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Impact of COVID-19 on NMF’s Property Portfolio

MASTER

No significant impact identified on over 80% of NMF’s investment sectors. The ratio of FUND
variable rent in rent revenues is approximately 0.7%

Sector

Office

Residential

Logistics

Retail Facilities
{Near Stations)

Retail Facilities
(Residential Areas)

Hotels

(Mote) Incudes the share of ather sector.

45 hog
193 82 39% There has been no significant impact on property management, such as the current
3% (Mot leasing activities and rent revision, etc. caused by the spread of COVID-19 infection.
16.9%
11.4% Decrease in variable rent due to decline in sales at retail facilities and hotels.
- Sales fell mainly at restaurants due to self-restraint from going out.
5. 7% 17.7% {However rent at GEMS is based on a fixed-rent)
- Most of stores excluding some in UCW Osaka has been closed due to the closure
06 of USJ (Scheduled from Feb.29 to mid-May)
6% - Demand for accommodation has decreased due to self-restraint from going out
and a sharp decline in number of foreign visitors to Japan (Decline in occupancy
. . rate and ADR).
w Variable-rent ratio to the total rent revenue

(Total actual results for the 7th and Sth FP)

Fixed-rent ratio 4

Impact of COVID-19

Variable rent revenue breakdown

99,39
riable-rent r
(#477miniyr.) E%_?%: Universal CityWalk Osaka )
5.3% : Hotel Vista Sapporo Odori )
= Total rent revenue (fixed rent) = Total variable rent revenue mUcw o g;‘;‘r'i"*'is'; SaPPOM @ Other Properies

First, | would like to explain the impact of the spread of the novel coronavirus
infection (“COVID-19”), which has been the major topic in recent days. | will be also
referring to the features of our portfolio to elaborate the situation.

One of the features of our investment is “diversified” investment across a broad
range of sectors. The upper half of the page summarizes the ratio of properties in
each sector to the entire portfolio and their current situations.

While the three sectors of office, residential and logistics account for around 82% of
the portfolio, there has not been any major impact on these sectors at this point.
On the other hand, as written in the red frame on the right, retail and hotel sectors
have seen an impact, such as a decrease in variable rent accompanied by a
decrease in sales due to people avoiding outings, the closure of nearby facilities,
decreased number of guests and other reasons. However, these sectors account for
only around 17% of the portfolio.

Furthermore, since our rent is based on fixed rent, including for these sectors, the
percentage of variable rent in the entire portfolio revenue was a mere 0.7% even
before the spread of COVID-19, as shown in the pie chart in the bottom half. In
addition, most of such rent comes from the two properties Universal CityWalk Osaka
(“UCW?”) and Hotel Vista Sapporo Odori.




—
I Impact of COVID-19 on NMF’s Earning Forecasts Rf

10th FP: Per-unit distribution forecast for the 10th FP remains unchanged due to other "N
factors such as progress of internal growth, etc. although the impact of COVID-19
is partially recognized .

11th FP: Earning forecasts for the 11th FP, starting from September 2020 onward, are
formulated on the assumption that there will be no adverse effect by COVID-19,

Assumptions

* Universal CityWalk Osaka (UCW) is assumed to be temporarily closed until the end of May (no sales-linked rent
generated) and reopen in June. It is also assumed that the sales is gradually recovered, and normal operation is
scheduled from July onward.

* The occupancy rate of Hotel Vista Sapporo Odori is assumed to remain low until the end of May and recover after
June. It is not assumed to have fluctuating rents until the 11th FP.

* The renewal period (downtime) of Nakaza Cui-daore Building is assumed to be pushed back by half a year, opening in
spring 2021 from winter 2020 initially scheduled, in light of the leasing impact, etc. to commercial tenants due to COVID-19.

™ Impact on the earning forecasts for the 10th FP (Per-unit distribution)

Forecasts for the 10th FP (Disclosed on December 5, 2019) ¥3,317
Decrease in sales-linked rent revenue at Universal CityWalk Osaka (—¥112min) —¥23

(I:rg%?g_?g Decrease in variable rent revenue at Hotel Vista Sapporo Odori (—¥24min) —¥5
Pushing back of downtime period at Nakaza Cui-dacre Building (+¥81min) +¥17

Other internal Reflection of operating performance of other properties, etc. (+¥41min) +¥8
growth Reflection of financial cost results, etc. (+¥13min) +¥3
Revised forecasts for the 10th FP (Disclosed on April 14, 2020) ¥3,317

<NMF’s policy on the impact of COVID-19 on the earning forecasts>
Internal reserves

In the event that a temporary additional decrease in revenues due to COVID-19 (as of the end of February 2020 FP)
is expected in the future, NMF will implement distribution in excess of retained )
earnings up to the amount of internal reserves(note) for the purpose of stabilizing ¥3.42pin (¥725/unit)
the distribution.

(Note) The amount reserved equivalent to gains on sales of properties in the past.

I would like to explain the impact on our earnings based on the features explained
in the previous page.

In the current fiscal period ending August 2020 (the 10th Fiscal Period), although
there are some impacts of COVID-19, distribution is expected to be unchanged from
the forecast due to internal growth and other factors. As for the fiscal period ending
February 2021 (the 11th Fiscal Period), since the period starts in September 2020,
which is still far from now, we assume there will be no major impact of COVID-19.
In the frame in the upper half of the page, the outlooks for UCW, Hotel Vista
Sapporo Odori and Nakaza Cui-daore Building are described as main
assumptions. They include closure of shops, a decrease in variable rent due to low
occupancy, and postponement of starting time of downtime reflecting the impact of
the current leasing.

Earning forecast for the 10th Fiscal Period in light of such situation is shown in the
table at the bottom of the page. Considering various incomes and expenditures,
distribution per unit has been decided to be 3,317 yen, unchanged from the initial
forecast.

As we have received requests for deferment of rent or reduction/exemption of rent
from several tenants mostly of retail facilities and hotels, we are allowing for
deferment for some tenants as financial support after assessing the collectability in



order to prevent them from going bankrupt or withdrawing. With states of emergency
announced in several municipalities, further responses may be taken depending on
the situations going forward. Even in such cases, we will make decisions carefully
from the perspective of whether the response is the best for securing stable income
over the medium to long term and such.

Although it is difficult at this point to forecast accurately when COVID-19 will end or
whether there will be additional impact, as described at the bottom of the page, if
any additional impact arises due to a temporary decrease in revenue, we plan to
make distribution in excess of retained earnings up to the amount of internal
reserves, which was reserved for the amount of gain on sales in the past.






NMF’s 3rd Public Offering Overview

”~

NMF raised approximately ¥29bln in equity through the flexible public offering with a view to"{i\5"

save costs for equity raising.
e Key points

Highlights of Public Offering

» NMF plans to acquire 9 relatively-new Sponsor-developed brand series

properties with high added value, mainly offices and residential properti

k. Summary

Offering type

Domestic Offering
{0ld Extraordinary Repaort System)

Total number of units offered

L==N (incl. Third-party Allotment)

in the Greater Tokyo area, where upside potenfial can be expected due

167,900 units

J("Bl Total number of units issued and

high tenant demand, for a total of ¥40 4bin.

- Strateqgic Property Replacement (SPR} leveraqging the Sponsor's broad
development capability and NMF’s characteristics as a diversified type
REIT.

- Proactive pursuit of upside potential in favorable real estate markets.

+ Distribution foracast for the 10th FP has increased by +3.4% from
the 8th FP results. LTV has declined by -0.8pt from the 8th FP end.

Market Valuation

- Obtained approximately 9.5 fimes more application with strong demand

from domestic and overseas investors.(Previous global PO : Approx. 8.3
times)

outstanding after Third- Allofment

4,715,200 units

Iszue price (Offer price)

¥179,830

Amount to be paid {Issue value)

¥174141

Launch date

December 5, 2019

Pricing date

December 16, 2019

Payment date (Third-party Alloiment)

December 20, 2019 (January 21, 2020}

Total amount to be pad
{incl. Third-party Allotment)

29 2 hillion

k. Change in indicators End of previous period Acquisition After PO
{August 31, 2019) (narch 31, 2020)
Assei size ¥1,011.2 bln *¥40.4 bin ¥1,051.6 bln
MNumber of properties 289 9 298
Average building age 18.8 yrs 1.1yrs 18.6 yrs
Greater Tokyo area ratio 32.0%% 100.0% 327%
Average NOI yield 5.1% 450 S52% (M)
Unrealized gain ¥124.0 bin ¥5.8 bin ¥141.2bin  (reees)
{Unrealized gain per unit) (¥27,277) (435,098) (¥29,945)
LTV ratio 43.9% - 4319 (- 0.300) (Nowes)
g e

Uhoted ] Average MO yiek is calcutated based on February 2020 FP results. For properies acouired at the publ

(hote2] Unrealized gain includes the ncrease in uwrealized gain on the subsequent apprsisal acouired in February 2020 FP

Aug. 2020 FP forecast
¥3317 (+3.4%)

lic offering, itis caloulaied based on appraisal valus

(Mated] LTV ratio reflects the balance sheet of February 2020 FP

As our second topic, | would like to explain the public offering we conducted in

December 2019.

Through this public offering, which was the third offering since listing, we raised

approximately 29 billion yen in equity. It was conducted at a flexible timing in

consideration of capital cost.

The points of the public offering are summarized in the box on the upper left. The

main highlights are the following four:

To acquire relatively new properties developed by the sponsor, centering on

offices and residentials in the Greater Tokyo area (9 properties for 40.4 billion

To realize strategic property replacement by capitalizing on NMF’s feature as a

diversified-type REIT and development capability of the sponsor responding to

>
yen).
>
a wide range of sectors.
>
favorable market environment.
>

3.4%.

Existing portfolio having realized proactive internal growth capturing the

To lower LTV by 0.8 percentage points while increasing distribution per unit by

With a broad range of investors recognizing these points, we received more

applications than for the previous publi

c offering as a result.




Changes in indicators before and after the public offering are as shown in the table
at the bottom of the page. With regard to diversification of properties due to asset
size expansion, average building age, the ratio of the Greater Tokyo area and such,
the effects of the public offering are also demonstrated in concrete numbers.






I Financial Highlights for February 2020 (9th) FP lA’J
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DPU for Feb. 2020 FP: ¥3,279, up ¥70 (+2.2%) from previous fiscal period results.

(% min}

m. Main factors accounting for differences between the 8t
results and the 9th results (¥min)

Operating Revenus
Rental revenues 489

Operating Hevenue 6,617 w927 a1 ] a8
Rermal renm e 33,388 BAaN au .45 -11 Rent ard aes of particlic .
Rher rertal revenues 3,222 3059 174 Zam 55 pcorh s rag i Ppdat o ot b ;?:E{,;._-Pg properties 45
Gan on sees of real esane ] g ] - - .
Operasng EBxpense 2253 37 % Impact of tenant rnover &t LP hwatsuki -7
Remal Busnes Expanses 15,720 1 44 Imd:# EG]JET[H:“ 219
Aepar Experees 1458 ] -14 Cther | 173
Tax and Pubic Dues 576 3 rentalrevenues -
Deprecaton and Amomcanon 5,151 1 15 Segmalm inresidertia FI'SPEﬁF—‘- Ky MU0ery e CONDradt renowal T -58
Eham LR 1037 S5l .
Absenceof cancelgtion pensly fee, go -118
et man agement e 3,791 E] .
Bmomoon o goodw 2622 FY ] 262 B | Absence of gain on sales ta peotieland aeaotFE Shinuku Kawatado]
Rher operatng moeses 617 619 1 65 35 O . .
COperating Eqpense
Operatng prafs 14,265 13473 a0 14,551 123 il nd =
Mon-operating reve nues 5 ] 2 B 8 Rental Business Bpenses
Morroperating expenses 2,574 2,506 -72 251 -12 | in iy = peid, o =
Wrar it Expansas and ohar finandal ooss 2,512 243 -4 248 -4 Sessonal changss ek d -
IMeE=men: Wks Saane oo 55 55 ] il -5 Rentsl business expenses o porffdic propatiss (wdusna it asarss mid| -1Tr8
CROET NON-ODEratng expertes El 10 2 13 -2 | of isition fewiudng LHRyeperses pad) a5
Ordinary ncome 1.8892 12,175 au2 12,031 133 N pactof acql ) .
Bxraardmary gun and i - 16 1 - 16 Asset managerment fees /Other g e 68
Met mcome: 11,580 12,188 EE] 12,030 158 Mon-operating expenses
Destnibution of Eamngs a 11,891 12,189 a9y 1203 165 Interest Expenses and other finandal costs
Destmbuton n exmss of net samngs B 2,901 d.272 an 4,291 -18 Cther -
norn-operating eqenses
Tatal dstmbunions  a+h 14,592 15401 Hey 15312 146 =
Exraordinary gain and loss
Infternal neserves -242 54 72 -GS {10y n n .
{Tatal Infernal reserves) {3074 {342 {-E54) {3,409 j10 Extraordinary gain on natural disasters trswans rames R oeaton s0as |
DALY s 33W] £l 32a EL| Met income:
Dezrbuzons of axmINgs per une (¥) 2,571 2,585 14 2,551 as -
Revers sl of inter nal res erves ¥ B54min{¥138unt)
DemrbuRons n eces of retaned |A'ﬁon'.e:|.|-aaetwje1a'rtrow mpact &t LP Lrsyasu and LP watsuk ¥ 168minE34ni)
SATMNGS BT UNT |S0wance for 342 LS 240 Gk 2 - - "
adjummerns o temporary d ferences )| K) |hon:e:u'\-ae'r.70d wion of investm ent units due to Esuance of new ivesiment wits ¥ B0mnE 104uni)
DesirhuSons 0 ewces of retaned
EETINGS B unt [other dembutons n 294 26 X axz
enmes of net eamngs i V)
Tatal ansets 1,164,747 1,193,471 24,708 1,195,121 -1,839
AmuiEtion prce 1,011,279 103103 19,76 1,031,039 -
Interes-beanng detr 5 510,727 ~2 510,727 -
v P 1% 22.7% 0.1
Harket Cape izaon 807713 35810 - -
NaL 26,357 A8 2,259 104
] 19,953 505 19,79 157

| would like to explain the financial highlights for the fiscal period ended February
2020 (9th Fiscal Period).

Distribution per unit was 3,279 yen, up 2.2% from the previous fiscal period result.
On the right, the main factors for the change from the result of the 8th Fiscal Period
(fiscal period ended August 2019), the immediately preceding fiscal period, are
summarized.

As to rental revenues, internal growth of existing properties significantly surpassed
the impact of tenant turnover at Landport Iwatsuki, bringing an increase of
approximately 500 million yen combined with the effect of external growth from
additional property acquisition. With this and other expenses reflected, net income
increased by around 500 million yen.

Furthermore, as shown in the pink frame, we have decided to implement stable
distribution by conducting reversal of internal reserves of approximately 650 million
yen, which is an amount obtained by adding the amount equivalent to dilution due
to public offering during the period to the amount of impact from tenant turnover at
a logistics facility initially expected.




Financial Highlights for February 2020 (9th) FP A’J
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FUND

& ain factors in change of DPU (%/unit)

- oRU Increase Decrzase
factors factars Increass in asset management - 44
[¢s] fee to the as==t managemsent
) ) ) company
Increass in rent revenues, +57 Diecrease in repair 7
and comman area charges expenses Decrease in interest expenses  +18
Difice +43 o and other financial cost
3,600 Rete_ul_ +3 Decrease in wtility 3
Logistics +7 expenses paid Extracrdinary gain +3
Rezidential +4
Hatzl -5 Decrease in PM fes 3 Dilution of investment units dus =114
3,500 X to izsuance of new investment
Decrease in other +T units
Seasonal changes in =12 expenses
3,400 residential propertias Reversal of intemal reserves +77
Abzence of cancellation =23
penalty, st -15
33004 5 7T/ —32
45
_______ 22 Tttt
3200
Increase in repair expenses -2
3,100 S
Increase in maintenance cost =2
Increase in rent revenues  +4§
and common arsa charges Increass in depreciation -7
3,000 expenses
Others -1
Increass in other expenzes -4
2,800
R
0 -
Aug. 2019 FP Rent revenues Rent revenues Rental business Rental business Others Feb. 2020 FP
DPU result (Portfolio properties) (Acquisition) Eexpenses EXPENSEs DPU resuit
{Portfolio properties) (Acquisition)

10

This page shows factors for the change from the previous fiscal period result, broken
down to the distribution-per-unit scale.

Considering both the increase factors in light blue and the decrease factors in pink,
distribution per unit for the fiscal period ended February 2020 stood at 3,279 yen.







I Earning Forecasts for Aug. 2020 (10th) FP and Feb. 2021(11th) FP
DPU forecast for August 2020 FP is ¥3,317, up 1.2% from the February 2020 FP results.
DPU forecast for February 2021 FP is ¥3,328, up 0.3% from the August 2020 FP forecasts.

Operatng Revenus
Remal rewvenues

.
results and the 10th forecasts (¥min)

Opersfing Rewenue
Rentsl rewenues

Rertt ard conmmen ar wa chiarges of oo propedes 420

Ofer et rewenues T
{iperatng Expense
Remal Busnes Expenaes = i wiity enperses mosved, e EE

Aopar Expenss

Taw and Pubic Dues

e fiaal prcappesriens; Oy v crveey st coninact ran

Deprecaton and Amortiza bon

(Eners

Asmet MAnagement fees

fmortzaton of goadad

e operatng expenses 619 6483

ad

QOperating profit 14473 15451 78 15243 ]
MOn-Operatng revenues E] = -4 = =
san-operatng expenses 2,506 2432 -73 2,369 43

Intarast Expansis and othar finamdal o 2] 2418 -19 2,35 63

[N vE=Tment un s maiance coms 55 -5t

her non-aperatng expenses 10 12 1 13 a
Ordnary moome 12,178 13,019 823 13,07 52
Extraomimary gan and lass 1 - -16 - - _ P PP -
T 15,18 A gE =T 0T =~ .f-br::eo investrEnt LN issuance cosE

Net income
Destmbuton of Eamngs a 12,184 13,009 20 13,00 61
Desinbuton n excess of net samings b 32 2,431 -id1 2621 -9
Total datnbutions a+b 15401 15,630 179 15,692 51
Tl 54 - ase - - Main factors accounting for differences between the 10th
{ Tatal Intemal reserves) {3,420) {3,420} = 3,420 -
forecasts and the 11th forecasts (¥min)

DR %) J..d.n"JI 3317 EL 3328 11

D tons oF SNTINGS DErUn (¥ 2,588 2,759 174 2,772 13 :::-F ﬁr.; Revenus

DEriutons N eecems o reaned

eamings per unet [alowance for £l az? 9 =E7 7 Rental revenues

adusment of temporary dfferences| {¥) Cfher rentsl revenues

Derbutons n excess of reaned = .

aamngs per unet [other dembutons n 3z 181 -145 172 -4 Operafing Expense

excess of net earmngsl (%) ental Buziness Expenses

1,193,471 1,198,473 5,201 1,196,036 2427 Man-ope =naes 4T

1,031,038 1,051,686 20,647 1,051,686

Inmres-nsarng dent 510,727 517,884 7,157 517,841 2
LTV 43.2% 0.3% 23.3% Q.1% S
Miarie t Captaizaton - . - - Net income
wal 26,387 27 566 1,208 27,611 as
FE 19,453 21,025 1,071 21,141 1186

s

MASTER

FUND

Main factors accounting for differences between the Sth

107]

Inerest nzes and ofher inandial coskE £3

54
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I would like to explain the earnings forecasts for the fiscal period ending August 2020
(10th Fiscal Period) and the fiscal period ending February 2021 (11th Fiscal Period).
Distribution per unit for the 10th Fiscal Period is forecast to be 3,317 yen, an increase
of 1.2% from the 9th Fiscal Period. Distribution per unit for the 11th Fiscal Period is
forecast to be 3,328 yen, an increase of 0.3% from the 10th Fiscal Period.

For each period, changes from the results of the immediately preceding period are
shown on the right.

For the 10th Fiscal Period, rental revenues are expected to increase by around 1.4
billion yen due to internal growth of existing properties and external growth of
additionally acquired properties. With this and other expenses reflected, net income
is expected to increase by around 800 million yen.

For the 11th Fiscal Period, as it is still some time away, the forecast is made
conservatively mainly based on uncertain factors that have positive impact. The final
net income is expected to increase by around 50 million yen.

No reversal of internal reserves is forecast for either the 10th or 11th fiscal periods.




Summary of Main Management Indicators MASTER

) FUND
[ S Dperatlng revenues {¥m|n) - NOI (¥mi
*Figurzs in parenthesis indicats tofal operating revenuss excluding gain on sales. { m ﬂ)
—— NI Yizld
® Gain on sales wLogistics = Office verage =
® Residential m Retail 5494 5.1% 5 405 5 404 £ 404 5204
38,139 35 428 lsa a1?l .
(35,032) 34,218 (34.742) {36,810} 36,627 veoma 28357
.13.11. ) - f— 20475 24,677 x
2 4,510
4,549 4,828 47785 4804 e
4,695
3,674 3,030 4,380 4,358 588
4,563
5,013 4471 4403 4541 4814
10,208 10,468 10,882 10,741 11,343 11,685

Aug-17 Feb-18 Aug-18 Feb-13 Aug-19 Feb-20 Aug1T Feb-1& Aug-18 Feb-18 Aug-19 Feb-20

& Acquisition price (¥min) M DPU®) and LTV(%)

1,011,278 1,031,088
Farecast

I el

927 ME 922,586

Aug-17 Feb-18 Aug-18 Feb-19 Aug-19 F=h-20

{hcted In cperating revenues, MO and acquisition price, the tatal amount indudes each amount for hatels and other properies thaugh it & nat indicated individually.

This page shows the changes in operating revenues, NOI and other indicators over
the past three years.

On the bottom right of the page is the change in distribution per unit. Since the fiscal
period ended February 2018 when a large-scale property replacement was mostly
completed, we have conducted management that aimed for internal growth of 2% or
higher per year. As a result, we have achieved growth of 7.6%, or 3.8% annually,
including growth in line with the third public offering. Moreover, while increasing
distribution, we have gradually lowered LTV, which is indicated in red, achieving

financial stability and future acquisition capacity as well.
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| Acquisitions in NMF’s 3rd Public Offering MASTER
Acquisition of 9 relatively-new Sponsor-developed brand series properties in the FUND

Greater Tokyo area

m ¥40.4 vin m ¥9.8 bin m

ore
ED) ogistics ) T
wPMO Akihabara Kits ® PMO Higashi-Shinbashi @ PMO Hamamatsucho ® Landport Higashi-Narashino reacquisition type
T SPR (Notez)
=
| <4

Fornar In-Youed Migeti Nanateso
T

¥4.3pin NOI yield 3.7% ¥11.8bin NOI yield 5.7%

¥8.4bin NOI yield 3.8% ¥4.Toin NOI yield 3.8%
) X
® GEMS Sangenjaya ® PROUD FLAT = PROUD FLAT ® PROUD FLAT » PROUD FLAT Redevelopment and

Togoshi-Koen
/d\ GOOD DESIGN

Miyazakidai Asakusabashi Il

(Mone3)

Shbgya Tom‘!gaya reacquisition type SPR

r

N2 AWARD 2019 oo

: -I \ R

e it :
¥1.8oin NOI yield 4.0% ¥2.5bin NOI yieki 4.3%

¥1.3bin NOI yie

WAT%  ¥1.250 NOI yield 4.4%  ¥3.9bin NOIyisld 4.6%

(Note1) in this page, NOI yield refers to appraisal NOI yield at acquisiion. (Note2) Average building age & the weighted average of the bulding ages as of the acquisition date by acquisition price
(Noted) Property R, it
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Starting from this page, | would like to explain external growth.

As | previously explained, we acquired 9 properties developed by the sponsor
through the public offering conducted in December 2019.

Although most of the properties are office and residential properties located in Tokyo
with expected upsides, the total acquisition price was 40.4 billion yen, which is 5.8
billion yen lower (-13%) than the appraisal value.

Since all the properties fall under the four brands (PMO: office, Landport: logistics,
GEMS,; retail, PROUD FLAT: residential) for which the sponsor has accumulated a
development track record and the average building age is about one year, they are
judged to be highly competitive.

As Landport Higashi-Narashino on the upper right and PROUD FLAT Shibuya
Tomigaya on the lower right are properties acquired under redevelopment and
reacquisition type SPR (Strategic Property Replacement), | will explain them in detail
later in this presentation.




—

Promoting external growth focused on acquisition of high-quality properties mainly f‘!'t
developed by the Sponsor M TER
NMF has continuously acquired high-quality sponsor-developed properties since conclusion of
leasing value chain agreement with the Sponsor.
& Acquisition track record of Sponsor-developed properties  (After the acquisition of properties in the 3rd PO)
Greater Tokyo Area Average Building AQe  (as ofthe end of March,2020) Average NOI Yield  (Note1)
M 4 brands [l Entire portfolio o 5.29%
18.6 yrs 49% 2%
Grﬁ?é.grgﬁj‘gv 6.6 yrs
97 7% .
4 brands Entire Portiolio 4 brands Entire Portfolio
(. L ) n Seller breakdown of the portfolio properties
Acquisition track record of Sponsor-developed properties
q b ped prop (Hote2) after the 3rd PO (Note3)
(in) m Total acquisition price for 4 brands since incorporation (left)
Total acquisition price for 4 brands at incorporation (left) 300.0
The ratio of 4 brands (PMO/GEMS/Landport/PROUD FLAT) (right) 28.5%
350 : 0%
2506
300 134 25 7% M Sponsor (4 brands)
250 - 22.33-;5 22 9% 25% ] Spnrfsar (others)
00 1318 1355 11;91; 1604 :géi 19.9% Oulmdes;.eﬂer
16.8% 17.1% g 17 2% = i 20% Merger with TOP
150 —mm W = .
10 Sponsor ratio
15% 61.5%
50
0 10%
Incorporation  Feb-18 Aug-18 Feb-17 Aug-17 Feb-18 Aug-18 Feb-120 Aug-10 After PO
(Oet-15)
(Mote1) Average NOI yields is the sum of annualized MO based on the actual NOI for Febnuary 2020 FP for existing properties or the sum of the appraisal NOI used for the direct izath in reports for
properties acquired at the 3™ PO | divided by the total acquisition price.
(Mote2) The ratic of 4 brands is the ratio of the total acquisition price for the 4 brands to the total acquisition price for the entire portfolic as of the relevant time.
(Mote3) Sponm fies indicate the ies acquired from Nomura Real Estate group or its real estaie funds etc.. 16

We have been able to acquire quality properties developed by the sponsor since
conclusion of a leasing value chain agreement. | would like to explain how such has
strengthened external growth.

I mentioned the four brands on the previous page, and the features of those
properties under the four brands we have acquired are summarized in the three
graphs on the top half here.

Since over 97% of the properties are located in the Greater Tokyo area and the
average building age is around 6 years, they contribute to improving the quality of
the portfolio, and profitability is also similar to that of the entire portfolio.

On the lower left is the acquisition track record of sponsor-developed properties, and
on the lower right is the ratio of sponsor-developed properties including the ratio of
those that are not under the four brands. The ratio of properties under the four
brands to the entire portfolio has increased to approximately 30%, and since we
have heard that pipeline properties are steadily being prepared, we would like to
capitalize on them as the driving force for external growth.




I Strategic Property Replacement Overview (Redevelopment and Reacquisition Type SPR) A

MASTE
SPR leveraging the Sponsor’s broad development capability and NMF’s characteristics FUND
as a diversified type REIT
Overview of the properties disposed Redevelopment Overview of the properties acquired
(Sold to the sponsor in June 2017 due to tenant move-out) and ReachiSition after redevelopment
™ Fomer Witsubishi Motors Shibuya (Land) — ®PROUD FLAT Shibuya Tomigaya
. Effects of SPR E= cone
S Disposion price ¥1,720min Elimination of the risk of decrease ::T::M“ ¥4'44:'::
- . in income due to ! :
::::d:d: é;‘:zz::: tenant move-out Urlrudizndgu'n [ I!-‘iBUm!n
Realization of profit at the time e (121%)

of sale

Value-up including change of _ ) ) o
® Former Ito-Yokado Higashi-Marashino Store property use through ® | andpert Higashi-Narashino Logistics
redevelopment
e[ v 7me

Securing opportunities for - )

. - | wal o

Uizpazfian price ¥0G4min external growth through sales - i #15.700min

Epoensel vahie ¥640min agreements with preferential NOI yisid 57%
negotiation rights 3 328min

Gain on ssle ¥15min Uirezalized gain (o]

—_
. [Urrestzed pein i) (32.2%)

[Mote) Difference betwesn aparaisal value at acquisiion and acquisition price.

Redevelopment and reacquisition with change to optimal property use utilizing the area potential, etc.
./A\

e |
NOMURA REAL ESTATE MASTER FUND K
4

DEVELOPMENT
Diversified development SPR Diversified type REIT

capabilities as a comprehensive ' investing in various sectors
real estate developer

R
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| would like to once again explain redevelopment and reacquisition type SPR
(Strategic Property Replacement), which we realized upon property acquisition this
time around.

As described on the left, the two properties on the right, which we acquired this time,
had been sold to the sponsor after the tenant move-out and redeveloped. We
acquired them by exercising preferential negotiation rights.

As the photos on the left indicate, the use of the properties was retail when we owned
them. However, as the photos on the right indicate, the use was changed to
residential and logistics after the redevelopment to utilize the full potential of the land.
The transaction this time was realized by joining the features of a diversified-type
REIT capable of utilizing investment opportunities of various sectors and the
development capabilities of the sponsor covering various sectors.

As summarized in the middle, with the implementation of the redevelopment and
reacquisition type SPR this time, we were able to realize (1) avoidance of downtime
accompanying tenant move-out, (2) profits from sales, (3) value enhancement
through redevelopment and (4) property acquisition with favorable terms by
exercising preferential negotiation rights.

We intend to use redevelopment and reacquisition type SPR effectively when we
have a chance to do so in the future.




Track Record of Growth since Incorporation

Improved portfolio quality through property replacement taking advantage of the "EoND.
Sponsor’s support and achieved steady increase in distributions.
Incorporation Feb. 2020 FP |  After PO
Numbser of Fropartes 287 204
kbl o5% Disposition of less competitive properties 2 2T
Aerage building age 19.3yrs & due to buikjingpage, el(l::)_ . 18.9yrs 18.6yrs lﬁ:]zs;r;m
DPU (Hoet) ¥2 656 ¥3.279 [hies)
(+23.5%)
w Asset Size (¥bin) 10310 10516

1011.2

®  Total Acguisition Price (¥bin)
®  Total Disposition Price  (¥bin)

Incorporation
[Oce-15)

Feb-16 || Aug-16 H Feb-17 || Aug-17 || Feb-13 H Aug-13 || Feb-19 || Aug-19 H Feb-20 HAﬁBrPO‘

[Note1} Distibusions far February 2016 FP are calculated on a sis-month basis far 152 operating days. (Neae2) “After PO" is the time as af the end of March 2020
[Moted] i an average bulding sge without taking inte accaunt the effect of property acouisition and dispesitian from the eriging portfolio at incomoration until te end of Marsh 2020,

Total Acquisition
Price

T1 properties
¥371.3 bin
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Here, | would like to explain track record of external growth since incorporation.

As shown in the graph in the lower half of the page, while we have acquired 71 properties

that are mainly comprised of newly constructed properties developed by the sponsor in the

Greater Tokyo area at an approximate value of 370 billion yen, we have disposed of

properties that consisted of mainly old properties with concerns regarding their future

management valued at more than 110 billion yen.

As a result, as shown in the table in the upper half of the page, we were able to strengthen

our portfolio by promoting property diversification, increasing the ratio of properties located

in the Greater Tokyo area and lowering the average building age, and also raised the

distribution level.

We will continue to work with an aim to draw out more positive effects.







| Internal Growth ~Management Status~

Asset Management Topics for Feb.2020 FP

MASTER
FUND

Achieved an increase in average unit rent through tenant replacements and rent

revisions (Increased to ¥18,214/tsubo (+0.9%) from ¥18,060/tsubo at the end of
previous period.)

=
E Rent gaps @ +9.9% at the end of Feb 2020 FP E
i

B Average Rent (¥/ tsubo)

(¥ isuba) {Incraased by +3.5% frem praviaus FP)
> The rate of rent increase upon tenant replacement: +17.6% 19.000 T T————
(The rate of rent increase within tenant replacement with O aparasn of raalcrias
rent increase: +18.5%) P pa5a0 28
E-Fﬂ.lE'I’Hlﬂn =
» The rate of rent increase upon rent revision: R 12,000
+3.4 (The rate of rent increase within rent revision  H"<"enged 17500
with rent increase: +5.8%) :
. o 17.000
» The rate of rent increase upon rent revision L ha.301
at PMOs: +4.79% {contract renewal included) 18.500
* The rent gap is still expanding. inee1 18.000
As of Feb.29, 2020 : +9.9% (Up 3.5% from previous FP) 15.500 Ny | v =, ]
o~ —
. e | =] o [ [ ] |
Aug1T Feb-18 Aug-13 Feb-19 Aug-19 Feb-20
Amount of change in monthly rent
. | vwnrage rate of rent A W o
. and rate of change in monthly rent |rerese sminienan 40 go, b Amount_uf isi i (o e anld.rate = rcraatn it ont i +5.89%
| repacemant wiin sent - change in monthly rent upon rent revision pewez -
upon tenant replacement (voez) [ noraase i rerk nerease
R — Monthly rent descrease e Monfily rent inreas: s Montly ren changs rate o) Morthly rent decresss  m—Monthly et incease  esSesbionfily rent change rae
o 17.6% &
TR
g 4 e 33% 34%
0
6 2.4%
15
7 10
2 - 5 .
"1 . Lo @ -
2) i1,004) (2,326] 13,666) (5,502} 2,740} {2755} (5) (2
(40,564 (33,304 [za427} (21,007) (24,514] {22.830)
(4 (10}
Aug-17 Feb-13 Aug-18 Feb-19 Aug-19 Feb-20 Aug-17 Feb-18 Aug-18 Feb-19 Aug-19 Feb-20
[Motei} Itis caboulased subject (o the proparties beld by NMF excluding the properties which the entiee buiding leased o one tmrant. (Nate2) Figures in parentheses ane the floor area upon tenant replacemsent and the floor aneas
{Tsuba) subject 1o rent revision. The changs in manshly nend is calcubated e the weighted average of all subjected area. The same applies 1o the follawing indestment seciors. 20

Next, | would like to explain internal growth.

For the office sector, steady internal growth was achieved through tenant
replacements and rent revisions.

As shown in the asset management topics in the upper left, the rate of rent increase
upon tenant replacement was up 17.6%, that upon rent revision was up 3.4% and
that upon rent revision exclusively at PMOs was up 4.7%, all surpassing the results
of the previous fiscal period.

The rent gap as of February 29, 2020, was 9.9%, expanding by 3.5% from the end
of the previous fiscal period.




I Internal Growth ~Management Status~

proactive leasing backed by strong leasing demand.

& Change in floor area from move-ins & move-outs (tsubo)

MASTER

FUND

_ Achieved the highest rate of rent increase since incorporation through

| ove-out s B ove-in Met
e m s . e I
. . ¥ {CtrvactedT2H]
(1,583) . . 1,696
12 480 (2.228) (2,204) (2273 (1.898)
280 (2,755) (2.408)
3.240) (3.662)
{5,856)
Feb-18 Aug-18 Falr17 AugAT Feb-18 Aug-18 Feb-18 Aug-8 Feb-20 Auig-20
{5 manths) (Fareast]
.y < Aug. 2020 FP > Progress on tenant replacement
< Feb. 2020 FP> Tenant replacement effect (a5 of Mar. 31.2020)
. Floor area subject to move-out (scheduled) - 1 696 fsubo in total
2,255 tsuba in tatal [The rate of rentincrease + 17.6% ] !
Upper figures show the subjecied Aoor anea, and lreer Agures show raie = - ; " i
<Examplel> e o et resacament Of the above, fioor area subject to mowe-in (scheduled) [THE rate of rent II'ICI'E!aSEJ
Contracted -+ T721tswpg —————F +
Applied - 181 tsubs e 24'2%
882 fsuoo

Upper figunes show the subjected Toor anea, and lower Agunes show rate of rent Incease upon lenant

<Example> e

1 FMO ¥ ' NMF Tenjin-
/ e E:,"‘F G;“_r:a Nihonbashi g E —
NRE Higashl- NRE Miahl-Umada i ¥ imae Building Mitsukosi-mae =Ry Building
p“f:a:lrm;m ninanbagni Eullding Bullding 213 tsube 82 rauno - == 62 truba
bl " n fa - { i 7] — i }
(127 09%) (iﬂgﬁnrssgca) {f?';;;&) o (+ 51 8%) { +20.0%) {+35.5%)

(Mate] The figure shaws floor area for which NMF received an applisation for socupancy,
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This page describes some our progress in leasing.
As shown in the lower left, the area subject to tenant replacement was approximately
2,200 tsubo for the fiscal period ended February 2020. We implemented proactive
leasing activities against the backdrop of strong demand, and achieved a rent
increase rate of 17.6%, the highest since establishment.
As shown in the lower right, the rate of rent increase for areas already contracted
stood at over 24% also for the current fiscal period ending August 2020. We will

continue to seek realization of internal growth going forward.




I Internal Growth ~Management Status~ MASTER
FUMND

Promoting continuous rent increase with a focus on the downtown
Tokyo area through move-ins and move-outs.

Asset Management Topics in February 2020 FP

» Achieved rent increase mainly in the downtown Tokyo area through
move-ins and move-outs.

Rent increase by move-ins/outs in the Tokyo 23 wards: +5.406
[Increased by +1.7% from previous FP)

> Change in monthly rent due to move-ins and
move-outs or contract renewal

@ Change in monthly rent due to move-ins and move-outs
733 out of 978 units (V4.9%) replaced with increased
rent

]

]

i

]

]

i

i

i Mame of property Mumber of Change in Change in

) i : ;
Change in monthly rent +4.5%6 (+¥4,617 thousandimo) | mave-insiouts rent (¥) rent (%)

1

L]

i

1

L]

i

i

L

L

i

Type
@ Change in monthly rent duo to contract renewals ejimacai Milinnium Garden [Residental 2 ¥211,000 34.1% Family
93 out of 1,194 units (7.8%) renewed contract with PRINE UREAN Shircnz 9 425,400 25.4% Family
ncreased rent PRIME UREAN Ninanbashi Kaysoach 12 ¥142,000 10.1% Singh
. 8 anbashi Keyabacho 3 oA inghe
Change in monthly rent +0.496 (4488 thousandima) — =
PRIME UREAN Ebizu 2 ¥38,000 10.0% Compact
®. Amount of change in menthly rent at move-ins and move-outs & Rate of change in monthly rent at renewals
oetrmaared | ot of change in monthly rent elie— Rl of change in monthly rent
5,000 100%

4.5%

4,000
3.000

0%
2,000
1,000

1] 0%

Aug17 Feb-13 Aug-18 Feb-19 Aug-18 Feb-20 Aug-17 Feb-13 Aug-13 Feb-19 Aug-19 Feb-20
[Mote) From the pressniation matedal of the fiscal pericd ended February 2020, as to “Amaunt of change in manthly rent at move-ins and move-outs” and “Rate of change in manthly rent at renewaks”, they are recounted and
revised for the purpose the subject aea is e residential area sxcluding the ares wad a6 retal slores, nclding the actual resuls for e previous fiscal panads. 22

As for residential, we continued to raise rent mainly at the time of move-ins and
move-outs at properties in the downtown Tokyo area.

As described in the upper left, the rate of change in monthly rent due to move-ins
and move-outs was up 4.5%, surpassing the result of the previous fiscal period as
did the rate of change in monthly rent due to contract renewals.

Furthermore, as shown in the table on the upper right, there is more than one
property in the downtown Tokyo area with a rate of change in monthly rent due to
move-ins and move-outs surpassing 10%. As a result, the average rate of change
stood at 5.4% for properties in the 23 wards of Tokyo.
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MASTER
FUND

I Internal Growth ~Management Status~

Proactive promotion for rent increase upon tenant replacement and

rent revision, supported by a high occupancy rate and stable income from fixed

rents.
b Rent Revenue Breakdown (Overall retail)
Asset Managemenl TBpiCS in February 2020 FP i) Reside!'llial areas (fixed-rent) Station areas (.fixel:l-r\entj
2,000 s Sales-linked rent = Rate of zales-linked rent | %)
> Rent change upon tenant replacement £2% 4% 285
Floor area subject to — 3T% 3.0%
replacement : 865 tsutc < Bxample > LD — |
Rent change rate +19.7% EQUINIA Aobadai
{+¥3,355 thousand/mo) 479 rueo (+26.5%) AgTT Puls:'i]g
= upside
> Rent change upen rent revision patential
Floor area subject to rent 20T
revision : 4,048 tsuso < Example > .
Rent change rate +5.096 I;gt‘:pe S:gg(jlégﬁ
(+¥1,201 thousandima) e . 3
Bug-17 Feb-13 Aug-13 Fet-19 Aug-12 Feb-20

» Amount of change in monthly rent and rate of change in monthly
rent upon tenant replacement (Retail properties in station area)

[

Amount of change in monthly rent and rate of change in monthly
rent upon rent revision (Retail properties in station area)

Armaurt of change in mardily rert —— Rate of change in morthly rert {wnousand) Amount of change in monthly rent —=— Rate of change in monthly rent

{¥ihausand) 2,000
4,000 3.0%
1.800
3,000 ||
1.200
2,000
1,801
1,000 Al =
1.1%
o 400 -2
263 317 273 343
-1,000 0

Aug-17 Feb-18 Aug-18 Feb-18 Aug-189 Feb-20 Aug-17 Feb-18 Aug-18 Feb-18 Aug-19 Feb-20
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In the retail sector, as a result of implementing proactive leasing activities for
properties in stations areas as we have done for office properties, the rent change
upon tenant replacement was up nearly 20% and the rent change upon rent revision
was up 5.0%, as stated on the upper left.

The rent change upon tenant replacement and rent revision both improved from the
previous fiscal period as shown in the graphs in the bottom.

The year-on-year decrease in the rate of sales-linked rent in the entire retail sector
indicated in the graph on the upper right is mainly due to the decrease in the number
of visitors to UCW.




I Internal Growth ~Management Status~

MASTER
FUND
Completed lease-up of Landport Iwatsuki. Achieved environmental load

reduction and rent increase through green lease agreement.

Asset Management Topics in February 2020 FP

> Lease-up at LP Iwatsuki
The move-out of a tenant leasing the entire building on
December 1, 2019. (7,287 tsubo)

- Accomplished the early lease-up (without downtime) with a
new tenant for 5-year contract term for the half of the sections.

= For the remaining half, the shor-term lease agreement for

continuous leasing in the future.
(Rent increase by +12.1% compared with previous tenant)

Conclusion of green lease agreement in line with

LED installment work at LP Hachioji
= Achieved rent increase through conclusion of green lease
agreement with 3 tenants (3,781 tsubo)
Tenant A (lease maturity: Aug.2020 FF)
Re-confracted to extend lease maturity to June 2030 with
rent increase by +13.2% from previous contract.
Tenant B and C
Rent revision during lease term with rent increase by the
average of +3.3%.

«  All repair costs can be recovered during the lease term.

i

1

i

6 months has been concluded with a new tenant with an eye fo |
i

]

L]

- Expected annual power reduction of approximately 56% at sites
where LED devices are installed and replaced. (e

b |ease Maturity (Rent basis)

Landpart Hachioj | Contract renawsal (fen years)

b 4

Landport lwatsukil) : Lease-up (five years)

12.3%

Lamiport 11.8%
== +' 4%
’7 {six months) 71% . 71% 7 5%, 7.3%
‘ [ [ ] m B g
| | [ 2.2%
F==-13.1% | 0.5% . . ' =
Feb-20 Aug-20 Feb-21 Aug-21 Feb-22  Aug-22 Feb-23  Aug-23 Feb-24  Aug-24 Feb-25 Aug-25
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(Hate] Annual power reduction is the astimated reduction in areas whens LED devices are instaled and replaced

In the logistics sector, we completed lease-up of Landport Iwatsuki as well as the
conclusion of a green lease agreement for Landport Hachioji.

As shown on the upper left, we have carried out proactive leasing activities in line
with the move-out of a tenant leasing the entire building scheduled for December
2019. As a result, we were able to lease up almost half of the sections without
downtime and also concluded a short-term lease agreement for the remaining half
with a tenant eyeing continuous leasing in the future.

In addition, as described on the upper right, at Landport Hachioji, we concluded a
green lease agreement with multiple tenants in line with LED installment work. Such
has resulted in extended contracts, rent increase, etc., and also led to reduction of
environmental burden.




Appraisal Valuation *

MASTER
Unrealized gain has expanded to ¥141.2 billion (+¥17.1 billion period-to-period) FUND
& Appraisal valuation by sector & Period-to-period analysis moer,
CAP Aug.2019 Feb 2020
Appraisal
Value
{ ¥ min)
£25,0230
203,205
Appraisal
Valug
203 227
44 30
3 32

1,123,089 | 124,039

Mete1) Excluding atquisiions. and dsposiions dunng e perod

m Amount of change in unrealized gain and rate of change

! - : B Change in weighted average cap rates by sector e
in unrealized gain

[¥min} ) *— Ciffice

Retal —— Lopgistics —s— Residential ===+ Average

18.0% 180.000 50
12.9%
14.0% ] 180,000 40
; . 140,000 &
o : £ opse *° . . o
10.0% % e : . —s —__ 44,4 44
100,000 4.4 ..., %44
B.0% R ..., 4.4 44 4.4 —
30,000 47 B — [ 43
8.0% — 42 42 "t
80.000 —— ® 44
4.0% 4.0
: 40,000 a0 e
20% 20,000 3.8 39 .
38
0.0% 0 36
Augd7  Feb-18  Aug18  Feb-i@  Augd8  Feb-20 Aug1T Feb-18 Aug-13 Feb-19 Aug-18 Feb-20

(4th FP) [5th FF) {3th FF) [Tth FF) (8th FP) (Bth FP)
(Howe2] The figures ane weignied averaged a dinect capitaizaton rale of each property (Exouding land) by captalzaton
angprTmaCh prce 25

I would like to explain appraisal valuation.

Unrealized gain at the end of the fiscal period ended February 2020 stood at 141.2
billion yen for the entire portfolio, increasing by around 17.0 billion yen from the end
of the previous fiscal period.

As shown in the red frame in the table on the right, approximately 80% of the portfolio
properties saw a decrease in CAP rate and an increase in appraisal value. As a
result, the portfolio average of CAP rate shown in dashed line in the graph on the
lower right decreased by 0.1 percentage points from the end of the previous fiscal
period to 4.1%.

The decrease of appraisal value for some properties is mainly due to reassessment
of the engineering report and rises in costs including fixed asset tax and city planning
tax.







Financing Status Continuing to reduce average interest rate and prolong borrowing period.
NMF has been upgraded to AA- at R&I issuer rating.

M. Refinancing during February 2020 FP

™ 5cheduled repayment during August 2020 FP

& |nterest-bearing debt at the end of February 2020 FP

Feb 2019
(7th FP}

Aug 2019
{8t FP)

Feb 2020
(9th FP)

Total Interest-bearng debt ¥497,155 milion 497,112 milion ¥510,770 milion ¥510, 727 malicn
Awerage remgining duration 461 yas 452 yars 454 s 4,82 yeare ﬁg‘;l': "ﬂ:_qug_ Long-term issuer raing: A
Average inerest rae 088 % 0.87 % 083 % 082 % R —
r Radng and lvestmant ting: A
Ratio of long-Ermidebt 872 % 289 % 260 % 871 % ifermm s, . L& usrrating: AA
Rate of bed-rae debt 954 % 954 % 1% 956 % P
- | S5&P Global Rafngs Lang-temn ksuer credit ming: A
LTV 444% 4455 4305 A28 % Japan o (S&P) Shart-ferm lssuer credi rating: A-1

Repayment Overview Mael) Reefinancing Cverview (Mowd) Scheduled Repayment  INote3
amoutaf 37 $00min } alamau of 37 300min T o 33,400min
0.58% 0.47%
3. Tyears 9.3years

& Ratings

NMF has been upgraded fo AA- at R&I issuers rating

in Jamuary 2020

Diversified maturity of repayment at the end of February 2020 FP

% Mir) ];:9'2‘?{.
60,000 LE -
. 119% 1% o
™ 1.0;2«. 0.82% 0.99% g oqe . ‘- 0.80%
50,000 * T
! 070% ® 070% L] Q67 0.67% " . 0.6E% G110 . Q6 .
02.54% DES% 0.6% 0.60% DB g Eaay
- L] - . - M . - L] - L]
40000 . .
B Debt
30,000 = Inwestment Corporation Bond [—
s fuerape Interest Rate
20,000
10,000
- - i(d |
10 11 12 13 14 15 15 17 13 19 20 Fil 2 b2 24 25 bl T 2B Fal 30 3 46 J) 49
2008 2z 218 22 28 22 238 2402 2408 252 258 a2 288 me2 e a2 e FNE e 30z aovE 3z e A2 R

MASTER
FUND

(Mot} Auserage remaining duration is 1 o e time of bomowing and average Intenest rale is weighied average interest rate ak he lime of repayment. Excluding %42 .8 millon in contracisal repagment. (Mole2) Average inlerest rale and Auwerage remaining duration
ane hose at the me of refrancing. (Mole3] Avenage remaning duration is it at the tme of bomosing and average intenest rate is weighied average interes! ate as of the end of February 2020, Excuding ¥42 8 millcn in conlraciual repasment.
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This page explains financing status.

As shown in the table on the upper left, upon refinancing of approximately 38.0 billion
yen in the fiscal period ended February 2020, we continued to press ahead with
improving economic conditions capitalizing on the current financial environment.
Furthermore, as described in the middle right, the credit rating by Rating and
Investment Information, Inc. was upgraded from A+ to AA- in January of this year.
This was the result of their recognition of (1) the improvement of portfolio quality due
to incorporation of properties developed by the sponsor, (2) significant diversification
of portfolio properties worth over 1 trillion yen, and (3) decrease in LTV.

We will continue to aim to establish a strong financial base alongside pursuing better
economic conditions.







ESG Measures (External Certification)

Environment Management System (EMS) as the first J-REIT.
. NREAM has received Minister of the Environment Award in the general department as the most excellent efforts in fiscal year 2019

from Principles for Financial Action for the 21st Century Secretariat
NMF's cerification and registration for an Environmental Management System (EMS) by the third party, EcoAction 21, as the first J-REIT initiative, was

highly evaluated and led to reception of the Award.

» Principles for Financial Action for the 21st Century

As the action guidelines of financial institutions who hope fulfill their
responsibilities and roles required for the formation of a sustainable society,
"Financial Principles towards the Formation of a Susiainable Society” was
formed in October 2011. NREAM agreed with the principles advocated by the
Ministry of the Environment and signed on Principles for Financial Action for
the 21st Century in July 2019,

000
. The financial v " PFA21
, - institutions which have 504 institutions /" Principles for Financial
4 m:‘ signed the Principles: .. orow. 25, 2019 Action for the 21st Century

TLen : Moric Ambe (Motz), Preskien & CED of Nomara FReal Estate Assel Managenent, Co. Lid. Right | KOELUM) Srinjira, Winister of the Enmrenmant)

[Modie] Mario Ambe became Chalman as of Aoc 1. 2020

b NMF received and registered to EcoAction 21, an Environmental Management System (EMS), as the first J-REIT.

g

NREAM received Minister of the Environment Award being evaluated NMF’s registration for "FoND.

» EcoAction 21
v e Mz
Qﬁ:&ﬁbtjﬁ @ The EcoAction 21 Certificafion/Registration Program is the cerification and registration
e @‘b system by a third party for business operators prometing envirenmental management
& o based on “EcoAction 21 Guidelines” formulated by Japan's Ministry of the Environment
as part of its Environmental Management System.

*Environments| Management Systemi{EME)
In the course of its operation and management, the organization ==ts its own environmentsl

AERH
T3 7?_:, 3% 21 [Scope of Cerification and Registration] policies and targets and works to schieve them. This iz called "Environmental Management” and
4 In\fes_tment znd mansgement CIf_Dﬁ'ICE the system and procedures for this purpose are called "Environments| Management System
E:BEE%% 0012949 buildings and residential properties (EMS)".
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As an ESG measure, we became the first J-REIT to acquire a certification of
Environmental Management System (EMS) EcoAction 21, leading to receipt of the
Minister of Environment Award as an example of best practice in the Principles for
Financial Action for the 21st Century. This represents recognition of the structure,
process and other systems (environmental management systems) of the Asset
Management Company which has set NMF’s environmental policy and goals on its

own and worked to achieve them.




ESG Measures (Materiality)

Revised ESG materiality issues (Materiality) and reset KPI targets to higher levels

& NMF’s ESG materiality issues (Materiality)
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< Principal changes >
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- Addition of “Countering water resources” to Materiality and setting of quantitative
- Target property of “Raising the proportion of “green” properties in our investment

io” are redefined as opBrP acquired green certification with three stars
vel of &

wvaluation has been defined in the previous
get )

. Raisse%KPl target of “Countering climate change” to -40% from previous target

CIICF%I 22:1 a part of KPI targeis of Matenality in *Society” and “Governance” were
efined.
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- Although NMF has already determined material ESG issues (materiality) across a

broad range of items, we decided to review them this time around.

- The major changes are summarized in the red frame on the upper right. These

include an addition of response to water resources to materiality, qualitative

improvement of property criteria for Green Certifications, and raising of numerical

goals for reduction of greenhouse gas emissions.

- We will continue to make efforts to achieve the goals by monitoring progress of each

item.




I ESG Measures (E: Environment)
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b Environmental Indicators a . i
[Target] Raise the ratio to 70% by FY2030 (totai floor areabasis) . SPecific Measures to Reduce Environmental Impact
® =t Green certification (with three stars or more or equivalent to)
gl B00% . Green ceriification (Total) > Invested capital in owned properties to reduce our environmental impact
§ 0.0% 70.0% (The examples below are from the 9th FP)
- -
2 o Target (@Saving Energy with LED Lighting |~~~ """ """"""""77 7w mommsomomsos !
= 60.0% ..__..-" - Shinjuku Nomura Building } < Energy reduction by the works in the 9th FP2> :
=h i Y 1
S - 488% 50.1% » NMF Gotanda Ekimae Building | ____~»992Mwhiyear (approx51.1%) :
3 44.7% - Musashiurawa Shopping Square
S 400% + EQUINIA Shinjuku
FY2017  FY2018  FY2019 FY2030 + Kawaguchi Logistics Center A Tower
+ PROUD FLAT Yoyoqi Uehara
[Target] Reduce 40% by FY2030 (compared to 2016 level) - ROUD FLAT Fujimidai, others
Q e GHG (Intensity)
$ 0.0% — @, = +8 ++ Energy Consumption (Intensity)
S P N * B6% @ Saving Energy by Upgrading mm e e |
o Air Conditioners | <Eneray reduction by the works in the Sth FP> |
=
7 -20.0% + NMF Shinjuku EAST Building ! -344Mwhiyear (approx.-20.3%) |
30.0% -24.9% Target + Universal CityWwalk Osaka e o '
gj -40.0% + IZumiya Senrioka
2 -40.0% EY2016  FY2017  EY2018 FY;)?,D + Atsugi Minami Logistics Center A Tower, others
. . T T T T T T T T T T T T T T T T T T T T T T T T T T T T T T 1
@I ‘?aT":Sg Water Dy Upgmclng i <Water use reduction by the works in the S9th FP2- i
oilef .
[Target] Reduce 10% by FY2030 (compared to 2016 level) . Landport Alsugi | ______;{%@?ﬁf[_ﬁiﬂzg@fi{-ﬁ? ________ ,:
0.0%
=—Water Use(Intensity) A
s -2.0%
2 Percentage of
s -4.0% ) ercentage o
E 0% -5.4% > Conducted energy-saving checked areas
3 -5.504 Target checks {as of February 29, 2020)
-8.0%
-10.0% Plans future energy-saving works 64.0%
-10.0% L based on the results of the checks (Total floor area basis)
FY20le FY2017 FY2018 FY2030

(Mote) “Green certification” refers to either DBJ Green Building Cedtification , BELS Certification or CASBEE for Real Estate. "Green cerfification with three stars or more or equivalent to” refers to DBJ Green
Building Certification with three stars or more, BELS Certification with three stars or more, or CASBEE for Real Estate (B+ or higher ).
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- As | explained in the previous page, with regard to environmental measures, we
have revised the two numerical targets (Green Certification/greenhouse gas
emissions) for 2030 to higher than the previous.

- While progress has been made steadily towards the targets, we will work to ensure
the achievement of the targets through execution of various measures stated in the
frame on the right.




L

| ESG Measures (S: Society, G: Governance)

& ESG Measures (S: Society)

> Response to tenants’ satisfaction survey

Installed community lounge on the first floor at NMF Ginza 4-chome Building in
response te its tenants’ request on the safisfaction survey.

After Before

> Cooperation with UNHCR (Japan for UNHCR)

Provided a part of the common area of NMF’s properties to help UNHCR (Japan
for UNHCR) for their refugee assistance campaign activities.

.

Omron Kyoto Center Building

e 7 = ——

Musashiurawa Shopping Sguare

> Promotion of taking paid leaves

NREAM encourages its employees to take paid leaves, efc. , targefing 18
days per year.

tem | Fr2017 | Fr2018 | Fy2019
Average days of paid
leaves taken 16 7 -

MASTER
FUND

™ ESG Measures (G: Governance)

> Compliance training sessions at the Asset Management Company
Training is conducted once a month to enhance compliance awareness and ensure
thorough compliance with laws and regulations.

Traning Session Theme

Mar-18  |Review of complaince tmiining program for fie oo year 02018
Aor19  |Schedule of comgliance raning progmm for fie fscyl year of 2018
Responding © arfisocl forces

ons (Web tainng)

Sep 19 |O Ciw

Als $he Civil Code Revison
Oct-19  |hioenadion management

Nov-19  |hiomnation management (Web raning)

Dec-19  |Regulstions on rdated party imnsacions
Jan20 |Regulstions on radatsd p
Cage study from
busness gperakys b

y imnsacions (Web tmining)

med outin irspecion %o frandal nsrunents

he sutharity and its member assocason

> Enhancement of sustainability promotion system through

sustainability training session (once a year).
Training is conducted for the officers and employees at NREAM and property
management companies.
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> Safety confirmation of the officers and employees

Nomura Real Estate Group has infroduced a safety confirmation system via the
Internet and e-mail o quickly ascertain the state of damage and the safety of its
officers and employees in the event of a disaster. We conduct safety confirmation
drills for all officers and employees.
Safety confirmation drills conducted: 4 times (FY2019)
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As described on the left, social measures included conducting tenant satisfaction

surveys and providing responses based on their opinions or requests as well as

supporting the U.N. campaigns.

Furthermore, as described on the right, we have continued to strengthen

governance of the Asset Management Company through various training programs,

disaster drills, etc., as measures for governance.

We will continue to discuss and implement effective measures for each aspect of

ESG going forward.




