Square acquired on January 10, 2020.

(Note 2) Benefit from asset replacement refers to the amount equivalent to ¥205 per unit, calculated by deducting lost profit of A-PLACE Shinbashi Ekimae disposed of as of March 19, 2020 from the operating profit of Ebisu Prime Square ()

acquired as of January 10, 2020.

Let’s analyze DPU on page 8 and 9.

On page 8, we have summary of DPU for the last period that ended in November 2020. There was a
cost increase such as increase in property tax related to Ginza, Harajuku and EDGE Shinsaibashi,

all acquired back in 2019. But that was outweighed by the internal growth such as upward rent
revision and benefit from asset replacement resulting from Ebisu Prime Square and A-PLACE
Shinbashi Ekimae, as well as sales-linked rent payment from hotel operators. At the end of the period,
DPU ended up at 9,547 yen, 39 yen higher than the previous period. Thanks to the better-than-
expected result of COVID-19 shockwave management, DPU was 507 yen or 5.6% better than the
original forecast and 97 yen or 1.0% better than revised forecast.




2. Finandial Results-Forecasts Aim to Increase DPU from the Official

DPU Summary for FP19 Ending May 2021 (Forecast) ~ giicance through Cost Comtroian’  ~ 9

» DPU for FP19 ending May 2021 is expected to be ¥9,280, down ¥267 from FP18, as we incorporate
some negative impacts such as drop in revenue from sales-liked rent at hotels. Also, we decided to factor
in some buffer in our borrowing cost assumptions

» DPU for FP20 ending Nov. 2021 is expected to be ¥9,300, up ¥20 from FP19 due to increase in
expenses incl. property-related taxes and interest rate despite COVID-19 impact mitigation such in
downtime and rent reduction

(¥/unit)
[ 9,547
9,500 -
Sales-linked Existing properties -98
rent Newly expensed -92
at hotels Debt
el
-240 finance I remporary
(Interest Taxes and N Upward  rent
9,000 1 raltgz) public Debt - rent reductéon
- dues finance revision +14
(Interest rate _ (Interest Downtime, +48
Assumption: Temporary 190 Increase etc. 4
0.775%) rent _45 in 147
reduction (Interest rate ©XPENSes
Downtime, ;- Decir:ase 5 Assumption: -89
0.80%)
_e;;s rent  expenses
= revision 495
J . . .
0
2020.11 2021.5 2021.11
(FP18) (FP19) (FP20)
(Actual) (Forecast) (Forecast)
[A)

L

Page 9 is an analysis for this period and the next period, ending in May and November this year,
respectively. DPU for this period to May is expected to drop by 267 yen from the last period and will
record at 9,280 yen. We are factoring in the drop in sales-linked rent from hotels and debt cost
increase. Debt cost increase is actually a buffer. For the next period to November, although down
time and temporary rent reduction will be reversed, we will experience new property tax burden. We
continue to assume higher debt cost as a buffer, again. As a result, DPU is estimated to be 9,300 yen,
which is 20 yen higher than this period.

Please move on to slide 12.




2. Financial Results-Forecasts

Performance by Key Indicators ~

Solid Performance with Improvement in Key Indicators
Even Though DPUs are Forecasted to Decrease Due to COVID-19 "~

10

» Both DPU and NAV per unit for FP18 ended Nov. 2020 saw increase thanks to growth in revenue and profit even under

COVID-19 impact

» Continuously achieved robust internal growth driven by rent increase at office as well as lengthened average maturity
and lowered interest rate of debt

Financial Result (FP18 ended Nov. 2020)

Operating revenue

(Gain on sale of real estate)

Profit
DPU (Note 1)
NAV per unit

(Note 1) Includes distributions in excess of earnings of ¥33

Internal Growth in Office
(FP18 ended Nov. 2020)

Ratio of area

with increased rent 54%
Increased ¥91mn
amount

Increase rate 22.0%
Average rent ¥21.8k
Rent gap -8%

¥15.1bn +¥0.1bn
(¥0.0bn) (-¥0.1bn)
¥7.4bn +¥0.0bn
¥9,547 +¥39
¥462,945 +¥2,567

vs. Previous
period

-30pt
-¥91mn
+6.7pt
+¥0.2k

+2.6pt

vs. Previous
period

Operating revenue

(Gain on sale of real estate)

Profit

DPU

Properties Under Management

(End of Nov. 2020)

Number of
properties

AUM

Core asset
ratio (UR+TO)

Appraisal value

Unrealized gain

44

¥509.2bn

79.7%

¥606.9bn

¥101.3bn

vs. End of
May 2020

+¥1.3bn

+¥2.0bn

(Note 2) Figures for “Internal Growth in Office” are calculated based on all offices of Tokyo Office properties and Activia Account properties.
Increased amount refers to the amount of the total difference before and after rent revision (at contract renewal or tenant replacement) adjusted to the period covered.

¥14.9bn

)

¥7.2bn
¥9,280

Debt finance
(As of Jan 15, 2021)

Interest-bearing
debts

LTV

(book value)

Avg. remaining
years to maturity
Avg. interest
rate

Commitment
line

¥244 .4bn
46.5%
4.5years
0.53%

¥21.0bn

¥15.3bn
)
¥7.2bn
¥9,300

vs. End of
May 2020

+¥0.0bn
+0pt
+0.2years

-0.02pt

10
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Rent gap
3. Internal Growth (overall TO)
. . Healthy Progress in Rent Revision, -6%
Status Of TOkYO Office Propertles ~ Tenant Replacement Internal Growth at Record High ~ 12

1. Rent revision status

v Posted record-high for rent increase rate for FP18 ended Nov. 2020
thanks to lease renewals with major tenants despite COVID-19 crisis

n Area Area subject to - -
(up) e eveon | Flexible approach at rent reviews

R w0 :

0 38,220 I Step-up rent (image) |Advantage for tenants

70% fsubo A v Avoid sharp rent rise

Rent Executed rent
61% increases in

several phases Advantage for lessor

v’ Stable growth of DPU

6,342 4,534 tsubo
tsubo 5,261
3,262 tsubo 3,317 tsubo
tsubo 2,089 || 779 teubo 19 tenants
tsubo - to renew lease
e with rent increase
-17 tsubo -11 tsubo Before ferm in FP19 ending
Increased amougt +¥23.0mn  +¥47.1mn +¥99.5mn  +¥109.5mn +¥52.8mn Rent gap o | v AvhveEr EReEr May 2021 and
per perio
Increaseratio  +5.2% +9.1% +12.0%  +17.1%  +20.9% | ~11% “7% beyond
2018.11 2019.5 2019.11 2020.5 2020.11 2021.5 2021.11 Trend in gap between
FP14 FP15 FP16 FP17 FP18 FP19 FP20 contracted I‘ent Vs mal‘ket
2. Te_nant replacement _Status . . . . v Secured high level of rent thanks to
v" Aim at further growth in rent increase with having achieved a record high competitiveness of our properties
contracted rent amount in renewed lease for FP19 ending May 2021 (¥/per month per tsubo)
m!ncreased Decreased 30K +9.7% +8.1%
rent amount " rent amount +9.9% o b
(Note) Average increase rate +19.9% ° +4.4%
28k
Area subject [}
+29.1% to tenant +1.3% -0.4%
million replacement 26k L) -
+17.1% 2,401 tsubo .
+13.7% Rent in place
+7.4% Rent gap
140 24k
¥-0.3mn ¥-0.1mn
Fixed-term 100% 100% 100% 86% 100% 22k
contract
(Based on number of 2018.11 2019.5 2019.11 2020.5 2020.11 2021.5 Avg. contract 2018.11 2019.5 2019.11 2020.5 2020.11 2021.5
contracts) FP14 FP15 FP16 FP17 FP18 FP19 9:

2.5yrs 4.0yrs  3.2yrs  3.5yrs  2.9yrs 3.1yrs
(Note) Based on contracts concluded by Dec. 2020, indicated in a red frame is progress after forecast announcement term

From page 12, I would like to report about business conditions and outlook. First of all on this page,
let’s take a look at rent revision and tenant replacement in our Tokyo Office properties.

The rent revision for the last period ended in November 2020 resulted in 20.9% increase on 2,089
tsubo of space. 2,089 tsubo is equivalent to 70% to the areas subject to rent revision for the period.
This ratio was lower than the previous period, as we experienced some difficulty in contacting our
tenant earlier part of the period. However, the increase ratio achieved was all-time high. Amid the
general recent concern about office market, we are continuing steady internal growth, led by jump in
Shinagawa & Gotanda area.

Next, moving into the bottom half of the slide to talk about tenant replacement.

Although the achievement for the last period ended in November 2020 was relatively small, we are
now observing a quite speedy tenant replacement in this period ending in May 2021. So far, we have
already achieved tenant replacements equivalent to 40.2 million per period rent growth. We still need
to work on nearly 2,400 tsubo of space. But this subject area, rent gap is 14% and since we have
already factored in down-time-related budget, we are planning to execute rent growth at tenant
replacement as much as we can.

On the right bottom, there is an illustration of contracted rent and market rent. Although the overall
contracted rent level is falling from pre-COVID days, for this period to May 2021, we are still

making new contracts above the market level, meaning API’s TO properties are generally healthy.

Moving to next page




3. Internal Growth

Recorded a Highest Rent Increase at Tenant Replacement

Status of Activia Account Offices ~ and Upward Revision Progresses for FP19 and Beyond ~ 13

1. Rent revision status
v’ Ratio of area with increased rent settled at 11% for FP18 due to limited opportunities
of negotiation during crisis
v For FP19 ending May 2021 and beyond, rent growth by upward revision

progresses thanks to improved tenant sentiment
GLA

Area Area subject to 20,786
(up) rent revision tsubo
B Area Ratio of(ajrea rﬂth 80%
(down) increased ren
5,707
60% tsubo
3,612
29% 34% tsubo
4,009 11%
2,835 ELED 891
tsubo tsubo
1,494 [ﬁ254 270
595 tsubo tsubo tsubo
tsubo | ] | —
-97 tsubo
Increased amount  +¥1.6mn  +¥5.9mn +¥19.4mn +¥29.3mn +¥2.0mn Rent gap
per period - ) -139
Increase ratio +3.9% +5.2% +9.7% +8.6% +11.6% 20% 13%
2018.11 2019.5 2019.11 2020.5 2020.11 2021.5 2021.11
FP14 FP15 FP16 FP17 FP18 FP19 FP20

2. Tenant replacement status
v Rent increase and increase ratio in FP18 saw record high thanks to tenant

replacement in approx. 1,000 tsubo o Under
+30.5% i
Increased amount °© Iete_is_lpg
(Note) Average increase rate activities
Area subject

to tenant

" replacement
+19.39% ) +22.6% ¥30.1 eplacemear
£20.6% +21.5% million
Rent gap
¥0.3mn -22%
Ratio of fixed- o )
term contract 17% 25% 14% 33% 57%
(Based on number of
contracts) 2018.11 2019.5 2019.11 2020.5 2020.11 2021.5
FP14 FP15 FP16 FP17 FP18 FP19

(Note) Based on contracts concluded by Dec. 2020, indicated in a red frame is progress after forecast announcement

Offices of Activia Account
enhancing its presence

v Rate of AA offices in overall offices achieving rent
growth is on rise since FP16 ended Nov. 2019

. Rent At
(¥mn/period) growth atMEEE (oo g ==em= AA office ratio

50 repincement 165N 20%
40 35% 409
]
2 °. 30%
20 \. o 20%
10 10%
0 - = B -

2018.5 2018.11 2019.5 2019.11 2020.5 2020.11

Trend in gap with contracted rent

v Achieved also in AA offices a rent higher than
market
(¥/per month per tsubo)
20k
+11.8% +10.6%
Py °

+2.8%

18k +8.0%

+7.4% o ®
°

16k

Rent in place
14k

12k
2018.11 2019.5 2019.11 2020.5 2020.11
term 2.6years 2.2years  2.3years 2.3years 2.3years

Avg. contract

Allow me to move on to Activia Account offices. During the last period that ended in November
2020, we could not conduct a sufficient level of rent negotiation because of COVID-19 crisis. For
only 254 tsubo out of 2,313 subject to rent revision, tenants agreed to be repriced at higher level,
meaning the ratio of rent increase to the subject area sharply dropped to 11%. However, the situation
for this and next periods are getting to be better with agreements already made with 891 tsubo for this
period and 270 tsubo for the next period. We are seeing a good progress on our internal growth,

particularly in Osaka, where we tend to have a larger rent gap.

The bottom half of the slide is the situation of tenant replacement. For the last period ended in
November 2020, we achieved 30.5% or 30.1 million yen per period rent increase, greatly thanks to

tenant reshuffles at Umeda Gate Tower.

Chart on the right top shows how much AA office is contributing to our overall office internal growth.
I would like to draw your attention to the red line chart, which is the market share trend of AA office,
compared to the entire office internal growth. For the last period ended in November, the figure was

35%, indicating AA office is now enhancing its presence.

Right bottom is the gap between contract rent and market rent. Just like TO, AA office is also
showing the contracted rent being higher than the market rent level.

Please move on to the next page.
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3. Internal Growth

Tenant Replacement Status

., Rejuvenation of Tenants Accelerates in API's Offices Even
for Post COVID-19 Backed by Sustainable Trust to API

14

1. Moved-in & moved-out

tenant analysis

| Moved-in

Moved-out

v Reasons for move-in reflect recent

trend in relocation such as to a better

place or within the same area

v’ Led by service sector incl.
consulting farms, IT
companies follow backed by

v Departures are primarily related to cost reduction and office

consolidation and only few are related to work-from-home

v’ Service sector incl. ad and temporary staffing agencies stands out

Location | NN DX trend Finance,
Finance, ; restaurant & Other Service
Area extension within truction, SerV|qe _ _ bar, etc.
building of existing tenant g?c"_s ruesen Ozzhjl’ (constultmg, WO;I;;:’SI’T] Cost Telecom 14% (SAtg%ftaegqe%?;ggy
0, '’
Area size ? goco./) related reduction Real >4 etc.)
Wholesale M d-i 0 22 31% esfaate 31%
Specification manufacturer ove n Office 5% Moved'out
(incl. building age) (20 tenants) ; |
10% Other consolidation Apparel (42 tenants)
Landmark effgct o 21% » . 7%
of location eEte:t‘e T 2% V\r’]%rnlﬁgrr?:: B Wholesale
0,
other 20% 20% related 17% man;flaéoturer
71%

(Note) Based on number of contract

(Note) Based on number of contract
for June 2020 and beyond

for June 2020 and beyond

(Note) Based on number of responses, multiple responses allowed (Note) Based on number of contract

for June 2020 and beyond

2. Replacement examples

3. Examples of tenants recently arrived

A-PLACE Ebisu Minami A spacious feature located at west | TO-18 | Ebisu Prime Square
side of and at 4-min. walk from train Smaregi, mnc (Code: 4431, listed on TSE Mothers
_Rent Avg.DT| station . /Inc. i Feb. 2019)
increase 1.1 All of newly contracted leases are A DX company offering a cloud POS system for
+26%  months from within Ebisu area (relocation or restaurants & bars and distributers
area expansion within same Relocated from within Ebisu area for area
5 blocks building) expansion, tenant utilizes the space as a
All blocks are scheduled to be sophisticated office equipped with a showroom
958 tsubo leased out
A standard floor of 260 tsubo, which is.
A DT rare in Umeda DAIKYO incorporateD
. Rent vg. *  After the major tenant (Yammer) One of major real estate developer known for
Increase +1.0 partial cancellation and subsequent Lions Mansion
+33%  month %ch:ﬁsuérlseigzgg' tenant mix is now Its Osaka branch decided to add one floor
lock _0 X within this building in August 2020. The
4 blocks Aiming for rent growth at tenant branch has occupied over 10 years
775 tsubo replacement in two blocks which will A

be vacated shortly

Taking this opportunity, I would like to discuss further about recent tenant replacement situation. For
the top half of the slide, we are making some analysis about the reasons for their departures and
arrivals, as well as business nature of these companies.

The biggest reason quoted by the arriving tenants was the location. We believe that this was a
reflection of tenant recognition that API’s properties are located in the prime area. The pie chart
analyzes business nature of arriving tenants. Although we do not necessarily have a certain
concentration toward one particular sector, we see strong demand from service sector, such as
consulting, IT where their business is on the uptrend and real estate.

Moving on the right-hand side and let’s take a close look at departing tenants. Work-from-home
related reason was pretty limited and major reasons for the departures were cost reduction as well as
office consolidation. For the sector breakdown, we lost some service industry tenants such as
advertisement agencies and temporary staff agencies. They have been significantly hit from COVID-
19 crisis. IT industry, which is known to be the symbol of the greater Shibuya area, also left us. But
the departure was only limited to 17%.

Next, on the lower left side, we would like to introduce examples of replacement in individual
properties. At A-PLACE Ebisu Minami, we needed to work on nearly 1,000 tsubo of the space. But
due to the demand in the area, we could lease up all the blocks under favorable conditions allowing a
rent increase of 26% and downtime of only 1.1 months.

Taking advantage of the competitiveness of the rare large-scale property in the Umeda area, Umeda
Gate Tower has achieved a rent increase of 33% with a downtime of 1.0 month. There are two more
blocks left to be filled at Umeda Gate Tower. We plan to make additional internal growth for this
remaining blocks.

Please proceed to page 16.
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3.

Status of Retail Tenants -~ Tenants Have Already Started to Prepare for Post COVID-19 ~

Internal Growth

16

1

(Tokyu Plaza Omotesando Harajuku -
. Sales trend " pecks Tokyo Beach)

v Except for inbound tourists, the traffic is returning. However,

tenant turnover has not yet fully recovered as the consumers are
not yet really circulating across variety of retail facilities

80%

Tokyu Plaza Omotesando Harajuku

2. Actual cases of rent increase

v Diversified tenant demands are opportunities for API
v We will continue to pursue internal growth in properties on
good location especially in street-level stores

Rent increased +57%

——®—— DECKS Tokyo Beach

60%

= o—— .
0, L

40% o ./
20% /

L)
0%

20.5 20.6 20.7 20.8 20.9 20.10 20.11 20.12

| Lease structures & features

I Diversified expiry dates

v Contract terms are diversified
though the contract renewal with
a major tenant comes soon 62%

Lease contract
already renewed
for 5,700 tsubo in

25% | Hotel in Sapporo 43,044

. tsubo

3% 6% 1% 2%
17,352
2,277 tBUBb 3,917 1,021 1,450
tsubo tsubo tsubo tsubo

2022.11
(FP22)

2021.5
(FP19)

2021.11
(FP20)

2022.5
(FP21)

2023.5
(FP23)

2023.11
(FP24)
and beyond

(Note) Percentages on the bar are based on the GLA

I Fixed-term ratio
v Realized long-term
stable operation by
fixing lease terms

(Note) Based on the total fixed rents in
commercial properties of URRAA

EDGE

Shinsaibashi

Qplaza
Shinsaibashi

at tenant replacement
in the street-level store
(246 tsubo - 1 block)

o |z

Opened in
Nov. 2020

v This tenant highly appreciated
this very visible & sizable block,
which is located at the street-
corner of Midosuji Street and is

OPA

PUMA -

Daimaru
south building

o |

suitable for the showroom function
in order to improve the brand
awareness. The background of
this evaluation is derived from

Apple

Store +

PRADA

* DOLCE &

Midosuji

reactivation of Shinsaibashi
area, thanks to Daimaru
reopening and many refurbished
brand shops

GABBANA

5
{Midosuji »

Dotombori
QSombori. Ebisubashi

I Appraisal value
v Rent level exceeded the
value estimated at
property acquisition
¥20bn = ¥21.3bn
(End of May 2020) (End of Nov. 2020)

Blocks for

v

restaurants & bars

This tenant highly appreciated the
location in front of a station with

- high customer-drawing power
of Tokyo (.)fflce v Rent increase achieved despite
properties amid pandemic thanks to a

Rent increased +20%

at lease renewal

(55 tsubo - 1 block)

proactive approach including
having switched to a fixed-term
contract at the previous lease
renewal and introduced step-up
rent

Now, I would like to talk about retail tenant situation on page 16 and 17.

First, the operating status of Tokyu Plaza Omotesando Harajuku and DECKS Tokyo Beach are
showing on left top. Overall tenant sales for both properties have recovered to about 60% of the
previous year level. Some tenants have continuously posted sales exceeding the previous year due to
their outstanding customer attraction and product capabilities, and we have the impression that the
number of non-inbound customers has returned considerably. However, unlike pre-COVID days, the
consumers are not yet really circulating across variety of retail facilities when they shop. This is
probably the reason why many retail sales have not yet returned to the original level.

On the right side, we would like to explain examples of rent increase. At EDGE Shinsaibashi, we
signed a contract with a new tenant at rent level 57% higher than the previous tenant, which is going
to depart as the fixed- term lease had expired. The new contract was signed during the last period

ended in November 2020.

Alongside with Midosuji Street, starting with the renewal of the Daimaru Main Building in
September 2019, the largest Louis Vuitton shop in Japan opened up in February 2020, and Parco
opened in November, and the brand power and attention of the area has been rising. Among this
environment, this new tenant, having a need for a showroom for branding, highly evaluated the high
visibility and large area of over 200 tsubo. This led to the replacement of the tenant this time. In
addition, through this replacement, the appraisal value of the property increased by 1.3 billion yen
from the end of the previous period, leading to an improvement in NAV.

The lower half of the slide is an example of the restaurants & bars area of the Tokyo Office. The
contract was renewed in the midst of the COVID-19 crisis. But as a result of the high evaluation
from the tenants at the location being in front of the train station, thanks to a proactive approach
including having switched to a fixed-term contract at the previous lease renewal and introduced step-
up rent, we have achieved a 20% increase in rent. Going forward, we will continue to pursue internal
growth through replacement with increased rent at favorable locations, especially ones at the street

side.

Please go to next page
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3. Internal Growth

Status of Hotels

More Time Is Needed to Return to Normal Operation ~
Post-COVID Recovery in Demand and Growth Are Expected

17

1. Overview of hotels

Property

Tokyu Plaza
Akasaka

8
A-FLAG SAPPORO

U -
Kobe Kyu Kyoryuchi
2

Hotel Akasaka Excel Hotel
Tokyu

Sapporo Tokyu
REI Hotel

Oriental Hotel

Tokyu Hotels

Tokyu Hotels

Plan-Do-See

575

116

Recovery in
business needs incl.
international events
and business travels
is expected

Operation
status

Recovery slowed
down after a
rebound in
infection in the city.
Recovery in
domestic tourists
is expected

Number of weddings
is on uptrend backed
by the reliability of the
hotel.

Accommodation
segment saw a
recovery to 2020

2. KPIs
I Room occupancy

Avg. of FP18
ended Nov. 2020: 24%

87% 779%

s 2 30%
20% 19% 23% <

6% 40

Dec. Jan. Feb. Mar. Apr. May | Jun. Jul. Aug. Sep. Oct. Nov.

17th Period ended 18th Period ended
020
(Note) Average of 3 hotels

| sales-linked rent

I RevPAR

Avg. of FP18
ended Nov. 2020: 27%
93% _101%
Ul
/4%
36% 37%
26%
3% 189 23% -
, 18% _e—e

13% p
o_ 7% 6% 0"

Dec. Jan. Feb. Mar. Apr. May | Jun. Jul. Aug. Sep. Oct. Nov.

17th Period ended 18th Period ended
Nov. 2020

(Note) Average of 3 hotels, Y-on-Y

v Due to the staggered timing to recognize sales-linked rent as revenue,
COVID-19 impact will be significant in performance of FP19 ending

May 2021 and beyond
257.8

(in millions of yen)

185.6

60.8

We
assume zero
sales-linked rent

performance level
thanks to the 2019.11 2020.5 2020.11 2021.5 2021.11

improvement in ADR (FP16) (FP17) (FP18) (FP19) (FP20)

/ (Forecast) / (Forecast)

Akasaka-
3. Contracts Sapporo 2020.11 (FP13)| ! ||
v Discussion on contract renewal with the operator for Tokyu Plaza Kobe -
Akasaka is ongoing. We will disclose related information after 2020 2021

conclusion of a new contract

Akasaka | Current [Under negotiation
Sapporo | Current Contract renewed (Already signed

Kobe Current contract

| 1
Oct. 2021 Mar. 2027

e

Next, I would like to talk about situation on hotels.
The operation status and outlook of each hotel are listed in the middle of the page.

Akasaka and Sapporo hotel recovery has been rather weak. Akasaka expects a recovery in business
demand such as international events and business trips, and Sapporo expects an increase in domestic
tourists after the spread of infection will have subsided. On the other hand, Kobe has seen a
remarkable recovery supported by the strong competitiveness, with its ADR significantly exceeding
the previous year, partly due to the effect of excursion demand within Hyogo prefecture. The
temporary rent reduction has already been implemented at all three hotels and has already been
incorporated into the financial results or earnings forecast.

Next, I will explain the sales-linked rent in the middle row on the right side.

In the period ended in November 2020, despite the impact of COVID-19 in the latter half of the sales
base period, the operators paid us sales-linked rent of 185.6 million yen for the two hotels in Akasaka
and Sapporo. It is assumed that sales-linked rent will not be generated in this period ending May 2021
and beyond.

Finally, please have a look at #3, which shows the contract situation with each hotel operators.
Current contract in Akasaka will expire in October this year. We are in negotiation with Tokyu
Hotels to conclude a re-contract. Since this tenant is one of the top 10 tenants in the leased area, we
plan to disclose the results of the negotiation after signing the new agreement.

Please see the next page.
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4. External Growth

Asset Replacement Strategy

~ No Change in Principal Philosophy ~ 18

> Asset replacement is continuously positioned as our principal policy for external growth. Asset to be disposed will be selected by the
following criteria; @Profitability @Building age ®Competitiveness

> Assets to be acquired will be carefully selected in terms of growth potential. We are targeting to acquire offices in the south of JR

Yamanote Line. In particular, those in

Disposition policy

|

@Profitability |

Properties with relatively low yield and limited upside potential

p» v Contribution to DPU thanks
to asset replacement
(NOI yield after
depreciation: 3.1%<2.5%)
v Upside potential when rent
gap closes
v Increase in unrealized gain

Replaced
During FP

Ended §
\May zozo/ §
i S

@Building age

Properties requiring a large amount of cash in future for
maintenance expenses and capital expenditure, etc.

v' Tokyo Kikai Honsha Building which had been
suffering lowered competitiveness due to age

Disposed . . :
Durfng FP deterioration was disposed. We now own
Ended the land interest only

May 2014 v Not just avoiding the risk, we obtained the
priority negotiation right once this
[ building gets redeveloped

(®Competitiveness

Properties with a risk of significant rent decrease, long-term
vacancy, etc.

v Acquired a recently-build
property in the greater
Shibuya area developed
by Sponsor

v Gain on sale of property

1 "w'»: was split over two periods

and Shinagawa-Gotanda area are the principal candidates

Acquisition policy

v Southern area of JR Yamanote Line is known to be close proximity
to the residential districts. Yamanote Line is known to be linking
major stations in Tokyo

kano

rd Shinjuku Ward é
Chiyoda Ward ARihabara

Shinjuku @ Yotsuya

O Akasaka
Mitsuke
Shibuga B 1. ‘Tokyo
\F: " Gaienmae, o y
Harajuku OOmotesando Chuo
1 Ward
Shlbuva Minato Ward Shinbashi
Hamamatsucho
Ebisu
Meguro
Ward
Meguro Q)

(Note) Numbers refer to asset
numbers in Tokyo Office properties

Pages 18 and 19 are the explanation of our external growth.

Regarding the external growth strategy, the principal philosophy has not changed. We will continue
asset replacement with the aim of improving portfolio quality. We do not assume a specific category
for disposition, but we are going to pick up properties from the following three criteria, such as
profitability, building age, and competitiveness. For the acquisition side, from the perspective of
expanding internal growth potential, we will make careful selection from office buildings in the
southern area of the Yamanote Line, with a particular focus on the Greater Shibuya area and

Shinagawa / Gotanda area.

18



4. External Growth

Sponsor Support ~ Aiming for External Growth through a More Developed Approach ~

19

» Continuing external growth adapting to market environment by utilizing the “asset-recycling model” in

addition to “fund-recycling model”

> Aiming for maximization of unitholder value with taking full advantage of the collaboration with Sponsor along

with enhancing corporate governance

1. External growth supported by Sponsor

v' Extend to the “asset-recycling model” to ensure asset
replacement between API and Sponsor in addition to “fund-
recycling model”

Sponsor

Fund-recycling model

Developmen Asset

|

Asset-recycling model

Note
Property Funds

‘ Asset Alternative
replacement property

2. Variety of support from Sponsor

Acquisition by source

Third party
¥71.1bn
L e

Warehousing

Since IPO

Sponsor support
81%

¥32.2bn (Total)
Held by ¥364.6bn Developed
Sponsor by Sponsor
¥124.2 ¥137.3bn

Property
management
v Internal growth

support

© TOKYU LAND GORPORATION
TOKYU COMMUNITY CORP.

)

& TOKYU LAND SCMANAGEMENT CORPORATION

v Additional unit
acquisition conducted
during FP18 ended
Nov. 2020

10.5%

Co-ownership of
properties

v Enforce “same-boat
investment principle”

Tokyu Plaza
Omotesando Harajuku
UR-15| DECKS Tokyo Beach

Provide human
capital

v Solid foundation of human
capital with expertise in
office and retail asset
management

39/100 officers & employees
A

Now I would like to talk about the sponsor support in external growth.

First, please take a look at the description on the left. “Expanding the applicable area of the cyclical
reinvestment business” is one of the sponsor's growth strategies, and the sponsor is supporting the
external growth of the REITs by the expansion of associated assets as a group. Activia is expanding
its territory not only to the “fund-recycling model” in which we raise funds and acquire sponsor
properties, which we have been working on since our IPO, but also to the “asset-recycling model”
through asset replacement with the sponsor company. At API, DPU-based ratio in the management
fee structure has been raised and maintaining and improving portfolio quality through asset
replacement is becoming more important for sponsor groups as well. By deepening this initiative,

Activia will continue to grow externally according to the market environment and improve unitholder

value.

In addition, the right side shows the utilization status of sponsor support by the REIT. Activia has
utilized a wide range of sponsor support, including property acquisition support. Going forward, we
will continue to improve and enhance the governance system through the method of sharing profits
between unitholders and sponsors by holding investment units and sharing properties, and the
management fee system based on performance, and make maximum use of sponsor support.

By doing so, we aim to continue to maximize the unitholders value.

Please see the next page.
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5. Finance-ESG

Stable Financial Management ~ LTv Management and Continuous Reduction of Debt Cost ~ 20

1. Trend in LTV

v LTV at the end of the FP18 ended Nov. 2020 was 46.5% (appraisal LTV was 39.0%), being controlled within the guidance range
of 40% to 50%

0
50% 47.7% —e—LTV Appraisal LTV -
45.5% ° o
'—0\ " —
® ® 46.5% 39.0%
41.6%

40% 39.1% 39.0% Acquisition Rating
38.2% capacity (JCR)

¥36.60n || AAstbe

' ' ' ' *at LTV 50% urchased by
2016.11 2017.5 2017.11 2018.5 2018.11 2019.5 2019.11 2020.5 2020.11 Bank of Japan

FP10 FP11 FP12 FP13 FP14 FP15 FP16 FP17 FP18

2. Trends in average period remaining to maturity and average interest rate
v Lowered average interest rate while maintaining average remaining period to maturity. We will

continue to work for debt cost reduction Avg. years ) Avg. _ Fixed
0 B rosining to Avg. interest interest interest
0.67% mamtyg rate rate rate ratio

0.55% 0.56%

4.4
4.1 4.1

2016.11 2017.5 2017.11 2018.5 2018.11 2019.5 2019.11 2020.5  2020.11
FP10 FP11 FP12 FP13 FP14 FP15 FP16 FP17 FP18 2021.1.15 A

0.53%

Avg.

remaining ]
4.5 period to borrowing
years maturity ratio

Pages 20 and 21 are about the financial situation.

First of all, regarding LTV, as of the end of November 2020, the actual LTV was 46.5%, the same
level to the preceding period. Appraisal LTV was 39.0%. The acquisition capacity up to 50% LTV,
which is the upper limit of the assumed range, is 36.6 billion yen. JCR rating is AA with stable
outlook. We are, therefore, one of the target REITs to be purchased by the Bank of Japan.

As you can see at the bottom half of the page, we continue to work on lowering the average interest
rate while maintaining the average remaining years to maturity at around 4.5 years, and as of today,
the average remaining years is just at 4.5 years and the average interest cost is 0.53%.
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5. Finance-ESG

Solid Financial Formation ~ piversified Lender Formation and Well-balanced Maturity Ladder ~ 21

1. Refinance results, etc. 2. List of lenders
v Maturity extended and interest rate lowered as thanks to

v Diversified loan amounts and lenders
the 4th and 5th refinance results as highlighted below Y :

(Before) (After) = Sumitomo Mitsui Trust Bank
Amount B MUFG Bank
Duration TiEEIESE Duration Inﬁ:tr:st = Mizuho Bank
® Sumitomo Mitsui Banking Corporation
1. Oct. 2020* ¥4.0bn 0.8yrs 0.17% m Development Bank of Japan
10.0yrs 0.51% = Mizuho Trust & Banking
2. n * ¥0.48bn 0.6yrs 0.32% ® Resona Bank
® The Norinchukin Bank
3. Nov. 2020 ¥1.52bn 0.6yrs 0.32% 1.0yr 0.22% lThg B_ank of Fukuoka
4. Dec. 2020 ¥5.3bn 7.0yrs 1.08% 9.0yrs 0.45% ® Shinkin Central Bank
¥244.4 ® The 77 Bank
5. Jan. 2021 ¥6.7bn 7.0yrs 1.08% 9.0yrs 0.46% . - The Gunma Bank
billion m Nippon Life Insurance Company
G @ ¥5.0bn 1.0yrs 0.17% 7.5yrs 0.28% Sumitomo Mitsui Insurance Company
m Taiyo Life Insurance Company
Total /Ave, | ¥23bn | s 0.66% | B3ys  0.4iw ® THE NISHI-NIPPON CITY BANK

Tokyo Marine & Nichido Fire Insurance
® The Bank of Kyoto
Investment Corporation Bonds

+4.3yrs -0.24pt

* Refinanced by the 12th Investment Corporation Bond (¥4.5bn)
3. Maturity ladder

v Diversified maturity periods in preparation for refinancing and reestablished commitment line (¥21bn) for potential
(vbn) refinancing risk

20 Borrowings M Investment 1z Refinance

Egrn%%ranon - Commitment line 4+ | Creditline
. I ¥21bn ¥12bn
5.0

i3,
-
10 o
| 1
17.5 17.1 ]
15.3 15.4 1
13.8 14.1 14.5 14.0 135 14.1 R i
5 12.0 12.0 12.0 1.0 & 124
15.0) : :
[}
- B [ - 5
0.5 17 e 1 0] 1 0]
2021.5 2021.11 2022.5 2022.11 2023.5 2023.11 2024.5 2024.11 2025.5 2025.11 2026.5 2026.11 2027.5 2027.11 2028.5 2028.11 2029.5 2029.11 2030.5 2030.11 2032.5 2038.5

Next, page 21 is showing the results of refinancing after the end of the last period that ended in
November. Through the refinancing last year December and January this year, we both extended the
average remaining years and reduced the average interest rate.

Right-hand size is a list of our lenders. Currently, we have borrowed a total of 244.4 billion yen from
18 companies, and under a solid bank formation, we will continue to maintain stable financial
management through smooth communication.

Finally, the maturity ladder.

In addition to ensuring that the repayment amount is not skewed depending on the repayment time,
we have set a commitment line of 21 billion yen with the three main banks in order to stay flexible.

Please see the next page.
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E (Environment)

API’'s Materiality (core issues) Related SDG targets (to 2030)

7.3 Double the global rate of improvement in energy efficiency

-+ Reducing environmental impact CE

and lifestyles in harmony with nature

12.5 Substantially reduce waste generation through prevention, reduction, recycling and reuse
(¢e) 12.8 Ensure that people everywhere have the relevant information and awareness for sustainable development

1. Green certification (s ofnov. 30, 2020)

GRESB Real Estate
A

+
nent

| Green-certified assets ‘

2. Environmental performance improvement
v" Continuous reduction of environmental impact through
PDCA cycle with Environmental Management System

4" 1" 66 % Environmental

= @ = ‘: a Management System
~
) . GFA based 56 % o
GRESB GRESHEB _ T
e R e calusion nd sruction perdomance
P forimprovement ZH|® Establish environmental

| pracice plan

<Global rating> <Disclosure> 6 properties S i

Number of properties y

5 stars for three Highest A rank for  green-certified

i assets @ Validation of environmental ® Execute plan
consecutive three 20205 2020.11 R ¢
years cons:;:us ve (FP17) (FP18) | el o brovde rainings

year: ® Patconertiveand preventn
CASBEE DBJ Green
e - BELS Assessment - e L.
Certification Building certification Energy CO2 Emission
Consumption
o
882 x k%% % 1 property 00 Mwh/m) (t-CO2/n)

DB Green Building
3 00000

0.096

: New 0.4 \ 0.092
8. 8. 8. @ Low-Carbon Small
and Medium-Sized 0-088
S(* %k *x %) 11 properties * % % % % 4 properties Model Building 0.22
A(k % % %) 13 properties * %k X 2 properties B 0.084 \
* X 4 properties | W=
= Al 1 propert
* property property 0.20 0.080
— 2015 2016 2017 2018 2019 2015 2016 2017 2018 2019
(FV) (GO

Pages 22 to 25 are about ESG.
First, I would like to introduce our E or environment-related initiatives.

Regarding GRESB, which we have been participating since 2014, the latest survey results were
announced in November last year, and we were awarded the highest five-star in the overall score
evaluation for the third consecutive year, and also awarded the highest A ranking in the disclosure
evaluation for the third consecutive year. In addition, we are actively trying to obtain environmental
certification evaluations for individual properties, and as of the end of November 2020, we have
obtained 28 certifications, an increase of 2 properties from the preceding period. 28 properties are
equivalent to about two-thirds of the total floor area we own.

In property management, we will aim to further improve performance by practicing the PDCA cycle
with an environmental management system.
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API’'s Materiality (core issues)

+ Human capital development

+ Contribution to local community

+ Health and well-being of tenants 123
- Supplier engagement CO

1. For local communities

Utilization of Regional Revitalization

Support Tax System by Asset Manager

v Donated to a fundraising program to support
medical staff in Hokkaido pref. where A-FLAG
Sapporo is located with aim to strengthen
relationship with the local community

Participation to cleanup campaign by
Asset Manager
v' Continuously participate to community
cleanups organized by a certified NPO “Green
Bird”
Distribute assembly kit made by
thinned wood in an owned property
v Distributed a musical instrument assembly kit
made by thinned wood in an owned property to
propose an opportunity to think about
sustainability

2. For employee of Asset Manager

Related SDG targets (to 2030)

11.3 Enhance inclusive and sustainable urbanization and capacity for participatory, integrated and sustainable
human settlement planning and management in all countries

12.8 Ensure that people everywhere have the relevant information and awareness for sustainable development
and lifestyles in harmony with nature

3. For investors

v' Conducted IR activities adapted to under COVID-19 crisis
such as teleconferences and webinars

v Proactively disseminate information to investors even
under uncertain market environment including participation to
panel discussions organized by securities companies

Organizer Seminar title
Sep. 1 Daiwa The future of office REITs post-COVID-19
Nov. 5 Daiwa The capital allocation of diversified REITs under With
COVID-19
Nov. 24 Mizuho REIT top management interview

4. For suppliers

v' Continue to endorse staggered work hours and work-
from-home to keep employee safe and healthy

v Introduced a series of communication tools such as Zoom

and Teams for training and meeting organ
adapt to diversifying working styles

ization in order to

v Enacted “Green Procurement Standards” in Sep. 2020 to
promote developed initiatives based on Sustainability
Policies in corporation with suppliers

v Provided ESG trainings to PM companies in order to make

contribution to ESG in PM operation

)

Next, page 23 is about S, or social contribution.

Section 1 introduces the use of the "Regional Revitalization Support Tax System" that was first
implemented by an asset management company in December last year in relation to the local
community. As a donation destination, we have selected the "Medical Worker Support Project"” in
Hokkaido, where A-FLAG SAPPORO is located. As a member of the local community, we will
continue to strengthen our relationships with the local community.

Section 3 introduces panel discussions sponsored by securities companies that we participated in the
period ended November 2020 in relation to investors. Although it was right in the middle of difficult
time in property management, we believe that it is our mission to reduce the concerns and anxieties
from investors because of such an uncertain market environment, and we strive to actively

disseminate and disclose information.

Please see the next page.
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G (Governance)

API's Materiality (core issues) Related SDG targets
12.8 By 2030, ensure that people everywhere have the relevant information and awareness for sustainable
development and lifestyles in harmony with nature

- Management framework
corresponding to multifaceted

social demand towards m . . N . ; . .
custainable society > 16.7 Ensure responsive, inclusive, participatory and representative decision-making at all levels
1. Organizational Structure 3. Appropriate decision-making process
of the AS_Set Management Com_p_a_ny_ v Property acquisition transaction with related-parties requires
v Newly established Corporate Management Division in Aug. resolution by the Compliance Committee to avoid conflicts of
2020 for the purpose of strengthening the structure of the interest, etc. which helps to protect the interests of unitholder value
management
Resolved with two-thirds majority
vote including the votes of the
m SRS Compliance Officer and all outside
v
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Carparate Broadia
Management mansgement
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2. Performance-based asset management fee
v API became the first J-REIT to introduce DPU-based
management fee structure
v Raised type II ratio effective from FP17 ended May 2020 in
order to strengthen incentives to maximize unitholder value

AM Fee type I AM Fee type II
asset based) (DPU / NOI based)
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Total assets at end of the DPU Resolved in unanimous vote of
f X all members present including
precec:(lng i NOI an outside expert
X
0.25%
g 0.00021%

0,
(Up to 0.3%) (Up to 0.00021%)

(Note) Total AM fee of type I and type II is up to total assets at end of each period x 0.5%

(>

Next, I would like to talk about G or governance.

#1 introduces the organizational changes of the asset management company that were implemented in
August last year. In addition to establishing the Corporate Management Division for the purpose of
strengthening the structure of the management, the new Human Resources Department was
established to strengthen the personnel functions and the IT function. We will continue to strive to
strengthen governance by sophisticating the asset management.
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Initiatives for ESG ~

Tenant Survey Conducted from June to July 2020 with Aim to Maintain
and Raise Property Value through Improvement in Their Satisfaction =~

25

» Tenant survey is conducted regularly since IPO as we believe that improvement in tenant satisfaction level leads to

higher property value

» The most recent survey results marked a significant improvement, and we aim at further satisfaction of tenants
3. Initiatives towards improvement in

1. Overall evaluation

v A preferable result with increase in “Very satisfied” and
decrease in “Somewhat unsatisfied - Unsatisfied”

Satisfaction score

ery Somewhat
satisfed unsatisfied-
29% unsatisfied
3%
FY2020
FY2017
FY2017 FY2020 16%

2. Evaluation by subject

v Improved from the previous survey in both physical and
service aspects

Physical aspect Service aspect
Cleanliness Building Building
Hardware  mOmm of building keeper ~ ™=O™= cleaning staff
77.0
75.1
742.)/0
74.0

FY2020 FY2017 FY2020

tenant satisfaction

Policy set after
previous survey

etc.) and cleanliness of building

— Cost-effective and environment-friendly measures are taken for requests

on physical aspect

- Most of requests from tenants are related to wet area (toilet, hand basin,

Physical aspect

| [ service aspect

Finish work and installation of

water Savmg toilets in W. C.-

Renovation

@ of elevators

Energy saving
-22%

Water saving
Urinals -66%:-toilets -47%

Policy for further
improvement

Training session for
cleaning staff

1

“ [ Against COVID-19

Disinfection, anti-virus
surface coating, etc. in

common space

- Implement PDCA cycle with continuously conducting surveys
- Provide response tailored to each property with aim to increase rate of

“very satisfied”

- Conduct works which contribute to both tenant satisfaction and
reduction in environmental impact

Page 25 is about the office tenant survey conducted in June last year.

Based on the belief that improving tenant satisfaction will lead to higher property value, we have
been conducting tenant surveys on a regular basis since our IPO in 2012.

Based on the previous survey that there were many requests for improvement related to water supply
and cleaning areas, we made efforts to improve physical aspects side as well as service aspect side
such as conducting training sessions for cleaning staff, and as a result, the satisfaction score greatly
increased in this survey. In addition, we believe that the overall level has been raised evenly, with
numerical improvements being confirmed in all of the itemized evaluations.

On the physical aspect side, we will continue to make improvements while combining construction
work that reduces the environmental impact, aiming to improve tenant satisfaction and, by doing so,

we want to improve property quality.

Please see the next page.
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1. Distribution of Unitholders by # of Unitholders and # of Units

End of Nov. 2020 (the 18th Period)

Individual,
other
Financial
institution

Securities
company

#of |
unit-  § Ratio
holders

[
units

6,904: 91.5%: 30,349

_ Foreign
institution,
other Securities
Other d 273 (3.6%) company
ther domestic
company /21 (0.3%)
168 (2.2%)
_Financial
institution

176 (2.3%)

By
Unitholder
7,542

Individual, other
6,904 (91.5%)

21 0.3%: 39,447

End of May 2020 (the 17th Period)

# of #of
Ratio unit- Ratio units Ratio
holders
3.9% 7,140; 92.0%: 31,188 4.0%
58.6% 175 2.3%:443,133: 57.5%
11.5% 167 2.2%: 81,154 10.5%
20.8% 252 3.2%:163,488: 21.2%
5.1% 24 0.3%: 52,261 6.8%
7,758: 100.0%:771,224: 100.0%
Securities
company
39 447 Individual,
Foreign ' other
.19
institution, © /")\ /30,349
other (3.9%)
160,534
(20.8%)
By
Investment
unit
771,224
Other
domestic Financial
company institution
88,744 452,150
(11.5%) (58.6%)

2. Top 10 Unitholders

Investment Ratio
(O/D)

Custody Bank of Japan, Ltd.
* (Trust accounts)

The Master Trust Bank of Japan, Ltd.
* (Trust accounts)

164,779 21.4%

124,293  16.1%

3. Tokyu Land Corporation 81,137 10.5%

The Nomura Trust and Banking Co,. Ltd

* (Investment accounts) 35472 4.6%

Custody Bank of Japan, Ltd.
* (Securities investment trust accounts)

6. Mizuho Securities Co., Ltd. 17,901 2.3%

7. SSBTC CLIENT OMNIBUS ACCOUNT 13,037 1.7%

3. Mitsubishi UFJ Morgan Stanley Securities 8,579 1.1%
Co., Ltd.

9. The Bank of New York 133970 8,311 1.1%

10. State Street Bank West Client Treaty 505234 8,304 1.1%

Total 483,843 62.7%

@! tivia

Finally, page 26 shows the status of investors as of the end of the last period. The number of
unitholders decreased by 216 from the previous fiscal period to 7,542 as a result of a decrease in
individuals and others.

Eight and a half years have passed since the listing, and with the support of many people, we were
able to successfully complete the settlement of accounts this time.

We believe that this is also thanks to everyone's continued support.

Regarding the situation of the COVID-19, the state of emergency has been issued again, and the
future remains uncertain. Activia will actively work on the internal growth of the office with an eye
on post COVID, and returning to the growth trajectory at an early stage, and strive for sustainable
growth.

This is the end of the presentation. Thank you for watching until the end.
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Disclaimer

This document is provided solely for informational purposes and should not be construed as an offer, solicitation or recommendation to buy or sell any specific
product including investment units. Any decisions making on investment absolutely rest on your own judgment and on your own responsibility.

This document is not a disclosure document or statement of financial performance required by the Financial Instruments and Exchange Act, the Act Concerning
Investment Trusts and Investment Corporations of Japan, the rules governing companies listed on the Tokyo Stock Exchange or any other applicable rules.

This document includes charts and data described by TLC REIT Management Inc. (hereinafter the “Asset Manager”) and refers to data, index and other information
provided by third parties in addition to information about Activia Properties Inc. (hereinafter the “Investment Corporation”). Also analyses, judgments and other
points of view of the Asset Manager under the present situation are included.

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

The figures included in this document may be different from the corresponding figures in other disclosure materials due to differences in rounding. Although the
information contained in this document is the best available at the time of its publication, no assurances can be given regarding the accuracy, certainty, validity or
fairness of this information. The content of this document can be modified or withdrawn without prior notice.

The Investment Corporation and the Asset Manager do not guarantee the accuracy of the data, indexes and other information provided by third parties.
The Investment Corporation’s actual performance may be materially different from results anticipated by forward-looking statements contained in this document.

Dates indicated in this document may not be business days.

Disclaimer for Dutch Investors

The units of the Investment Corporation are being marketed in the Netherlands under Section 1:13b of the Dutch Financial Supervision Act (Wet op het financieel
toezicht, or the “Wft”). In accordance with this provision, the Asset Manager has notified the Dutch Authority for the Financial Markets of its intention to offer these
units in the Netherlands. The units of the Investment Corporation will not, directly or indirectly, be offered, sold, transferred or delivered in the Netherlands, except
to or by individuals or entities that are qualified investors (gekwalificeerde beleggers) within the meaning of Article 1:1 of the Wft, and as a consequence neither
the Asset Manager nor the Investment Corporation is subject to the license requirement pursuant to the Wft. The Asset Manager is therefore solely subject to
limited ongoing regulatory requirements as referred to in Article 42 of the European Alternative Investment Fund Managers Directive (European Directive
2011/61/EU) (the “AIFMD").

Please visit the Investment Corporation’s home page (https://www.activia-reit.co.jp/en/) to access information provided under Article 23 of the AIFMD.
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