http://www.picreit.co.jp/

DIOdTT TYNANNVIWIS uo)e.10dI0D JUBWISBAUY J8IWS. I

S10T ‘T¢€ ¥390LD0 AIANT AONAd TVOSId HL9Z

Premier Investment Corporation is a J-REIT
that manages a portfolio comprised of office
buildings and residential properties primarily

in the Tokyo Economic Bloc.

(Listed on the Tokyo Stock Exchange - securities code: 8956)
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I NVESTMENT POLICIES OF
PREMIER INVESTMENT CORPORATION

1. Comprehensive Support from NTT Urban Development, the Main Sponsor 3 Focused Investment on Assets in the Tokyo Economic Bloc
H ,% Investment Ratio of Portfolio and Portfolio Distribution as of october 31, 2015)
NTT Urban Development (Note) The respective investment ratios are indicated on an acquisition price basis.
] ) < By asset type > < By area >
M Abundant track record of development and pipelines for
office buildings Surrounding o0 | U
5 89 4.3%

M Operating capability in real estate rental business

M Fund-raising capability based on its high credibility W Otngy A8 s
33.2% 22.0%

2 A Compound Portfolio of Office Buildings and Residential Properties as
- Investment Targets

+

Advantages of Managing
a Compound Portfolio

_ ¢ Mitigates the impact of economic
; fluctuations by combining asset
types that have low correlation of

fluctuations in market rents with
each other

W
4

Profitability

* Diversifies tenants into different

SErs srang i types such as corporations and

when the economy is recovering

individuals
Tenant demand and rent trends are Tenant demand and rent trends
prone to be affected by business are relatively resistant to changes
cycles and other economic trends in economic and social conditions
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ESSAGE TO OUR UNITHOLDERS

Shuro Hoshizawa

Executive Director

On behalf of Premier Investment
Corporation, we would like to express our
sincere gratitude for your loyal patronage.

PIC has continued to grow steadily
through close coordination with, its main
sponsor, NTT Urban Development
Corporation (NTTUD).

In the 26th fiscal period ended October
2015, we acquired 60% quasi co-
ownership interest in a large-scale
regional office building owned by NTTUD
for 3.6 billion yen in May 2015, while at
the same time transferred two of our
residential properties to NTTUD (for
co-ownership with a domestic
corporation) for 5.8 billion yen, in an
effort to enhance the quality of our
portfolio.

As a result, PIC’s owned assets totaled 57
properties consisting of 26 office
buildings and 31 residential properties as
of the end of October 2015, with the asset
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size standing at 233.2 billion yen. The
occupancy rate of the entire portfolio was
96.6% as of that date.

For the 26th fiscal period, PIC posted
operating revenues of 8,076 million yen,
up 8.3% period-on-period, and net
income of 3,120 million yen, an increase
of 10.4% from the previous fiscal period,
thanks to such factors as the increased
revenues from the properties newly
acquired in the 25th and 26th fiscal
periods as well as the improved

occupancy rates of the existing properties.

As for distribution per unit, PIC ensured
11,564 yen, which significantly surpassed
the forecast for the period (10,750 yen)
announced in the Financial Report for the
Fiscal Period Ended April 30, 2015 dated
June 18, 2015.

Furthermore, PIC was granted an issuer
rating of AA- (Stable) from Japan Credit
Rating Agency, Ltd. in July 2015, with a

Takahiro Okuda
President and CEO
Premier REIT Advisors Co., Ltd. (PRA)

Consolidated subsidiary of NTT Urban
Development Corporation

high evaluation given to such aspects as
external growth through coordination
with NTTUD, enhanced profitability of
the portfolio and improved financial

standing.

Moreover, PIC conducted a 5-for-1 split of
its investment units, with November 1,
2015 set as the effective date, in order to
create an environment where unitholders
find it easier to invest in PIC and increase

the liquidity of the investment units.

Going forward, we will continue our
endeavors to further expand the asset size
while working to enhance the quality of
the portfolio as we aim to achieve stable
management over the medium to long
term. By doing so, we will make our
utmost efforts to meet the expectations of
our unitholders. We appreciate and
request your continued support and

encouragement of PIC.
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TH FISCAL PERIOD PERFORMANCE HIGHLIGHTS

Financial Results Highlights

(Note 1) Number of outstanding investment units at end of period:

25th Fiscal Period (ended April 2015) ¥ 10,731 25th Fiscal Period: 263,399 units
26th Fiscal Period: 263,399 units
Distribution 27th Fiscal Period: 1,316,995 units (forecast)*

* PIC implemented a 5-for-1 split of its investment units with
November 1, 2015 as the effective date.

per Unit (yen) 26th Fiscal Period (ended October 2015) 11,564
(Note 1)

(Note 2) The figure is based on what was announced in the Financial

Forecast for 27th Fiscal Period (ending April 2016) (Note 2) 2,330 Report for the 26th Fiscal Period Ended October 31, 2015
(aﬂe,mes.fw.] Spm,f) (May 1, 2015 - October 31, 2015) dated December 18, 2015.

investment units

26th Fiscal Period
(ended October 2015)

8,076 million yen
3,685 million yen
3,122 million yen
3,120 million yen

Operating Revenues
Operating Income 3,454 million yen
Ordinary Income 2,828 million yen
Net Income 2,826 million yen

7,460 million yen

Total Assets 239,861 million yen 237,733 million yen
Net Assets 123,362 million yen 123,656 million yen
Net Assets Ratio 51.4% 52.0%
Net Assets per Unit (Note) 93,669 yen 93,892 yen

(Note) PIC implemented a 5-for-1 split of its investment units with October 31, 2015 as the record date and November 1, 2015 as the effective date.
Accordingly, net assets per unit have been calculated on the assumption that the split of investment units was conducted at the beginning of the 25th fiscal period.

Monthly Occupancy Rate for the 26th Fiscal Period

-@- Office buildings -@-—Residential properties —@-Total
100%

96.6%

96.1% o
96.2% 96.1% 96.9%
0 96.6%
95'.5_/f_——/‘ \—‘.<:fi§ 96.1%
95%

90%

End of May End of June End of July End of Aug. End of Sept. End of Oct.
2015 2015 2015 2015 2015 2015

(Note) The value related to the property backing the preferred securities of an SPC is not included in the calculation of the occupancy rate for respective asset types.

Events Undertaken in the 26th Fiscal Period

[ Acquisition of Assets ]
PIC acquired NTT CRED Okayama Building on May 15, 2015.

[ Sale of Assets ]
PIC sold Sun Palace Minami-Azabu and Homat Woodville on May 15, 2015.
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OPICS IN THE 26TH FISCAL PERIOD

Reinforcement of Portfolio Profitability

25th fiscal period (actual) 26th fiscal period (actual)
(as of April 30, 2015) (as of October 31, 2015)

No. of properties 58 properties 57 properties
Acquisition price 235.8 billion yen 233.2 billion yen
Average building age 19.6 years 19.8 years
Occupancy rate at end of period 96.0% 96.6%
No. of tenants 3,610 3,621
NOI yield """ 4.4% 4.9%
Yield after depreciation "°¢? 3.3% 3.8%

Distribution by asset type
m Office Buildings

Portfolio

Residential Properties

Distribution by geographical area 5.7%— ——2.8% 58%— ——43%

m 5 Central Wards of Tokyo
Other 18 Wards of Tokyo

Urban Areas Surrounding Tokyo

21.8%

22.0%

Major Regional Cities

LTV (interest-bearing liabilities ratio) "> 47.2% 46.5%

26th fiscal period: 11,564 yen (actual)

Distribution per unit 10,731 yen 27th fiscal period: 2,330 yen (forecast) (Note 4

(Note 1) NOI yield is calculated by using the following formulas.
NOI yield = [annualized rental NOI (*) / investment value (**)] x 100
* Annualized rental NOI = sum total of [(real estate rental income + depreciation + dividend income from preferred securities) x 2] of owned properties (including preferred securities) for each
fiscal period
** Investment value = sum total of book value as of the end of each fiscal period of owned properties (including preferred securities) for each fiscal period
(Note 2) Yield after depreciation is calculated by using the following formulas.
Yield after depreciation = [annualized real estate rental income (*) / investment value (**)] x 100
* Annualized real estate rental income = sum total of [(real estate rental income + dividend income from preferred securities) x2] for owned properties (including preferred securities) for each
fiscal period
** Investment value = sum total of book value as of the end of each fiscal period of owned properties (including preferred securities) for each fiscal period
(Note 3) LTV (interest-bearing liabilities ratio) = [interest-bearing liabilities / (interest-bearing liabilities + unitholders’ capital)] x 100

(Note 4) As PIC implemented a 5-for-1 split of its investment units with November 1, 2015 as the effective date, the forecast figure has been calculated on the assumption that the number of units
outstanding is 1,316,995, the number after the split of investment units.

Bidirectional Transactions with NTTUD
As part of the reinforced collaboration with NTTUD, PIC conducted a property shuffle in the portfolio on May 15, 2015.

Acquired property

|

I

=
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Premier investment Corporation

NTT CRED Okayama Building N°*®
Acquisition Price: 3,600 million yen

(Note)

PIC acquired a 60% quasi co-ownership of
beneficiary interest in trust with NTT CRED
Okayama Building as the main trust property.

Results of Property Acquisitions (as of october 31, 2015)

Transferred property

NTT Urban Development
, \ Sun Palace Minami-Azabu (Note)
Acquired Sold Sale price: 1,017 million yen
a blue-chip property two residential properties
from NTTUD to NTTUD
/N

Homat Woodville (Note)
Sale price: 4,861 million yen

(Note)

PIC transferred beneficiary interests in
trust with Sun Palace Minami-Azabu and
Homat Woodville as the main trust
properties.

Since May 2010 (16th fiscal period), PIC has acquired 15 properties (costing 95.0 billion yen in total) from NTTUD.

Other

1 8.1 billion yen
o

16.0%

Total acquisition price,
since May 2010

113.1 billion yen

84.0%

By way of NTTUD’s pipeline support

95-0 billion yen
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(Topics in the 26th Fiscal Period)

Multi-faceted Collaboration with the NTT Group Credit Rating Status

PIC aims to achieve growth by building on the synergy with the NTT Group. As of July 8, 2015, PIC obtained an issuer credit rating (AA-) from Japan Credit Rating Agency, Ltd. (JCR).

Changes in Credit Ratings
o ® i
Financial NTT
operations * Take advantage of the NTT JCR
: . Group's credibility (Obtained in July 2015) AA
I AA-
(11 1\ —
.. Premier investment Corporation
= | - Rl
i (Upgraded in February 2015)
NTT Urbon Davelopment
L : External growth Internal growth NTT A+
* Pipeline support services e * Invite NTT Group companies as A+
* Leasing support services tenants

* Property management services

. . 7 . ay g A
Ratio of NTT Group Companies as Tenants of PIC's Office Buildings (as of october 31, 2015)
ilizing i lationshi ith the NTT PI k h .
Utilizing its relationship w%t the Group, PIC wor .s to grasp the NTT Group companies
demand of Group companies for office spaces to move in and endeavors to 34.49
invite them. By doing so, PIC aims to achieve stable management of its — : wae
portfolio. - : A-
{ X ' 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015-
List of PIC’s Ratings
Rating = (Rating OUtIOOk)
. ' . T
Top 10 Tenan ing PI ffice Buildin f r 31,201
Op 0 éna tS Occupy g C S O ce bu d gS (as of October 31, 2015) Japan Credit Rating Agency, Ltd. (JCR) AA- Stable
NTT Group
m st ke s Ratio (Note 1) T Rating and Investment Information, Inc. (R&I) A+ Stable
DOCOMO CS, Inc. 9,204 m’ 5.8%  Urbannet Ikebukuro Building

2 NTT Business Associe East Co., Ltd. 7,125 m’ 4.5%  Urbannet Omori Building Investment Unit Spllt

3 Sumitomo Osaka Cement Co., Ltd. 6,872 m’ 4.3%  Rokubancho Building PIC implemented a 5-for-1 split of its investment units with October 31, 2015 as the record date.

4 NTT Urban Development Corporation 6,840 m’ 4.3%  Tradepia Yodoyabashi (Land) (Note2) ot As a result of the split, PIC’s investment units have been traded at a price roughly one-fifth of the level that might otherwise be achieved

5 NTT DATA Corporation 5,530 m’ 3.5%  Urbannet Mita Building without the split.

6 NTT Finance Corporation 5417 m’ 3.4%  Urbannet Ikebukuro Building Record date October 31 2015

7 Fields Corporation 4,882 m’ 3.1% KN Shibuya No.3 .

8 NTT Learning Systems Corporation 4,801 m’ 3.0%  Urbannet Azabu Building Effective date November 1, 2015

9 Japan Display Inc. 4,140 m’ 2.6%  Landic Shimbashi 2 Building Split ratio 1:5

10 Itoki Corporation 4,037 m’ 2.6%  Urbannet Irifune Building

Total 58,852 m’ 37.2%

(Note 1) The ratio represents the percentage of the leased floor space of the relevant tenants to the total leasable space of floors practically used for offices.
(Note 2) NTTUD is entered as tenant of Tradepia Yodoyabashi (Land), as it is in effect the leaseholder of the relevant land (the beneficiary of the beneficiary interest in real estate trust for the entire
building standing on the land as trust property). Furthermore, the leaseholder under the land leasehold establishment agreement is Sumitomo Mitsui Trust Bank, Limited, the trustee.
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ANAGEMENT STATUS
IN THE 26TH FISCAL PERIOD

Occupancy Rate

» Office buildings:
Period-average occupancy rate was 96.5%, up 1.7% period-on-period, continuing to show an upward trend

M office Buildings

(m?) B Move-in Move-out ~—— Occupancy rate (%)
10,000 100
5,000 90

5,000 70

10,000 60
23rd period 24th period 25th period 26th period

(Note) Move-in and move-out are indicated by square meter (m?), while the occupancy rate is indicated by percentage (%).

> Residential properties:
Occupancy remained stable, with period-average occupancy rate standing at 95.7%, down 0.1% period-on-period

M Residential Properties

(m2) I Move-in Move-out = Occupancy rate (%)
10,000 100
5,000 90

i iennnineeninnniing.

5,000 70

10,000 60
23rd period 24th period 25th period 26th period

(Note) Move-in and move-out are indicated by square meter (m2), while the occupancy rate is indicated by percentage (%).

Growth in Asset Size

Total acquisition price Total acquisition price: M Office buildings M Residential properties
(billion yen)
300
- 58 properties 57 properties
58 properties 235.8bn. yen 233.2bn. yen
22441 56 properties
" 21636n.yen

196.5 bn. yen 196.5 bn. yen 199.4bn. yen

54 properties 54 properties 54 properties 55 properties
200 196.5 bn. yen

48 properties 48 properties

165.8 bn. yen 165.8 bn. yen
150
100
50
0

End of 17th period End of 19th period End of 21st period End of 23rd period End of 25th period
End of 18th period End of 20th period End of 22nd period End of 24th period End of 26th period

Changes in Portfolio NOI Yields

Portfolio NOI yield Not®:  -@- Total

Rental NOI: M Office buildings M Residential properties Rental NOI
Portfolio NOI yield (mm yen)
6% 8,000
3% 6,000
5,438 mmyen
4,977 mnyen
4,592 mm yen
4,404 mm yen 4,332mmyen 4,327 mmyen 4219 mmyen ¥ 4,453 mm yen
0% 3,665 mmyen 4,000
3,425mm yen
I 2,000
End of 17th period End of 19th period End of 21st period End of 23rd period End of 25th period 0
End of 18th period End of 20th period End of 22nd period End of 24th period End of 26th period

(Note) Portfolio NOI yield = [annualized rental NOI (*) / investment value (**)] x 100

* Annualized rental NOI = sum total of [(real estate rental income + depreciation + dividend income from preferred securities) x 2] of owned properties (including preferred securities)
for each fiscal period

** Investment value = sum total of book value as of the end of each fiscal period of owned properties (including preferred securities) for each fiscal period

( Premier Investment Corporation




F INANCIAL STATUS IN THE 26TH FISCAL PERIOD

Status of Interest-Bearing Liabilities

M Ratios of Long-Term and Short-Term Borrowings Mot M Ratios of Fixed and Floating Interest Rate Borrowings

[As of October 31, 2015] [As of October 31, 2015]
Short-term Floating interest rate
interest-bearing liabilities —— 12.7% —

7.6%

(Note) Classification is made by the periods from the drawdown dates for loans and from the issue dates for corporate bonds.

M Lender Formation

Others

o,
17.2% Sumitomo Mitsui

Trust Bank
o,

Development 19.9%
Bank of Japan
6.7%

As of October 31, 2015
Aozora Bank (End of the 26th fiscal period)

7.5% Total loans

Sumitomo Mitsui

e —— Banking
92 billion yen 15.0%
Resona Bank
8.9%
Mitsubishi UFJ
Trust & Banking Mizuho Bank
10.5% 14.2%

B Changes in LTV (ete)

As of April 30, 2015 As of October 31, 2015
(End of the 25th fiscal period) > (End of the 26th fiscal period)

47.2% 46.5%

(Note) LTV (interest-bearing liabilities ratio) = [interest-bearing liabilities / (interest-bearing liabilities + unitholders’ capital)] x 100

| dROPERTY PORTFOLIO

[26th Fiscal Period (as of October 31, 2015)]

Acquisition
Price

Area Property Name (Note 1)
perty - (mm yen)
(Note 2)

Office Buildings

Period End
Occupancy
Rate (%)

Real Estate Rental Income

Revenues | Expenses
(mm yen) | (mm yen)

Income
(mm yen)

PML Value

(%)

(Note 4)

A01 Landic Shimbashi Building 6,341 2.7 100.0 195 139 56 10.6
A02 Landic Shimbashi 2 Building 7,045 3.0 100.0 211 97 114 12.9
A03 Premier Dogenzaka Building 1,727 0.7 100.0 79 27 52 5.5
A04 KN Shibuya No.3 5,348 2.3 100.0 (Note 5) (Note 5) 133 10.6
A05 Takadanobaba Center Building 5,118 2.2 100.0 249 105 144 2.0
A06 Rokubancho Building 7,860 3.4 100.0 (Note 5) (Note 5) 150 10.8
A07 5 Caiial Ougaku Building 1,796 0.8 100.0 64 29 35 14.2
pog | Wards of Tokyo! oo ier Kaigan Building 5,100 2.2 100.0 107 80 27 10.6
A10 Urbannet Mita Building 10,300 4.4 92.5 282 125 156 7.2
Al Urbannet Azabu Building 5,000 2.1 100.0 (Note 5) (Note 5) 93 10.5
A12 Urbannet Ichigaya Building 1,650 0.7 100.0 (Note 5) (Note 5) 36 7.0
Al4 Urbannet Irifune Building 2,900 1.2 100.0 (Note 5) (Note 5) 94 10.8
A15 Granpark 11,490 4.9 99.0 459 213 246 12.0
A16 Urbannet Kojimachi Building 3,600 1.5 100.0 161 40 120 10.0
B02 Premier Toyocho Building 4,310 1.8 100.0 94 71 23 16.2
BO3 Ueno TH Building 4,380 1.9 95.1 101 96 4 12.8
B04 Other 18 Gotanda NT Building 4,100 1.8 100.0 89 42 46 14.3
805 |Wards ofTokyo ;o Tosei Building 5,900 25| 1000 205 ) 113 107
B06 Urbannet Ikebukuro Building 13,600 5.8 100.0 725 255 469 13.0
BO7 Urbannet Omori Building 4,800 2.1 100.0 252 100 152 6.8
Co1 Premier Yokohama Nishiguchi Building 3,558 1.5 100.0 116 86 29 10.2
Urban Areas

C02 | Surrounding |The Kanagawa Science Park R&D Building 6,556 2.8 90.9 425 258 167 104
Cco4 1l NU Kannai Building 3,300 1.4 81.7 151 89 62 14.3
GO1 Major Regional Tradepia Yodoyabashi (Land) 6,500 2.8 100.0 (Note 5) (Note 5) (Note 5) —
Go2 | “MS INTT CRED Okayama Building 3,600 15 88.3 244 147 9% 14.4

Subtotal 135,879 58.3 96.9 5,221 2,461 2,759 —

(continued on next page)
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(Property Portfolio)

(cont'd) (cont'd)

Acquisition Period End Real Estate Rental Income

Biice PML Value
Property Name (Note 1) (mm yen) Occupancy| Revenues | Expenses | Income (%)
(Note-yZ) Rate (%) | (mmyen) | (mmyen)| (mmyen)| (Note4)

Acquisition Period End Real Estate Rental Income

Biive PML Value
Property Name (Note 1) (mm yen) Occupancy| Revenues | Expenses | Income (%)
(Note-yz) Rate (%) | (mm yen)| (mmyen)| (mmyen)| Noted)

Residential Properties Preferred Securities (Office Building)
DO1 . o UDX Special Purpose Company Preferred
Park Axis Yotsuya Stage 5,208 2.2 93.7 149 75 74 7.4 201 ‘ Securities (Akihabara UDX) (Note 6) 19,940 8.6 — — — — —
o0 Park Axis Meiji-lingumae 2,604 1.1 96.7 53 23 29 9.9 Subtotal 19,940 8.6 — — — — —
D04 Cabin Arena Akasaka 1,330 06| 968 38 20 18 1041 PEERIE! 6 7624 3808 3815
DO Cabin Arena Minami-Aoyama 1,070 0.5 90.8 36 20 16 1.2 N _ o 3
(Note 1) PIC owns properties in the form of either beneficiary interests in real estate trust or preferred securities.
D06 Bureau Kioicho 1840 0.8 100.0 37 15 21 11.6 (Note 2) The acquisition price indicates the transaction price excluding tax depicted, which does not include incidental expenses accompanying the acquisition of the relevant owned properties (such as
! transaction brokerage fees and tax and public dues.)
D08 Roppongi Green Terrace 4,678 2.0 100.0 119 69 49 10.3 (Note 3) The indicated shares represent the ratio of the acquisition price of respective properties to the total acquisition price of all properties.
D09 (Note 4) PIC acquired earthquake risk reports for real estate in trust from Takenaka Corporation. However, the earthquake risk reports are only the expression of opinions, and do not guarantee the
Premier Stage Shibakoen |l 2,181 0.9 92.9 54 29 25 1.5 correctness of the statements. The Probable Maximum Loss (PML) values of individual properties are defined as the loss rate from earthquake damage for individual properties, evaluated based
on the strength of a probable earthquake of maximum magnitude that could cause the greatest damage to buildings and is assumed to happen once every 475 years. However, the PML values
D11 Langue Tower Kyobashi 927 0.4 100.0 36 16 20 125 do not consider damage to equipment, furniture or inventories, damage by water or fire, compensation to victims, or losses due to work closures.
: ’ : In assessing the PML of the portfolio, the correlation of damages to multiple properties is considered. As such, the loss rates as a whole (total damage/price to reacquire all buildings) are obtained
D12 . . s from the sum of the damage generated simultaneously among buildings that comprise the portfolio when an earthquake that happens once every 475 years occurs at a certain epicenter, and
Premier Stage MitaKeidaimae 1,580 0.7 98.4 52 20 32 14.3 the maximum figure of the values has been set as the PML value of the portfolio.
D13 : (Note 5) The rental revenues from a leasing contract with a single major tenant or leaseholder constitute more than 80% of the total rental revenues for this property, and the major tenant or leaseholder
Premier Rosso 1,662 0.7 95.2 50 24 25 14.0 has not agreed to disclose the rental revenues. Accordingly, PIC does not indicate these figures due to this unavoidable reason.
D14 5 Central Premier Blanc Yoyogikouen 2,330 1.0 94.2 61 34 26 13.1 (Note 6) The property owned by UDX Special Purpose Company, the issuer of the preferred securities, comprises an entire office building and its site, and the property name is Akihabara UDX.
D15 | Wards ofTokyo o o ier Stage Uchikanda 1,723 07| 975 58 23 34 13.8
D16 Premier Stage Ichigayakawadacho 1,460 0.6 88.3 46 24 21 13.1
oAy Walk Akasaka 2,043 09 | 1000 48 28 20 13.9
D18 Premier Stage Shibakoen 1,585 07 97.7 44 19 24 16.1
DI MEW 1,556 0.7 946 36 23 13 13.9
Pz Shibaura Island Air Tower 7,590 33 96.1 336 246 90 112
D Storia Akasaka 3,930 17 88.1 84 48 35 117
D22 Renai Shinjuku-Gyoen Tower 6,500 238 94.5 183 108 75 7.2
DS Shibaura Island Bloom Tower 5,500 24 9.8 270 169 100 10.0
= Questcourt Harajuku 4,500 1.9 | 100.0 133 57 76 12.7
D25 Urbancourt Ichigaya 1,385 0.6 97.6 59 21 37 12.0
E01 B-Site Osaki 1,072 05| 1000 29 1 17 12.1
Ev Premier Garden Hongo 975 04 93.2 29 27 1 12.1
= Premier Grande Magome 1,560 07 | 1000 40 23 17 15.7
£ Premier Nozze Yutenji 1,525 0.7 96.6 38 21 17 136
E05 | Other!8 o .or Stage Yushima 1,803 08 | 946 49 29 20 17.2
Wards of Tokyo
e Premier Stage Komagome 1,830 08 | 960 52 28 24 18.0
= Premier Stage Otsuka 1310 06 97.0 42 18 23 225
s Premier Stage Honjo-Azumabashi 2,640 1.1 96.4 79 41 37 14.7
e Premier Stage Ryogoku 1,496 0.6 9.6 47 23 23 12.8
Subtotal 77,394 33.2 96.1 2,402 1,346 1,056 —

(continued on next page)
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VERVIEW OF ASSET MANAGER

Company Overview

Trade name Premier REIT Advisors Co., Ltd.

Paid-in capital 300 million yen (as of September 30, 2015)

Line of business  Investment management business in accordance with the Financial Instruments and Exchange Act

Shareholder
composition

NTT Urban Development Corporation (53.1%), Kenedix, Inc. (30.0%),
SOHGOH REAL ESTATE CO., LTD. (10.0%), Sumitomo Mitsui Trust Bank, Limited (4.9%) and
Nikko Properties Co., Ltd. (2.0%)

Corporate History

July 17, 2001

Premier REIT Advisors Co., Ltd. established

August 31, 2001

Obtained license as real estate transaction agent

October 29, 2001

Obtained license as discretionary transaction agent under the Building Lots and Building Transactions
Business Act

Obtained license as asset management agent for investment corporation under the Act on Investment
February 19, 2002 Trusts and Investment Corporations prior to the revision by the Act for Partial Revision of the Securi-

ties and Exchange Act (Act No. 65 of 2006)

Obtained approval of subsidiary business for affairs related to the operation of the administrative

July 26, 2007

instruments of investment corporations under the Act on Investment Trusts and Investment Corpora-

tions prior to the revision by the Act for Partial Revision of the Securities and Exchange Act

September 30, 2007

Acquired deemed registration for investment management business under the Financial Instruments
and Exchange Act MNote)

May 14, 2010

Became a consolidated subsidiary of NTT Urban Development Corporation

(Note) Premier REIT Advisors Co., Ltd. is deemed to have been registered for investment management business as of September 30, 2007, under the Article 159-1 of the Supplementary Provisions

of the Act for Partial Revision of the Securities and Exchange Act.

Organization of PRA

Portfolio Committee —|
Compliance Committee |

Shareholders’ Meeting

Board of Directors

President and CEO

Sustainability Promotion Committee

Statutory Auditors

Compliance Officer

Operation Audit Office

Director of Investment Strategy

I
Investment
Management Dept.

* Portfolio building, management and judgment
* Acquisition and sale of investment assets

* Research and assessment of investment assets

* Macroeconomic and real estate market research

Operations
Management Dept.

* Leasing of properties

* Management of properties (including
administration of PM and BM operators, etc.)

e Establishing, managing and overseeing major
maintenance and repair plans

* Handling claims from customers (including
tenants) and making and filing records

Director of Business Affairs

Business Promotion Dept.

o Establishing asset management policies and
basic management plans

e Establishing capital policies (equity) and
negotiating with financial institutions
concerning conditions of loans (debt)

* Conducting tasks related to disclosure

* Preparing securities reports and other
disclosure materials

* Operation of PIC's general meetings of

1
General Affairs Dept.

 Planning on overall business operations of PRA

* Conducting tasks related to accounting,
financial settlements and personnel matters of

 Preparing and managing internal rules and
regulations

* Secretariat work of PRA’s Board of Directors
meetings

unitholders and Board of Directors meetings

I:IVERVIEW OF PIC

Features of PIC

Characteristics and Basic Policy of PIC

Integrates Know-How in Real Estate and Finance

PIC conducts asset management that takes advantage of the expertise and experience nourished primarily by NTTUD, which
operates the real estate development and leasing businesses, etc. and serves as the main sponsor of PRA as well as other major
sponsors comprising Kenedix, Inc., one of Japan’s leading real estate asset management companies, SOHGOH REAL ESTATE Group,
which conducts comprehensive real estate businesses including sale of residences, and Sumitomo Mitsui Trust Bank, Limited, which
boasts a first-rate track record in real estate-related businesses in Japan.

Aims to Maximize Real Estate Value
Real estate is an important asset indispensable for the national economy. PIC aims to maximize the interests of its unitholders by
enhancing the profitability of such real estate.

Firmly Holds a Dynamic and Sound Financial Balance

PIC has executed basic agreements on loans with various financial institutions including Sumitomo Mitsui Trust Bank, Limited to
establish a framework that allows dynamic financing (fund procurement) in line with property acquisitions. In addition, PIC makes
it a basic policy to keep its LTV N at 60% or lower, giving consideration to possible issuance of new investment units in a stable
manner and other financing activities. Through this and other measures, PIC firmly holds a sound financial standing.

(Note) LTV (interest-bearing liabilities ratio) = [interest-bearing liabilities / (interest-bearing liabilities + unitholders’ capital)] x 100

Endeavors to Disclose Information in a Timely and Appropriate Manner

PIC believes that its top priority mission is to conduct appropriate business management and return profits stably to the satisfaction
of its unitholders. PIC will endeavor to proactively conduct information disclosure and IR activities so that a larger number of
unitholders can fully understand the characteristics of its management policies and strategies on investment target areas.

Structure of PIC

Premier REIT « Consignment of asset management ~ Premier Investment Corporation
AdViSOI’S operations
* Consignment of general
administration on operation of

(—\ institutions (_\
&
Premier REIT Advisors D Premier Investment Corporation & Investment
<

s ities) Corporate bond
U .~ investors
. Principal and .
interest repayment
Liabilities P Lending i )
~ Financial
(Loans) . institutions, etc.
« Consignment of asset custody operations Principal and "
 Consignment of general administration interest repayment
on acgounting ar?d transfer agent Assets pay
operations
* Consignment of operations related to e
corporate bonds P Equity investment TOkyO
Unitholders’ < Stock Exchange
capital A
P > Unitholders
Distribution
Investment Rental revenues
v Unitholders

Sumitomo Mitsui

Trust Bank and others Real estate

(Note) The above chart shows the major part of PIC’s structure.
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NFORMATION FOR UNITHOLDERS

Investment Unit Status

Change in Investment Unit Price of PIC
The following is the history of investment unit prices "°® and weekly transaction volumes of PIC on the Tokyo Stock Exchange from
the start of the 22nd fiscal period (May 1, 2013) to the end of the 26th fiscal period (October 31, 2015).

Investment unit price (yen) B Transaction volume (units)

Investment 22nd fiscal period 23rd fiscal period 24th fiscal period 25th fiscal period 26th fiscal period Transaction
unit price : ; volume (units)
(yen) i :
150,000 : i ] ] 30,000
: . ,r/"v"¥-h./"'x_,. _,\/_

"

\"\.-\# i -"' "x..._..._,_ L

50,000 10,000

100,000 : i ____,.__v_ﬂw/ : | 20,000

|||I|||..mmII||I.IE‘lIIII|.||II|||||I.IIIIh||.|I|I||II.||||||||||I||I||III||I.“ ‘"IhI|I||Ih|||||||||||.....||I|.

End of End of Endof Endof Endof Endof Endof End of Endof Endof Endof Endof Endof End of End of End of
Apr. June Aug. Oct. Dec. Feb. Apr. June Aug. Oct. Dec. Feb. Apr. ne

2013 I 2014 Il 2015

(Note) In consideration of the 5-for-1 split of the investment units with November 1, 2015 set as the effective date, modifications have been made to the figures for the investment unit price and the
transaction volume on or before October 27, 2015, which was the final trading date at the pre-split price. The investment unit price has been made into a graph based on the closing price of

the final trading date at the end of each week.
Number of Investment Units by Unitholders and Number of Unitholders
Number of investment units Number of unitholders
263,399 units in total 12,474 entities in total
200000000000
36,173 units & ivi ,
ws @137 [N 055 RiiGiFsie]
: Other domestic
17,481 units } 6.6% corporations 2_1 %

i 267 entities
28,518 units ‘ 10.8% - 1.5%

Financial institutions

181,227 units ))))/ 68.8% including financial instruments 0.9% 111 entities

business operators

182 entities

(Note) The investment unit ratio has been rounded down to the tenth place.

Annual Schedule (planned)

Jun. Jul. Oct. Dec.

Timely information
disclosure by using
the website

Independent Auditor’s Report

To the Board of Directors of Premier Investment Corporation:

We have audited the accompanying financial statements of Premier Investment Corporation (“the Company™),
which comprise the balance sheet as at October 31, 2015, and the profit and loss statement, statement of
changes in unitholders’ equity and cash flow statement for the six months period then ended, and a summary
of significant accounting policies and other explanatory information.

Management’s Responsibility for the Financial Statements

Management is responsible for the preparation and fair presentation of these financial statements in
accordance with accounting principles generally accepted in Japan, and for such internal control as
management determines is necessary to enable the preparation of financial statements that are free from
material misstatements, whether due to fraud or error.

Auditor’s Responsibility

Our responsibility is to express an opinion on these financial statements based on our audit. We conducted
our audit in accordance with auditing standards generally accepted in Japan. Those standards require that we
comply with ethical requirements and plan and perform the audit to obtain reasonable assurance about
whether the financial statements are free from material misstatement.

An audit involves performing procedures to obtain audit evidence about the amounts and disclosures in the
financial statements. The procedures selected depend on our judgement, including the assessment of the risks
of material misstatement of the financial statements, whether due to fraud or error. In making those risk
assessments, we consider internal control relevant to the entity’s preparation and fair presentation of the
financial statements in order to design audit procedures that are appropriate in the circumstances, while the
objective of the financial statement audit is not for the purpose of expressing an opinion on the effectiveness
of the entity’s internal control. An audit also includes evaluating the appropriateness of accounting policies
used and the reasonableness of accounting estimates made by management, as well as evaluating the overall
presentation of the financial statements.

We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis for our
audit opinion.

Opinion

In our opinion, the financial statements present fairly, in all material respects, the financial position of the
Company as at October 31, 2015, and its financial performance and cash flows for the six months period then
ended in accordance with accounting principles generally accepted in Japan.

Emphasis of Matter

Without qualifying our opinion, we draw attention to Note-19 to the financial statements, which states the
decision to acquire properties.

KPMG AZSA LLC

January 27, 2016
Tokyo, Japan
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EALANCE SHEETS

AS OF APRIL 30, 2015 AND OCTOBER 31, 2015

ASSETS

Thousands of yen

April 30, 2015

October 31, 2015

CURRENT ASSETS
Cash and deposits (Note-3) (Note-14) 2,449,482 3,171,424
Cash and deposits held in trust (Note-3) (Note-14) 11,046,564 11,642,194
Tenant receivables 97,135 130,274
Prepaid expenses 159,690 113,726
Income taxes refund receivables 69,858 71,066
Consumption taxes refund receivables 460,133
Deferred tax assets (Note-10) 3,395 1,704
Other current assets 9,288 1,723
TOTAL CURRENT ASSETS 14,295,548 15,132,115
LONG-TERM ASSETS
Property and equipment
Tools, furniture and fixtures 145
Buildings held in trust (Note-4) 81,769,783 81,579,314
Structures held in trust (Note-4) 1,776,127 1,820,255
Tools, furniture and fixtures held in trust (Note-4) 258,080 196,017
Less accumulated depreciation (20,127,637) (20,365,845)
Land held in trust (Note-4) 139,251,346 136,658,005
Total property and equipment, net 202,927,845 199,887,748
Intangible fixed assets
Leasehold held in trust (Note-4) 1,777,602 1,777,602
Other intangible fixed assets held in trust (Note-4) 3,992 2,899
Other intangible fixed assets 549 439
Total intangible fixed assets 1,782,144 1,780,940
Investment and other assets
Investment securities (Note-14) (Note-15) 20,035,175 20,035,175
Other deposits 10,000 10,000
Long-term prepaid expenses 129,419 201,066
Other deposits held in trust 604,402 623,220
Total investment and other assets 20,778,996 20,869,462
TOTAL LONG-TERM ASSETS 225,488,986 222,538,151
Deferred assets
New investment unit issuance costs 29,409 22,470
Corporate bond issuance costs 47,475 41,142
Total deferred assets 76,884 63,613

TOTAL ASSETS

The accompanying notes are an integral part of these financial statements.

239,861,420

237,733,880

Thousands of yen

April 30, 2015

October 31, 2015

LIABILITIES

CURRENT LIABILITIES
Accounts payable ¥ 998,627 ¥ 1,201,073
Short-term loans payable (Note-7) (Note-14) 10,900,000 7,900,000
Long-term loans payable due within one year (Note-7) (Note-14) 29,400,000 18,650,000
Accrued expenses 175,694 162,270
Distributions payable 13,649 14,020
Income taxes payable 1,582 539
Consumption taxes payable 148,852
Business office taxes payable 9,879 5,276
Rents received in advance 965,988 963,021
Deposits received 125,345 118,023
Total current liabilities 42,590,767 29,163,077
LONG-TERM LIABILITIES
Long-term loans payable (Note-7) (Note-14) 54,700,000 65,450,000
Corporate bonds (Note-6) (Note-14) 12,500,000 12,500,000
Tenant security deposits held in trust 6,708,256 6,964,440
Total long-term liabilities 73,908,256 84,914,440
TOTAL LIABILITIES 116,499,023 114,077,517
UNITHOLDERS' EQUITY (Note-5)
Unitholders' capital 120,350,148 120,350,148
Units authorized — 2,000,000 units
Units issued and outstanding — 263,399 units as of October 31, 2015
— 263,399 units as of April 30, 2015
Surplus
Reserve for reduction entry 185,554 185,554
Unappropriated income 2,826,693 3,120,660
Total unitholders’ equity 123,362,396 123,656,363
TOTAL NET ASSETS 123,362,396 123,656,363
TOTAL LIABILITIES AND NET ASSETS ¥ 239,861,420 ¥ 237,733,880

The accompanying notes are an integral part of these financial statements.

( Premier Investment Corporation .



ROFIT AND LOSS STATEMENTS

FOR THE SIX MONTHS ENDED APRIL 30, 2015 AND OCTOBER 31, 2015

OPERATING INCOME AND EXPENSES

Operating revenues
Rental revenue (Note-8) | ¥ 6,162,097 ¥ 6,742,614
Other rental revenue (Note-8) 696,196 893,247
Gains from sale of properties (Note-9) 251,007 93,317
Dividend income 350,862 347,036
Operating expenses
Property operating expenses (Note-8) 3,455,233 3,819,014
Asset management fees 295,400 323,666
Directors' compensation 9,000 9,000
Custodian fees 10,885 11,098
Administration fees 90,648 85,116
Audit fees 8,600 8,500
Other expenses 135,850 134,607
Operating income 3,454,545 3,685,211
NON-OPERATING INCOME AND EXPENSES
Non-operating income
Interest income 1,190 1,376
Return of unclaimed distribution 605 1,264
Other non-operating income 61 1,324
Non-operating expenses
Interest expense 548,049 508,785
Interest expenses on corporate bonds 41,343 41,882
Amortization of corporate bond issuance costs 6,332 6,332
Amortization of new investment unit issuance costs 5,710 6,938
Public listing related costs of new investment units 24,475 -
Other non-operating expenses 2,418 2,441
Ordinary income 2,828,072 3,122,796
Income before income taxes 2,828,072 3,122,796
Income taxes (Note-10)
Current 3,606 605
Deferred (2,060) 1,690
Net income 2,826,526 3,120,501
Income carried forward 167 159
UNAPPROPRIATED INCOME ¥ 2,826,693 ¥ 3,120,660

The accompanying notes are an integral part of these financial statements.

S TATEMENTS OF CHANGES IN UNITHOLDERS' EQUITY

FOR THE SIX MONTHS ENDED APRIL 30, 2015 AND OCTOBER 31, 2015

BALANCE AT OCT. 31, 2014
Changes during the period

¥ 94,005,086

2,340,611

¥ 239,768 ¥ 96,401,854

¥ 96,401,854

Issuance of new investment units 26,345,062 26,345,062 26,345,062

Provision of reserve for reduction entry 185,554 185,554 (185,554) -

Reversal of reserve for reduction entry (56,156) (56,156) 56,156 -

Cash distributions paid (2,211,046) (2,211,046) (2,211,046) (2,211,046)

Net income 2,826,526 2,826,526 2,826,526 2,826,526
Total changes during the period 26,345,062 129,397 129,397 486,081 615,479 26,960,542 26,960,542

BALANCE AT APR. 30, 2015 ¥ 120,350,148 185,554 185,554 2,826,693 3,012,247 ¥ 123,362,396 ¥ 123,362,396
Changes during the period
Cash distributions paid (2,826,534) (2,826,534) (2,826,534) (2,826,534)
Net income 3,120,501 3,120,501 3,120,501 3,120,501
Total changes during the period - - 293,966 293,966 293,966 293,966

BALANCE AT OCT. 31, 2015

¥ 120,350,148 ¥

The accompanying notes are an integral part of these financial statements.

185,554

185,554

¥

3,120,660

3,306,214 ¥ 123,656,363
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OTES TO FINANCIAL STATEMENTS

FOR THE SIX MONTHS ENDED APRIL 30, 2015 AND OCTOBER 31, 2015

ASH FLOW STATEMENTS

FOR THE SIX MONTHS ENDED APRIL 30, 2015 AND OCTOBER 31, 2015

Thousands of yen Note-1. Organization and basis of presentation

G005 QoD POl (a) Organization - Premier Investment Corporation (hereinafter, “PIC") is an investment corporation established in May 2002 under the Act on
CASH FLOW FR(_)M OPERATING ACTIVITIES Investment Trusts and Investment Corporations (hereinafter, “Investment Trusts Act”) with an initial capital of 200,000 thousand yen (400 units),
Income before income taxes 2,828,072 3,122,796 and it is listed on the Tokyo Stock Exchange. Premier REIT Advisors Co., Ltd., is the asset manager of PIC.
Depreciation 1,223,298 1,274,449 Overvi ¢ PIC" ity f nqin th i i< as foll
o ) verview o s equity financing in the past five years is as follows:
Amortization of corporate bond issuance costs 6,332 6,332 a J P A = : :
o . . Total Number of Investment Units Unitholders' Capital
Amortization of new investment unit issuance costs 5,710 6,938 - Issued and Outstanding (millions of yen)
Interest income (1, 1 90) (1 ,376) Date Descrlptlon Increase Balance Increase Balance
Refund of unpaid distributions (605) (1,264) (Decrease) (Decrease)
Interest expenses 589,393 550,667 November 14, 2011 Capital increase through public offering 53,000 units 193,100 units 12,816 84,774
Increase in tenant receivables (9,650) (33,138) December 12, 2011 Capital increase through third-party allotment 3,599 units 196,699 units 870 85,644
Increase in accounts payable 227,087 86,505 November 7, 2013 Capital increase through public offering 20,900 units 217,599 units 7,942 93,587
Decrease (Increase) in consumption taxes refund receivables (460,133) 460,133 December 4, 2013 Capital increase through third-party allotment 1,100 units 218,699 units 418 94,005
:;mrease (Pecrease) |n'cozslumzt|on taxes payable (3(;?'2(2)2) 14322; January 21, 2015 Capital increase through public offering 42,500 units 261,199 units 25,048 119,053
ecrease in rents received in advance o . . .
nr , ved! ) v ) (51,606) (2,966) February 18, 2015 Capital increase through third-party allotment 2,200 units 263,399 units 1,296 120,350
(Decrease) Increase in deposits received 19,512 (7,322)
Decrease in carrying amounts of property and equipment due to sale 2,441,741 5,782,385 As of October 31, 2015, PIC had total unitholders’ capital of 120,350,148 thousand yen with 263,399 units outstanding.*
Other (35,139) 53,862 As of October 31, 2015, PIC owned a portfolio of 25 office buildings, 31 residential properties and preferred securities of an SPC (57 properties in
SUBTOTAL 6,479,897 11,446,855 total). Total acquisition costs of those properties were 233,213 million yen.
Interest TECEiVGd 1: 190 1:376 * PIC implemented a 5-for-1 split of its investment units with October 31, 2015 as the record date and November 1, 2015 as the effective date. For more details, please refer to Note-19.
Interest paid (620,864) (648,160) Subsequent events.
Income taxes paid 2,498 (2,857) b) Basis of tati The financial f PIC have b di d ith th isi forth in the Financial
Net cash provided by operating activities 5,865,721 10,797,214 (b) Basis of presentation - The financial statements o ' ave been prepare in accorl ancle with the .pI'OVISIlon.S set fort |ntle inancia
Instruments and Exchange Act and other related regulations of Japan and in conformity with accounting principles and practices generally
CASH FLOW FROM INVESTING ACTIVITIES . ) : . . o . . . . . .
. . accepted in Japan, which are different in certain respects from the application and disclosure requirements of International Financial Reporting
Payments for purchases of property and equipment held in trust (22,361,597) (3,892,109) Standards
Payments for purchases of intangible fixed assets held in trust (671) " ' o financia lation of the audited financial A g g .
Proceeds from tenant security deposits held in trust 1,642,155 528,797 e accompanying financia statenlwentls are a translation o tle au .Ite inancia statemgntst at were prepare : lor Japangse omestic purposes
. . ) from the accounts and records maintained by PIC and were filed with the Kanto Local Finance Bureau of the Ministry of Finance as required by the
Payments of tenant security deposits held in trust (234,924) (272,613) o o . o o .
Financial Instruments and Exchange Act. Certain items presented in the financial statements have been reclassified for the convenience of readers
Other - (18,818) . . ) . o
o ) o outside Japan. PIC does not prepare consolidated financial statements as PIC has no subsidiaries.
Net cash used in investing activities (20,955,039) (3,654,742) L o _ ) _ _
CASH FLOW FROM FINANCING ACTIVITIES PIC's fiscal period is six months, which respectively ends in April and October of each year.
Proceeds from short-term loans payable _ 7.900.000 Amounts less than 1 thousand yen have been omitted. As a result, the total shown in the financial statements and notes thereto do not
Proceeds from long-term loans payable 11.300.000 18.400.000 necessarily agree with the sum of the individual account balances.
Repayments of short-term loans payable (6,500,000) (10,900,000)
Repayments of long-term loans payable (12,000,000) (18,400,000) Note-2. Summary of significant accounting policies
Payments of distributions (2,209,303) (2,824,899)
. . . (a) Cash and cash equivalents - Cash and cash equivalents consist of cash, demand deposits, cash and deposits held in trust, and short-term
Proceeds from issuance of new investment units 26,345,062 - : . . - . . o . . .
. o investments. Short-term investments are highly liquid, readily convertible to cash, have an insignificant risk of change in value, and an original
Payments of new investment unit issuance costs (22,097) - )
. . ) . L maturity of three months or less.
Net cash (used in) provided by financing activities 16,913,661 (5,824,899)
NET CHANGE IN CASH AND CASH EQUIVALENTS 1,824,343 1,317,572 (b) Valuation standard and method for securities -
CASH AND CASH EQUIVALENTS AT BEGINNING OF PERIOD 11671702 13.496.046 Available-for-sale securities — Private securities without fair market value are stated at cost being determined by the moving average method.

CASH AND CASH EQUIVALENTS AT END OF PERIOD

(Note-3)

13,496,046

14,813,619

(c) Depreciation and amortization -

The accompanying notes are an integral part of these financial statements.

Property and equipment - Property and equipment are carried at cost, less accumulated depreciation. Depreciation of property and equipment,
except for land, is computed by using the straight-line method at rates based on estimated useful lives.

The ranges of useful lives used in the computation of depreciation are generally as follows:

Buildings held in trust ... 3-68 years
Structures held intrust ... 3-50 years
Tools, furniture and fixtures held in trust.................. 3-15 years

( Premier Investment Corporation .



(Notes to Financial Statements cont.)

In accordance with the amended Japanese tax law, properties and equipment acquired on or after April 1, 2007 are depreciated with the residual
value of one yen recognized at the end of the useful life.

Properties and equipment acquired before March 31, 2007 are depreciated with the residual value of 5% of acquisition costs over taxable lives.

However, in accordance with the amended Japanese tax law, such properties and equipment are depreciated with the residual value of one yen
over five years from the following fiscal year after they are depreciated to the residual value of 5% of acquisition costs.

Prepaid expenses — Prepaid expenses are amortized using the straight-line method, and are mainly comprised of deferred financing costs for
corporate bonds, loans, and insurance.

New investment unit issuance costs — New investment unit issuance costs are amortized using the straight-line method over three years.

Corporate bond issuance costs — Corporate bond issuance costs are amortized using the straight-line method over the period through the
redemption of the bonds.

(d) Income taxes — Income taxes are accounted for financial reporting purposes. The tax effect of temporary differences for the carrying amount of
assets and liabilities between book basis and tax basis is recognized as deferred taxes.

(e) Property-related taxes — Property-related taxes (i.e., property tax, city planning tax and depreciable property tax) are imposed on properties on
a calendar year basis. The amount of taxes paid in the period is charged to income as property operating expenses. In accordance with Japanese
business practice, at the time of disposal, the seller of the property is generally liable for property-related taxes on the property from the date of
disposal to the end of the calendar year in which the property is disposed. The seller, however, is reimbursed by the purchaser of the property for
the accrued property-related tax liabilities, and the amount of the settlement reflects this adjustment. PIC is allocated the portion of the property-
related taxes for the period from the purchase date of each property through the end of the calendar year. The amounts of those allocated
portions of the property-related taxes are capitalized as part of the acquisition costs of those properties. Capitalized property-related taxes totaled
134,411 thousand yen for the six months ended April 30, 2015 and 40,037 thousand yen for the six months ended October 31, 2015.

(f) Method of hedge accounting — Special accounting is applied for interest rate swap transactions that satisfy the requirements for special accounting.
Hedging instruments and hedged items — Hedging instruments: interest rate swap transactions, Hedged items: interest expenses on loans payable.

Hedging policy - PIC conducts derivative transactions to hedge interest rate fluctuation risks for loans payable with floating interest rates based
on the “Asset Management Target and Policies” provided in its Articles of Incorporation and the risk management regulations on derivative
transactions.

Method for assessing the effectiveness of hedging — Assessment of the effectiveness of hedging is omitted as requirements are satisfied for
special accounting for interest rate swap transactions.

(g) Revenue recognition - PIC owns and operates office buildings and residential properties that are rented to tenants. Revenue from leasing the
office and residential spaces is recognized on an accrual basis based on the lease agreements. Rental revenue includes fixed rental revenues,
recoveries of utility charges, and other income.

(h) Accounting treatment of beneficiary interest in trust accounts, including real estate - For beneficiary interests in real estate trust, which
are commonly utilized in the ownership of commercial properties in Japan and through which PIC holds all of its properties, all accounts of assets
and liabilities held in trust, as well as all income generated and expenses incurred from assets in trust, are recognized in the relevant balance sheet
and income statement accounts.

(i) Accounting for consumption taxes - The national and local consumption taxes are excluded from business transaction amounts. Consumption
taxes receivable and consumption taxes payable are netted, and the net amount is recorded as consumption taxes refund receivables or
consumption taxes payable on the balance sheets.

Note-3. Cash and cash equivalents

Cash and cash equivalents as of April 30, 2015 and October 31, 2015 consisted of the following:

Thousands of yen

April 30, 2015 October 31, 2015
Cash and deposits ¥ 2,449,482 ¥ 3,171,424
Cash and deposits held in trust 11,046,564 11,642,194

CASH AND CASH EQUIVALENTS 13,496,046 14,813,619

Note-4. Schedule of property and equipment and intangible fixed assets held in trust

Property and equipment and intangible fixed assets held in trust as of April 30, 2015 and October 31, 2015 consisted of the following:

Thousands of yen

April 30, 2015 October 31, 2015
Acqusion  Acamuated  pogkvale Ao Acumulated gk vaue
Property and equipment held in trust
Buildings and structures
Buildings ¥ 81,769,783 ¥ 19,181,335 ¥ 62,588,447 ¥ 81,579,314 ¥ 19,448,363 ¥ 62,130,951
Structures 1,776,127 753,353 1,022,774 1,820,255 791,188 1,029,067
Tools, furniture and fixtures 258,080 192,804 65,276 196,017 126,292 69,724
Land 139,251,346 - 139,251,346 136,658,005 - 136,658,005
SUBTOTAL 223,055,337 20,127,492 202,927,845 220,253,593 20,365,845 199,887,748
Intangible fixed assets held in trust
Leasehold 1,777,602 - 1,777,602 1,777,602 - 1,777,602
Other intangible fixed assets 7,111 3,118 3,992 6,469 3,570 2,899
SUBTOTAL 1,784,714 3,118 1,781,595 1,784,072 3,570 1,780,501
OTA 4,840,0 0,130,6 04,709,440 037,66 0,369,4 01,668,249

A government subsidy of 19,834 thousand yen, granted for the capital expenditures at The Kanagawa Science Park R&D Building in 2006, has been
deducted from the acquisition cost of the building in trust.

Note-5. Unitholders’ equity

PIC issues investment units in accordance with the Investment Trusts Act. All the proceeds from the issuance of new units are designated as stated
capital. PIC maintains minimum net assets of at least 50,000 thousand yen as required by the Inve