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Executive Summary /EON

The acquisition of an overseas property will be made for the first time as J-REIT through the
use of an overseas SPC scheme (Note 1),

Carefully selected investment in quality overseas properties with growth potential will
continue going forward, setting our sight on the market environment.

Acquisition of quality properties in Malaysia

e Acquire a highly competitive mall-type large-scale retail property of AEON CO. (M) BHD. with a business history of more
than 30 years for 215 million RM (6,028 million yen) (Note 2) (acquisition cost by the overseas SPC).

e Promote further diversification of the portfolio and investment areas.

Investment that will increase the profitability of the Investment Corporation

e Investment yield after tax will be 4.2% (Note 3), which is higher than 3.9%, the average NOI yield after depreciation of the
existing portfolio.

e The realization of future internal growth with CPI (consumer price index)-linked rents every three years is expected in
Malaysia, where the prospects for economic growth are promising.

e The hedging of the foreign exchange risk with a forward exchange contract, etc. is under consideration.

Financial strategy that takes into account distribution
e Mostly funds on hand will be used for acquisition to cover the period when income is not generated.

e Financial flexibility will be ensured through the partial borrowing of new loans.



Overview of the Scheme to Acquire Overseas Properties
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The first overseas property was acquired by using the declaration of trust scheme.
The second overseas property will be acquired by using an overseas SPC scheme for the first time as J-REIT.

Overseas SPC scheme (scheme for this acquisition)

Declaration of trust scheme (scheme for acquisition
that was completed in June 2014)
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http://www.iras.gov.sg/irasHome/uploadedFiles/Quick_Links/newsingaporemalaysiadta13feb2006.pdf
http://www.iras.gov.sg/irasHome/uploadedFiles/Quick_Links/newsingaporemalaysiadta13feb2006.pdf
http://www.iras.gov.sg/irasHome/uploadedFiles/Quick_Links/Singapore-Japan DTA (Ratified) (14 July 2010).pdf
http://www.iras.gov.sg/irasHome/uploadedFiles/Quick_Links/Singapore-Japan DTA (Ratified) (14 July 2010).pdf
http://www.iras.gov.sg/irasHome/uploadedFiles/Quick_Links/newsingaporemalaysiadta13feb2006.pdf
http://www.iras.gov.sg/irasHome/uploadedFiles/Quick_Links/newsingaporemalaysiadta13feb2006.pdf
http://www.iras.gov.sg/irasHome/uploadedFiles/Quick_Links/Singapore-Japan DTA (Ratified) (14 July 2010).pdf
http://www.iras.gov.sg/irasHome/uploadedFiles/Quick_Links/Singapore-Japan DTA (Ratified) (14 July 2010).pdf

Overview of the Overseas Property to Be Acquired /EON

Overview of the Property MAP
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Flow Leading Up to the Acquisition of the Overseas Property (Tentative)
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AEON REIT Investment Corporation will have a 100% stake in the overseas SPC by the end of April,2016.
Acquire the overseas property on a certain day after obtaining approval from the provincial government

upon concluding a property sales agreement between the overseas SPC and the seller.

Acquisition Schedule

=@ [ _ ® ®

mTwo Malaysians residing in
Malaysia established the
overseas SPC.

m AEON REIT Investment Corporation will
acquire 100% of the shares in the
overseas SPC.

m Apply for approval from the provincial
government after the overseas SPC
concludes a property sales agreement
with the seller.

m Underwrite the capital increase of
the overseas SPCNote 1),

m AEON CO. (M) BHD will hold a
general meeting of shareholders.

m Obtain approval on the conclusion

of a master lease agreement with
the overseas SPC.

m The overseas SPC will increase capital
(Note 2) on a certain day after obtaining
approval from the provincial
government, and AEON REIT
Investment Corporation will underwrite
the transfer.

m The overseas SPC will acquire the
overseas property.

Time SPC was established:
March 2016

JAMBATAN MANSEIBASHI
(M) Sdn Bhd

Equity

Two Malaysians
(Two individuals)

Time for paying amount equivalent
to the deposit: May 2016

JAMBATAN MANSEIBASHI
(M) Sdn Bhd

Equity

Overview of the master lease
agreement

e Fixed rent contract with a lease
period of 10 years

e In principle, the lease period cannot
be canceled.

e Rent will be adjusted every three
years after the lease contract is
concluded in tune with changes in
the consumer price index published
by the Department of Statistics
Malaysia (however, an adjustment
will not exceed 10% of the monthly
rent before adjustment).

e Net lease in which the rental
business expenses will be incurred
by the lessee.

Time for delivering the overseas
property: Undecided

JAMBATAN MANSEIBASHI
(M) Sdn. Bhd.

Asset Equity
(RM)

<



Relationship between the Fiscal Year of the Overseas SPC and the JEON
Settlement of Accounts of the Investment Corporation (Conceptual Diagram) me=2r=m

Assuming that the acquisition of the overseas property by the overseas SPC is completed in the 7th fiscal
period (ending July 2016) of the Investment Corporation, it will begin contributing to income of the
Investment Corporation from the 9th fiscal period (ending July 2017).

Although the overseas SPC has full-year accounting terms under the local laws, it is expected to pay

interim dividends (Note 1)
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Effect of Investment in the Overseas Property {E“EN-

If the overseas property is acquired through the overseas SPC, the investment yield after tax is expected to be 4.2%Note 1),

Estimated P/L on the SPC side (12 months)
MillionRM  Million yen Supplementary notes

Operating revenue (rental business 13 382
7,0 income) e The SPC in Malaysia performs accounting treatment in
g Operating income 13 378 accordance with the accounting standards of Malaysia
—y | Ordinary income 13 366 (corresponding to the IFRS).
< Income taxes (24%) 3 88 e The corporate tax rate in Malaysia is estimated to be 24% from
% Net income 9 278 2016.
S o _ e Based on the fair value model, depreciation in every fiscal year
~ Property acquisition price 215 6,028 is not recognized for accounting purposes, but the property will

Equity investment 239 6,704 be evaluated by the fair value based on real estate appraisal.

NOI yield of property(Note 2) 6.3%

Investment yield after tax 4.2%

Treatment of dividends Settlement method for the acquisition of shares in the SPC in Malaysia
# ® Dividends from shares in the SPC in B At the moment, funding to the SPC in Malaysia is planned to be made entirely in shares, but
(@) Malaysia are recognized as dividend funding partially by debt at the time of delivery is being considered.
p4 income in part of the operating revenue ® To fund the SPC in Malaysia, funds on hand will be appropriated, and there are plans to partially
P (assuming that dividends will be paid to implement new loans. The timing and currency hedging policy for each instance of funding are as
m i ividi follows.
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Notes {F-.:_-SN- .
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(Note 1) A scheme by which the Investment Corporation indirectly invests in overseas properties by establishing an overseas
real estate holding corporation (hereinafter the “overseas SPC") to invest in properties in a foreign country
(Malaysia) and hold shares, etc. issued by the overseas SPC. The same will apply hereinafter.

(Note 2) Malaysian Ringgit is written as “RM,” and RM is converted to the yen at an exchange rate of 1IRM= 28.04 yen (the
rate on April 22, 2016).

(Note 3) The investment yield after tax is calculated by dividing the estimated net income by the total equity investment.
The investment yield could change if we contribute to the SPC in Malaysia partly by debt at the time of delivery,
although at this time we plan to fund the SPC in Malaysia entirely in shares.

[Page 5]

(Note 1) The amount of capital increase is the amount obtained by adding expenses to an amount equivalent to 10% of the
estimated acquisition value of the overseas property.

(Note 2) The amount of capital increase is the remaining amount (equivalent to 90%) of the estimated acquisition value of
the overseas property.

[Page 6]

(Note 1) The fiscal year-end of the overseas SPC is the end of July every year. The midterm settlement of accounts is made
at the end of January every year, and interim dividends are planned to be paid.

(Note 2) As the the first year of operation of the overseas SPC will entail incorporation expenses, no dividends may be paid
to the Investment Corporation according to the time of acquisition of the overseas property.

[Page 7]

(Note 1) The investment yield after tax is calculated by dividing the estimated net income by the total equity investment.

(Note 2) The NOI yield of the property is calculated by dividing the net revenue stated in the real estate appraisal report by
the property acquisition price.
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Disclaimer

— These materials contain forward-looking statements with respect to the future business results, plans, and management targets and strategies of AEON REIT
Investment Corporation (AEON REIT). These forward-looking statements are based on assumptions made at the present time about future events and the
operating environment. There is no guarantee that these assumptions are correct. Various factors could cause actual future results to differ materially from those
expressed or implied by the forward-looking statements contained herein.

— While all reasonable measures have been taken to ensure that the information presented herein is correct, AEON REIT makes no assurance or guarantee as to the
accuracy or completeness of that information. The contents of the information may be changed or eliminated without notice.

— These materials include analyses, judgments and other views based on information currently available to AEON REIT and AEON Reit Management Co., Ltd. As
such, actual operating results may differ from these views. Furthermore, there are other views that differ from these, and AEON REIT and AEON Reit Management
Co., Ltd. may change these views in the future.

— These materials are provided for the sole purpose of presenting general information and explaining the management strategies of AEON REIT, and are not
intended as a solicitation to purchase AEON REIT’s investment units, nor to enter into any other financial instruments transaction agreement. When making
investments, investors are advised to use their own judgment and discretion.

Disclaimer for Dutch Investors

— The units of AEON REIT Investment Corporation (“AEON REIT”) 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, AEON Reit Management Co., Ltd. (the “AIFM”) has notified the Dutch Authority for
the Financial Markets of its intention to offer these units in the Netherlands. The units of AEON REIT 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 AIFM nor AEON REIT is subject to the license requirement pursuant to the Wft. Consequently, neither the AIFM nor AEON
REIT is subject to supervision of the Dutch Central Bank (De Nederlandsche Bank) or the Netherlands Authority for Financial Markets (Autoriteit Financiéle
Markten). The AIFM 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 AEON REIT’s home page (www.aeon-jreit.co.jp/en) to access its latest annual report referred to in Article 22(1) of the AIFMD or information provided
under Article 23 of the AIFMD.

Asset Manager: AEON Reit Management Co., Ltd.
(Registration of financial instruments business: Kanto Local Finance Bureau, Director-General (Financial Instruments), No. 2668)

Contact Information
Please direct inquiries to:
AEON Reit Management Co., Ltd.
Finance and Planning Department
TEL: 03-5283-6360



