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Sakura Sogo REIT Investment Corporation

Section 1 — The Sponsors
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Overview of Sponsors

Sakura Sogo REIT Investment Corporation

Sakura
Sogo REIT

S
<&y NIPPON KANZAI Co,, Ltd.

The Nippon Kanzai Group, established in 1965, is headed by
Nippon Kanzai Co. Ltd., one of the major companies involved in
building management and operation in Japan, offering a full-line of
real estate management services. It is entrusted with the
management and operation of a variety of buildings including office
buildings, condominiums and retail facilities in major cities across
Japan. Through its business operations, it has acquired extensive
know-how in management and operation of buildings of various
sizes, asset types and location.

% Revenue from Building Maintenance Operations?

87.6%

Revenue from Building Maintenance Operations?

¥ 81.0bn

Total Revenue?

¥ 9 2 . 5bn
1 As at end of March 2017

2 Based on exchange rate TTP as at end March 2018

) e

N &
)

Yy galileo

The Galileo Group is an independent Australian real estate and funds
management business with an extensive track record in real estate
investment and development in Australia, Japan and the U.S. Galileo
has significant real estate capital markets experience with senior
personnel having been directly involved in the IPO and ongoing
management of 9 listed REITs for over 20 years. The Group
commenced operations in Japan in 2006.

Galileo Group Total Global Acquisitions and Developments?

¥531.6bn

REIT Track Record

2003 ‘ ASX listed REIT: Galileo Shopping America Trust
2006 ‘ ASX listed REIT: Galileo Japan Trust

2016 ‘ TSE listed REIT: Sakura Sogo REIT
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SpOI’]SOf Support Structure Sakura Sogo REIT Investment Corporation

I Leverage off of the complementary skill sets of Nippon Kanzai Group and Galileo Group

Sakura Real Estate Funds Management, Inc. (“the Asset Management Company”) receives extensive support for external and internal growth based on
the Sponsor Support Agreements executed with Nippon Kanzai Group’s core companies and Galileo Group?

Support Provided

Sales information on properties held and granting first rights of refusal
Information on external properties

Warehousing functions

Information on the real estate transaction market and results of market analysis

External Growth Support

Joint ownership of opportunities

Advice on investment strategies and global offerings
Advice on the management and operation of properties

Internal Growth Support Support and cooperation with sourcing, redevelopment and renovations
Staff secondment and other human resource support

I Same Boat Investment by the Nippon Kanzai Group and Galileo Group

Both sponsors? acquired investment units of the Investment Corporation at the time of IPO in order to align their interests with those of the unitholders’.
As a result, each owns 2.6% of investment units issued and outstanding (5.2% in total by both sponsors)

&> NIPPON KANZAI Co, Ltd. } U 4 g alileo

Investment by Nippon Kanzai Group Sa ku Ta
Sogo REIT

Investment by Galileo Group

& g 1 "Nippon Kanzai Group’s core companies" refers to Nippon Kanzai, Tokyo Capital Management and Japan Property Solutions
2"Sponsors" refers to Nippon Kanzai, Tokyo Capital Management and Galileo which have executed Sponsor Support Agreements
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Sakura Sogo REIT Investment Corporation

Galileo Group — Development Capability

I Galileo Group - impressive development track record

= Delivered some of Australia’s most attractive and successful residential apartment and land subdivision projects
= Equity partnerships with a number of leading Australian financial institutions and superannuation funds

» Land and construction financing with a range of major Australian banking institutions

» Galileo considering opportunities to expand development operations in Japan

= Japan focus - development of small / mid size assets. Potential pipeline for Sakura Sogo REIT

I Examples of current / recent key projects in Australia

Palisade

King & Phillip Metro Residences Arlington Grove The Residences Arena

Location
245

z ¥ |81 13 - = 1=y I ‘L- =

553 246 87 191

Apartments 104 Apartments Apartments Apartments Apartments Apartments
Value ¥30bn Value ¥44bn Value ¥19bn Value ¥28bn Value ¥9bn Value ¥14bn
Completion 2020 Completion 2015 Completion 2018 Completion 2014 Completion 2015 Completion 2018
Sakura
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Portfolio Investment Guidelines Sakura Sogo REIT Investment Corporation

I Overview

» Flexible investments possible with respect to asset type and location enabling the Asset Management Company to enhance unitholder value
= Able to reduce portfolio concentration risks by aiming to diversify the portfolio by sector, location, tenant and lease type

= Ongoing review of real estate market trends to identify potential new, and optimize existing revenue streams

» Pursue opportunities to actively recycle capital to enhance unitholder returns

I Investment Ratio by Asset Type!

Investment Ratio by Asset Type Characteristics of Asset Type

Growth _ = During economic expansion, up-side potential can be capitalized on
Office = By targeting office buildings of a B-grade standard or above for investment, it is possible
— 30~60% to pursue a large number of investment opportunities that offer relatively high liquidity

and tenant diversity

= Rental demand and rent rates are relatively stable irrespective of economic changes and

Residential T _ N ) . .
% tenants are diversified making residential housing suitable as a medium to long-term
10~307 stable investment
_ = Areas with stable population, expected to support ongoing retail sales that result in
Retail secure rental income
30~60% = Along-term stable cash flow possible via lease agreements with a tenure of at least
— three years or more which do not allow for early termination
__ ] Other = The potential and value of each individual property will be identified and the goal will be
Stablhty 0~20% to conduct flexible property acquisition and investment

I Investment Ratio by Location?

Tokyo Metropolitan Area Regional Major Cities
Approx. 50% Approx. 40%
‘ 1The Investment Corporation may consider properties which do not fulfill some of the above criteria and acquire if it believes this is in the best interests of unitholders.
g 2The ratios above are target ratios over the medium to long-term which depending on the real estate market and future property acquisitions may temporarily exceed or fall below the target ratios.
Sakura
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Sakura Sogo REIT Investment Corporation

Section 2 — FP3 Financial Results
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FP3 Financial Results Sakura Sogo REIT Investment Corporation

I FP3 - Forecast vs. Actual

Unit: ¥ mil
Operating revenue 2,645 2,662 17 Increase in operating revenue:
- ¥11lm increase in carpark revenue from Shiroi Logiman co-op
Operating expenses 1,384 1,358 (26) - ¥4m revenue increase at Yoyogi due receipt of key money
Operating profit 1,261 1,304 43 = Reduction in operating costs:
Non-operating expenses 150 151 1 - decrease in utilities, non-deductible consumption taxes and
other management expenses
Ordinary profit 1,109 1.153 44
' = Net realized gain on sale of Sannomiya is included in both
Net profit 1,109 LA 43 Forecast (Y263) and Actual (Y261m)
Distribution per unit (DPU) (¥) 3,330 3,460 130

I Forecast for FP4 and FP5 (fiscal periods ending 31 August 2018 and 28 February 2019)

Unit: ¥ mil Unit: ¥ mil
Operating revenue 2.448 " Stabilize.d NOI and Investment 2,418 = Slight decrease in operating
corporation expenses from FP4 revenue and expenses due to
Operating expenses 1,394 1,353 seasonal fluctuations when
- - compared to FP4

Operating profit 1,054 1,065

Non-operating expenses 154 165

Ordinary profit 900 900

Net profit 899 899

Distribution per unit (DPU) (¥) 2,700 2,702

Annualized DPU yield" 5.7%

g 1Annualized DPU yield based on the closing price of ¥94,500 on 12 April 2018 and using the aggregate forecast DPU for FP4 and FP5 (¥5,402)

Sakura
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DPU — Forecast VS Actua| Sakura Sogo REIT Investment Corporation

¥ per unit

3,600
| \I !I

3,000 2.803 2,863 ’| 5700

2,400 ’ ‘l “

3,330
3,300

2700 |‘ 2,700 |‘ 2,702 |‘

2,100 ’l " 'l

o | o |
= | |

1500 |

1,164

1200 |
900 ’l

600 ]|
305
300 ]|

FP1 FP2 FP3 FP4 FP5
Forecast m Updated Forecast m Actual

< 1Apr2016to 28 Feb 2017 > <1 Mar 2017 to 31 Aug 2017 > <1 Sep 2017 to 28 Feb 2018 > < 1 Mar 2018 to 31 Aug 2018 > <1 Sep 2018 to 28 Feb 2019 >

= Savings in investment unit = Increase in occupancy = Includes net realized gain = Represents stabilized DPU (NOI and Investment
issuance costs = Savings in operating on sale of Sannomiya Corporation expenses)

= Annual building inspection expenses (¥261m)
contingency not required = Management fee waiver

= Lower than forecast costs based on NOI ended FP2
for audit, tax and
accounting

Sakura
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Sakura Sogo REIT Investment Corporation

Section 3 — FP 3 Key Initiatives to Enhance Unitholder Value

Sakura
Sogo REIT Sakura Sogo REIT Presentation Material for FP3 (Six months ended 28 February 2018) 11



Capital Recycling

| Sale of Regional Residential asset at attractive premium

Royal Hill Kobe Sannomiya Il

NOI Yield * 4.6%

Post dep’n NOI yield 3.3%
Realised gain 317m
Build date Sep 2004
Acquisition date 9 Sep 2016
Date of sale 11 Sep 2017
Sale price ¥1.800bn
Appraisal value ¥1.550bn
Acquisition price ¥1.480bn

Book value ¥1.483bn

Sakura Sogo REIT Investment Corporation

| Acquisition of new Central Tokyo Residential

Abode Yoyogi Parkside, Shibuya-ku

4.4%

3.8%

20 Sep 2017
29 Sep 2017
¥1.610bn
¥1.600bn

Direct

Portfolio weighting to Tokyo 51% to 54%

Premium to September 2016 acquisition price 22%

Upgrade to FP3 DPU (¥2,700 to ¥3,330) 23%

Average age of residential portfolio reduced? 3 years

Reduction in medium term (12 year) capital expenditure* ¥7/8m

Increase in post dep’n NOI yield 0.5%
U 1 NOI Yield equates to appraisal NOI / sale price 3 Average age of residential portfolio decreased from 22 to 19 years
Sakura 2 NOI Yield equates to appraisal NOI / acquisition price 4 Forecast capital expenditure decreased from ¥85.8 mil to ¥7.7 mil

Sogo REIT Sakura Sogo REIT Presentation Material for FP3 (Six months ended 28 February 2018)
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Sakura Sogo REIT Investment Corporation

Section 4 — JREIT Sector & Peer Comparison
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JREIT Sector Sakura Sogo REIT Investment Corporation

B JrEIT sector

= Total market capitalization as at February 2018 of ¥ 11.8 trillion
= 60 JREIT’s with 2 new entrants in 2018. The volume of IPO and PO has decreased relative to the level of activity over the past 5 to 6 years
= The DPU yield gap of larger vs smaller REIT’s remains wide

Number of Listed J-REITs and Market Capitalisation? JREIT DPU Yields — Spread with JGBs still attractive?
(¥ Trillion)
14.0 70 (%)
12.0 — Market Cap' (LHS) 60 12.0 J-REIT Distribution Yield (Weighted Average)
No. of Listed REITs (RHS) 10.0 JGB Yield (10 Years)
10.0 50
Spread
8.0
8.0 40
6.0
6.0 30
4.0
4.0 20
2.0
0.0 \\\HHH||||||“””|”||||HH‘HHH 0 20
01/09 03/09 05/09 07/09 09/09 11/09 13/09 15/09 18/03 03/09 05/09 07/09 09/09 11/09 13/09 15/09 18/03
Number of Listed J-REITs and Market Capitalisation3 JREIT DPU Yields — Significant gap between small and large cap REITs*
8.0%
IPO+PO J-REIT
Total 7.0% *
Value Value Value Market 070 *
Volume (USDm) Volume (USDm) Volume (USDm) Cap ¢
(USDm) 6.0%
2012 4 2620 11 2,055 15 4,674 42,497 50% -
2013 6 4,260 37 7,039 43 11,299 71,699
2014 6 2,237 30 5464 36 7,701 99,609 .
2015 5 1131 35 6,608 40 7,739 99,438 4.0%
2016 7 2,885 30 5,159 37 8,044 114,156
2017 2 930 25 4,260 27 5,190 108,052 3.0%
2018 2 439 6 448 8 887 111,394
Note: Exchange rate as of 30 March 2018 (1 USD=¥106.20) 2.0%
‘ 0 200 400 600 800 1,000
! ! 1Source: ARES 3 Source: ARES Market Cap. ¥ Billion
2 Source: Bloomberg 4 Source: Capital IQ P-
Sakura
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J REIT Peer Comparison Sakura Sogo REIT Investment Corporation

I JREIT Peer Comparison?!

= Sakura Sogo REIT (“SKR”) undervalued compared to Diversified and Small Cap REIT peers
= SKR'’s forecast DPU yield is 90 basis points (“bps”) higher than Diversified REITs and 60 bps higher than Small Cap REITs as of 12 April 2018
= Based on current trading price SKR’s implied NOI cap rate is 5.2%, 50 bps higher than Diversified REITs
» SKR has a greater proportion of its portfolio (by value) located in Tokyo’s central five wards relative to:
- The average for Diversified REITs
- The average for Small Cap REITs

Annualised DPU Yield? Price / Net Asset Value3

6.0% 1.20

5.0% 1.00 95
4.0% 0.80

3.0% 0.60

2.0% 0.40

1.0% 0.20

0.0%

0.00
Diversified REITS Small Cap REITs Diversified REITs  Small Cap REITs

Implied Capitalization Rate? % of Portfolio located in Tokyo Central Five Wards*

5.3% 45.0%

5.2% 40.0%

5.1% 35.0%

5.0% >0 30.0%

4.9% 25.0%

4.8% 20.0% 8.2

4.7% 15.0%

4.6% 10.0%

4.5% 5.0%

4.4% 0.0%

Diversified REITs ~ Small Cap REITs Diversified REITs Small Cap REITs
U 1 Source: SMBC Nikko Securities Inc.- calculated using data obtained from Capital 1Q 4 Source: J-REIT DB — Weighted average calculated using AUM of each J-REIT
23 Source: SMBC Nikko Securities Inc.

Sakura
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JREIT Index movement post IPO1 Sakura Sogo REIT Investment Corporation

After some short term underperformance post IPO, SKR units generally traded in sync with the fluctuation of the TSE REIT index. However, after the
announcement of FP3 Asset Replacement on July 31, 2017 , SKR units recovered to the IPO offer price, marking a historical high price of 101,900
yen in mid-January 2018

(IPY) (a) (b) (o) (d)e) ® (@ M) 0] 0] (Units)
104,000 ¢ ' ' ' - 35,000
] ] ]
! ! '
i ? ismnr?;a I12iglhm 900 — 30,000
' Notice concerning capital anual : , yen b )
99,000 p E recycling transaction. Dividered Yield: 5.92% March. 30, 2018
E Refer slide 12 SKR:
! Historical low 25000 93,700 yen
94000 | | Sep. 8: 73,300 yen T (103.0%)
! 1/ Dividend yield: 7.75% ?E\;/;iend yield?:
. 0
---------------------------- 20,000
89,000
15,000
Historical low of ending price .
November 14: 75,400 yen IzggRthlNDEX.
84,000 Dividend Yield: 7.53% ' (©2.2%) P
! 10,000
i
i i
] ]
79,000 i i
! ! 4 5,000
| E
h i i
8 : : : :
74,000(/ i 1 Ll 1 Il r 1 1 0
2016/9/8 2016/11/18 2017/1/28 2017/4/9 2017/6/19 2017/8/29 2017/11/8 2018/1/18 2018/3/30
—3KR TSEREIT Trading Volume of SKR
(@) (Thu) Sep. 8, 2016 | SKR listed on the stock market. Announced acquisition of “Abode Yoyogi Parkside”.

Announced disposition of “Royal Hill Kobe Sannomiya II”.

Released revision of operating and distribution forecasts for the fiscal
periods ending Aug. 2017 and Feb. 2018. (JPY 2,700, JPY 3,460)

(g) (Mon) Aug. 28 2017 | Announced debt refinancing of short and long term borrowings.
Announced execution of pipeline support agreements by asset (h) (Mon) Sep. 11 2017 |Announced of completion of disposition of “Royal Hill Kobe Sannomiya II”.
management company. (i) (Mon) Oct. 16 2017 | Released Financial Results for the 2" fiscal period.
FOMC announced lifting federal funds target rate by 25 basis points, to a

(b) (Mon) Oct. 31, 2016 |SKR included in TSE REIT INDEX. (f) (Mon) Jul. 31, 2017

(c) (Mon) Nov. 14, 2016 Released revision of earnings forecast and interim financial results.

(d) (Mon) Apr. 3, 2017

(e) (Thu) Apr. 13,2017 |Released Financial Results for the 1 fiscal period. () (Wed) Dec. 13 2017 1.25 t0 1.50 percent range.
\ 1 As of Mar 30th 2018. Indexation by using SKR offer price (91,000 yen).
& é 2 Dividend yield calculated using current DPU forecast for FP4 & FP5 (JPY2,700 and JPY2,702 respectively) and Mar. 30t 2018 SKR closing price (JPY93,700)

Source: Bloomberg

Sakura
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Sakura Sogo REIT Investment Corporation

Section 5 - Key Performance Indicators
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Portfolio KPI's Sakura Sogo REIT Investment Corporation

I Overview

Real estate market conditions remain robust. According to CBRE Tokyo office vacancy continued to fall and was 1.5% as at Q4 2017.
= Increase of 0.9% in portfolio appraisal value. Office continued to be the strongest sector with a 2.0% increase

= Continued high level of occupancy across the portfolio

= Continued upward rent reviews in the office portfolio

I Portfolio Value

Appraisal Value (¥ bn) Book Value (¥ bn) Unrealized Gain (¥ bn)

@FP2
31 August 2017 60.005 57.655 2.350
@FP3 60.543 57.673 2.870

28 February 2018

Variance 0.9% f O'O%“ 221%'
I Portfolio Performance

@ FP2
31 August 2017 98.0 5.3 3.152
@FP3 98.4 5.2 3.132

28 February 2018

Variance 0.4 f 0.1 ‘ 0.6%‘

@ FP2
31 August 2017 16,295 15,602 2.3
i 16,295 15,770 15

28 February 2018

Variance 0.0% “ 1.1% f 0.8 ‘

1 As per independent appraisals dated August 2017 and February 2018
‘ ! 2 Weighted average office market rents (¥/tsubo/month) as per independent appraisals dated August 2017 and February 2018

3Weighted average office passing rent (¥/tsubo/month) as per office lease agreements reflected in independent appraisals dated August 2017 and February 2018
4 Source: CBRE Market Overview Japan Office Q2 2017 and Q4 2017. Vacancy rate represents “All Office Grades” (Grade A, Grade A-minus and Grade B)

Sakura
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POthO”O - Sector Ana|ySiS Sakura Sogo REIT Investment Corporation

B Occupancy oo

@ FP2
31 August 2018 97.9 98.8 95.9 97.8
@ FP3 99.8 98.9 96.4 98.2

28 February 2018

Variance 1.9 t 0.1 t 0.5 t 0.4 1
B Passing Rents:

@FP2
31 August 2018 15,602 4,889 4,556 4,542
@ FP3
28 February 2018 15,770 4,845 4,636 4,525
Variance 110 4 0.9% ¢ 1.8% 4 0.0% 4=

I Appraisal Values geon?

@FP2
21 At 2015 26.240 23.170 6.575 4.020
@FP3
28 Fepiar) 2018 26.760 23.120 6.645 4.018
Variance 2.0% # 0.2% § 1.1% 4 0.0% <=

B NO! Cap Rates (o

@ FP2
31 August 2018 4.5 5.7 6.3 6.0
@ FP3
28 February 2018 4.3 5.8 6.0 6.0
Variance 0.2 ‘ 0.1 1 0.3 ‘ 0.0 &
k g 1 ¥ per tsubo per month reflecting in place passing rents
2 As per independent appraisals dated August 2017 and February 2018

Sakura
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Office - Rent Reviews / Renewals Sakura Sogo REIT Investment Corporation

I Rent reviews?! I New Leases / Lease renewals
Number of rent reviews 3 Number of leases expiring 21
% of office portfolio reviewed 6.4 Number of leases renewed 20
Number of rent increases 1 Number of leases cancelled 1
NRA with rent increase (tsubo) 366.1 Tenant retention rate (%)2 95.2
Average rent increase (%) 14.7 B office portfolio tenant movement in / out (Tsubo)
Total increase in annual office rent (¥m) 11.0 250
273
50
-150
-518
-350
-550
FP1 FP2 FP3
mMove in area Move out area

I Average % change - replacement tenant vs previous passing rent

8.0%

6.0%

4.0%

0.0%

FP1 FP2 FP3
g 1 11 tenants with renewals due in FP3 and FP4 were previously approached for rent reviews during FP2 ® Average increase in rent Average decrease in rent
Sakura 2 Tenant retention rate is the # of office leases that renewed in the period / # leases expiring in the period
Sakura Sogo REIT Presentation Material for FP3 (Six months ended 28 February 2018) 20
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Financial KPI's Sakura Sogo REIT Investment Corporation

I Overview

NAV per unit increased 1.6% due to an uplift in appraisal values
= [ncrease in unit price of 4.3% since 13 October 2017
Annualized DPU yield of 5.7%

P/NAV increased 3.2% to 0.98

I Balance Sheet

LTV (%) Ave. loan maturity (years) Total Liabilities (¥ bn)

45.9 2.94 32.9

@ FP2
31 August 2017

@FP3
28 February 2018 45.9 2.45 32.7

Variance 00 4= 049 J 0.6% §

@ FP2
31 August 2017 29.25 94,910 63.13
o 29.25 96,470 63.19

28 February 2018

Variance 0.0% “ 1.6% f 0.1% f

I Investment Units

Unit Price (¥ per unit) Annualized DPU yield (%) P/NAV

@ FP2

1
13 October 2017 90,500 6.7 0.95
@ FP3 5
10 April 2018 94,400 5.7 0.98
Variance 4.3% f 1.0 ‘ 3.2% f
‘ Azabu Amerex Building
& % 1 Annualized DPU yield based on unit price of ¥90,500 as at 13 October 2017 and the aggregate of FP3 and FP4 DPU Forecasts as at 16 October 2017
2 Annualized DPU vyield based on aggregate of current FP4 and FP5 DPU Forecasts and closing price on 12 April 2018 of ¥94,500

Sakura
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Portfolio Summary

Sakura Sogo REIT Investment Corporation

0 At 28 February 2018

No. of properties 18 Total appraised value ¥m 60,543 Average NOI yield %?! 5.2
Average occupancy % 98.4 Total book value ¥m 57,673 Average NOI yield post depreciation %? 4.3
I Portfolio Diversification I Lease type (by income)
M Investment Ratio by Asset Type B Investment Ratio by Location
Other Other Standard Japanese leases % 95.5
6.7% 7.2%
Residential ‘
11.4% ‘
‘ . Tokyo Non-cancellable leases %?2 44.5
Office Metropolitan
42.9% Area
Major 53.7%
Regi_onal
3%“1%2 WALES of non-cancellable leases (years) /.4

Retail
39.1%

Sakura
Sogo REIT

3Weighted average lease term to expiry

1 Calculated based on 28 February 2018 independent appraisals.
2 Includes leases that be cancelled by paying cancellation penalties

Sakura Sogo REIT Presentation Material for FP3 (Six months ended 28 February 2018)




Sakura Sogo REIT Investment Corporation

Section 6 - Management Key Priorities
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Management Key Priorities

Capital Management

= Explore opportunities to recycle

External Growth

= |dentifying off market investment
opportunities via sponsor relationships

= Add to existing pipeline support
network (currently 5)

= Foster relationships with mid-scale
developers

Internal Growth
Enhance Unitholder = Actively pursue growth

assets which can: Value - Upward rent reviews particularly

- Increase distributions
- Enhance portfolio characteristics
= Carefully manage borrowings to

mitigate maturity risk and minimize
ongoing cost of debt

Sakura
Sogo REIT

in office
- Explore opportunities to create
new revenue streams

= Utilize the expertise of Nippon
Kanzai to ensure buildings are well
maintained while minimizing costs

= Strategic capital expenditure initiatives

Cumulative investment scheme for to:

the Asset Management Company
directors and employees to further o .
align interest with unitholders - Minimize downtime on vacant space

- Enhance revenue through current and
future rent reviews

- Maintain high occupancy

Sakura Sogo REIT Presentation Material for FP3 (Six months ended 28 February 2018)
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Sakura Sogo REIT Investment Corporation

Part A - Internal Growth Initiatives
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Internal Growth Sakura Sogo REIT Investment Corporation

I Office

= Successful track record of achieving rent increases in office assets
= Uplift of 14.7% for a rent review, ¥11 mil p.a.

= Based on independent appraisals, over 75% of office floor space is at or below assessed market rent

Rent Gap?
> 20% 10 tenants
887 tsubo . . . N
Will continue to pursue rent increases for tenants in this category
12 tenants
> 10% < 209
10% <20% 892 tsubo
between 0% - 10% 40 tenants Monitor / consider upward rent revisions for tenants with a rent gap of

3,855 tsubo less than 10%

21 tenants Maintain sound relationships and ensure building services meet tenant
less than 0% 1.760 tsubo expectations

Focus on high level of tenant retention — target > 80%

1st Fiscal Period 2nd Fiscal Period 3rd Fiscal Period
7 11.6 8.2 6 14.4 9.2 1 14.7 11.0

Number of Average Amount p.a. Number of Average Amount p.a. Number of Average Amount p.a.
increases increase (%) (¥ mil) increases increase (%) (¥ mil) Increases increase (%) (¥ mil)

Sakura
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Internal Growth Sakura Sogo REIT Investment Corporation

I Retall I Residential
La Park Kishiwada 2F Replacement of common area flooring Abode Yoyogi Parkside Post acquisition activity
= Has created a better environment for shoppers and resulted in The property was acquired in a fully vacant state just after completion in
attracting a new tenant at a higher rent rate (10%) with shorter September 2017.Through proactive leasing efforts with property manager
down time than forecast resulting in an increase in rent revenue 100% occupancy was achieved in less than 6-months.
by ¥650k for the period.
Target
o~ i ;
Monthly Rent (¥) 6,827,000 7,146,000 +4.7% [ L.
|
Rent Rate el L
0, A
(WTsubo) 17,543 18,368 +4.7% b
im
Target 100% =
Occupancy Apr 2018 Feb 2018 2 1
(months) —
I Other

<{} NIPPON KANZAI Co., Ltd.

4} NIPPON KANZAI Co., Ltd.

La Park Kishiwada Utilities cost reduction Confomall Sapporo Carpark income enhancement

. . . = Through an open tender process plan to replace carpark operators
* Re-tender of electricity supply resulting in a target reduction of = This will result in an increase in NOI by approximately Y1.8m p.a.
¥7.0m p.a. (21.0%)
= Renegotiated terms with gas supplier resulting in a target
reduction of ¥940k p.a. (22.1%)

Sakura
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Internal Growth

Sakura Sogo REIT Investment Corporation

I Internal Growth Initiatives

= Nippon Kanzai Group has been involved in identifying and implementing various initiatives across the portfolio to assist in achieving internal growth.

<{> NIPPON KANZAI Co., Ltd.

Portfolio Building maintenance fees review

A review was undertaken which included re-tendering service agreements
for 10 properties. Annual savings in building maintenance fees by ¥3.6m
was achieved, effective from September 2018

Takadanobaba Access Azabu Amerex

Seishin

La Park

<l> NIPPON KANZAI Co., Ltd.

Portfolio Capital expenditure savings

Nippon Kanzai Group facilitated savings in maintenance capital expenditure
of over ¥6 million during the period

Property Tsukasamachi
Kishiwada
Description of Fire HVAC Fire
Works suppression, renewal, fire suppression,
exterior wall, suppression, downlight
HVAC electrical replacement
renewal
Ave 3rd party 11.35 10.44 6.94
tender cost (¥m)
Actual cost NK 10.7 9.14 6.56
! / ; Group (¥m)
Suroy Mall Chikushino La Park Kishiwada Suroy Mall Nagamine Total Savings (¥m) 0.65 1.30 0.38
@ Savings % 5.7 12.5 55
Sakura
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Internal Growth

I NOI Enhancement

Through various proactive initiatives, expected to enhance NOI by in total over ¥25m from FP1 through FP4 (forecast).

FP4

(forecast)

FP1

Sakura
Sogo REIT

Sakura Sogo REIT Investment Corporation

Properties Action Revenue Cost
increase reduction

Confomall Sapporo Plans to replace car park operator via open tender ¥1.8m p.a.

La Park Kishiwada Convert storage space for tenant into smoking, lounge area ¥1.0m p.a.

10-properties Re-tendering building maintenance service agreements ¥3.6m p.a.

NK Building Renegotiated terms with rooftop antenna telecommunications provider ¥1.0m p.a.

Office portfolio Re-tendered electricity service provider ¥3.0m p.a.

La Park Kishiwada Re-tendered electricity service provider ¥7.0m p.a.

La Park Kishiwada Renegotiated terms with gas supplier ¥0.9m p.a.

Azabu Amerex Negotiated new lease terms for carpark spaces ¥2.2m p.a.

La Park Kishiwada Added telecommunications mobile antenna ¥0.9m p.a.

Shin Yokohama Nara Converted unutilized space to rental storage Y0.1lm p.a.

Takadanobaba Access Attached timer to HVAC facilities for managing after hours electricity usage ¥1.0m p.a.

Confomall Sapporo Installed LED lighting ¥0.5m p.a.

La Park Kishiwada Tenant repositioning and new leases ¥0.6m p.a.

2-office properties Introduced lunchtime food service vendors ¥2.3m p.a.

Shin Yokohama Nara Installed LED lighting in the lobby ¥0.3m p.a.

Sakura Sogo REIT Presentation Material for FP3 (Six months ended 28 February 2018)
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Sakura Sogo REIT Investment Corporation

Part B - External Growth Initiatives

Sakura
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External Growth Sakura Sogo REIT Investment Corporation

Pipeline Support Agreements = Asset Management Company has a Existing / New Relationships
» Enhance investment opportunities through Right of First Refusal for a 2-year » Leverage off an existing broad range of real
direct channels old modern logistics asset estate industry contacts
» Pipeline Support Agreements will provide « Asset is single tenanted to a * Fund Managers
preferred negotiation rights for SKR TSE listed » Developers
» Five existing Pipeline Support Agreements ISted company * Financiers
have been executed: * Over 60,000m2 NLA « Explore opportunities to source from existing
» Three entered into by the Nippon relationships and continue to expand network
Kanzai Group to identify off market acquisition opportunities
» Two directly by the Asset
Management Company £ Example : Abode Yoyogi Parkside
‘e ygann-=

I Medium-term Goal for Assets Under Management

(¥ bn)
150
Galileo Sponsor — Future Developments
120 » Galileo Group is a very successful developer
in Australia and is investigating development
90 opportunities in Japan with an immediate
focus on the Tokyo Metropolitan Area
60 = Potential future developments would provide
attractive acquisition opportunities for SKR
30 = Refer to slide 6 for more details of Galileo
0 developments

Now Within 5 years

Sakura
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Sakura Sogo REIT Investment Corporation

Part C - Capital Management

Sakura
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OverVieW Of BOI’I’OWingS Sakura Sogo REIT Investment Corporation

I Borrowings I Loan cost and duration (at 28 February 2018)
Loan amount .
: Interest rate Maturity date
(¥ mil) Weighted average cost (%) 0.96
Lender 31-Aug-17
1,400 BaseﬂRat? *02%  30.Aug-18 Average duration (Years) 2.45
Short-term A Syndicate of lenders with Sumitomo (floating)
g/htsqtl Banmg Qt;rpolr(atloré . 6,000 0.62473% (fixed) ~ 30-Aug-18
umitomo Mitsui Banking Corporation, .
Shinsei Bank, Limited, - il Debt Ratio - Term
» Limned, 4,000 0.71096% (fixed) ~ 30-Aug-19
Resona Bank, Limited, Short Term
Aozora Bank, Ltd. . 25.5%
ORZIX Bank Corporation 6,000 0.81842% (fixed)  31-Aug-20 ’
Long-term  t,¢ Nishi-Nippon City Bank, Ltd., o
The Bank of Fukuoka, Ltd, 6,000 0.93842% (fixed) 31-Aug-21
Sumitomo Mitsui Trust Bank, Limited 5 600 Base Rate +0.8% 31.AUG.22
’ (floating) 9
Total 29,000
Collateral: Unsecured and unguaranteed Long Term
74.5%
B Repayment Schedule I Balance of Borrowings by Lender B Interest Rate Ratio
Floating
8,000 o The Bank of ;
' T_he N'Sh." Fukuoka Ltd. Sumitomo |nt(;4eslt[;ate
7000 Nippon City 3.5% Mitsui Trust -
6 000 Bank, Ltd. Bank, Limited.
) 3.5% ‘V 3.5%
5,000 ORIX Bank A\‘ Sumitomo
4,000 Corg%:)ztlon Mitsui Ban'king
3.000 Corporation
, Aozora Bank, 31.0%
2,000 1095 v Shinsei Bank
.00 Insel ban .
o= ! Fixed
1,000 Resona Bank, lelteod. interest rate
i Limited. 31.0% 75.9%

2018 2019 2020 2021 2022 10.3%

v

Sakura
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StatUS Of Unith0|derS Sakura Sogo REIT Investment Corporation

I No. of Investment Units by Investor Type I Main Unitholders at 28 February 2018

100% Number of Percentage
0 3,227 1.0% 8,161 25% [ Securities firms Units Owned  Share (%)*

35,110 10.5%
42,704  12.8%

] 1 The Master Trust Bank of Japan, Ltd. 28,133 8.45
Foreigners
28,041  8.4%
80% 21,514 6.5% 2 Japan Trustee Service Bank, Ltd. 23,104 6.94
Other domestic corporations
3 JP Morgan Bank (Ireland) Plc 380423 15,414 4.63
77,494 RN 24.0%
0% . e
I Financial institutions B The Nomura Trust and Banking Co., Ltd. GG =il
60% (Investment account)) 2 ‘
B Individuals/others 5 Galaxy JREIT Pty. Ltd. 8,700 2.61
5 Nippon Kanzai Co., Ltd. 8,700 2.61
40%
7 Trust & Custody Services Bank, Ltd. (Securities 7.161 215
Investment Trust Account)
SERAY | 55,8 180,572 LWAN Credit Suisse Securities (Europe) Ltd. PB
8 . . 6,802 2.04
Omnibus Client Account
20%
9 Kinki Sangyo Credit Union 5,587 1.68
10 Individual investor 2,761 0.83

0% 1Percentage share is the number of units owned expressed as a percentage of total investment

Aug '17 Feb '18 units issued (rounded down to second decimal place).
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Appendix
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Balance Sheet and Statement of Income Sakura Sogo REIT Investment Corporation

I Balance Sheet at 28 February 2018 I Statement of Income

Assets Unit: ¥ mil Unit: ¥ mil

Current assets 5,173 Operating revenue 2,662
Cash and deposits 974 Leasing business revenue 2,060
Cash and deposits in trust 4,056 Other leasing business revenue 341
Other 143 Capital gain from real estate disposition 261

Non-current assets 58,024 Operating expenses L2
Property, plant equipment 57,002 Expenses related to rent business 1,092
Intangible fixed assets 691 Asset management fee 172
Investments and other assets 331 Asset custody fee/Administrative service fees 25

Total assets 63,197 Directors’ compensation 6

Liabilities Other operating expenses 63

Current liabilities 8,087 Operating profit 1,304
Operating accounts payable 129 Non-operating expenses 151
Short-term loans payable 1,400 Interest expenses 110
Repayment long term loan within one year 6,000 Borrowing related expenses 41
Accounts payable — other 163 Ordinary profit (loss) 1,153
Advances received 383 Net profit (loss) before income taxes 1,153
Other 12 Net profit (loss) 1,152

Non-current liabilities 24,703 Unappropriated retained earnings 1,152
Long-term loans payable 21,600
Tenant leasehold and security deposits in trust 3,103

Total liabilities 32,790

Net Assets

Total unitholders’ equity 30,407
Unitholders’ capital 29,255
Surplus 1,152

Total net assets 30,407

Total liabilities and equity 63,197

Sakura

Sogo REIT Sakura Sogo REIT Presentation Material for FP3 (Six months ended 28 February 2018) 36



Income and Expenditure by Property for FP3 Sakura Sogo REIT Investment Corporation

(181 operating days)

Unit: ¥'000

Seishin NK Tsukasamachi Takadanobaba Azabu Amerex Hiei Kudan Shin Yokohama La Park Suroy Mall
Building Building Building Access Building Building Nara Building Kishiwada Chikushino
Operating revenue from
real estate leasing 235,088 122,799 108,702 104,508 66,694 66,891 81,246 513,560 296,520
Leasing business 212,957 108,946 96,486 83,879 61,369 64,464 66,216 386,748 292,624
Other Leasing business 23,031 13,853 12,215 20,629 5,325 2,427 15,030 126,812 3,896
Operating expenses from
real estate leasing 57,050 35,485 26,948 34,700 21,532 18,806 27,417 288,944 75,639
Management fees 18,040 12,805 10,738 15,882 8,318 10,998 9,804 129,656 37,659
Utilities expenses 13,837 9,983 5,929 8,013 3,670 42 7,305 108,284 4,116
Insurance premium 239 157 145 177 90 133 165 1,251 678
Repair & Maintenance 3,439 1,594 2,062 656 1,666 218 1,519 706 2,020
Trust Fees 750 750 750 750 375 750 750 1,850 750
Property Tax 20,279 10,003 7,043 8,722 7,324 6,470 7,614 45,088 19,885
Other expenses 464 192 279 496 86 193 258 2,107 10,528
Leasing NOI 178,937 87,314 81,754 69,807 45,161 48,084 53,828 224,616 220,880
Depreciation 12,334 6,750 7,014 8,897 2,349 2,699 8,489 41,236 36,413
Operating income (loss) 166,603 80,563 74,739 60,910 42,812 45,385 45,339 183,380 184,467

from real estate leasing

Sakura
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Income and Expenditure by Property for FP3

(181 operating days)

Matsuya

Sakura Sogo REIT Investment Corporation

Unit: ¥'000

Seiyu Suroy Mall Shiroi Residence Urban Plaza Abode Yoyogi Funabashi Hi- Funabashi Hi- Confomall

Minakuchi Nagamine Logiman Sekime Imazato Parkside Tech Park I Tech Park I Sapporo
22?:‘;;2?;@;2?:; from Non-disclosure 179,138 143,841 86,026 39,359 30,983  Non-disclosure  Non-disclosure 70,587
r;?/?-:‘?:&ga business Non-disclosure 146,485 127,860 78,256 37,573 19,846 Non-disclosure  Non-disclosure 58,815
r'O;/r:;;rulgsas|ng business Non-disclosure 32,652 15,981 7,769 1,785 11,136  Non-disclosure  Non-disclosure 11,772

Operating expenses from

leasing business 36,295 57,408 50,434 31,993 12,234 14,689 6,565 5,211 31,610
Management fees 6,039 15,416 21,157 13,583 5,603 13,859 990 990 7,323
Utilities expenses 0 25,388 1 2,903 520 177 0 0 11,319
Insurance premium 531 264 637 254 121 34 122 76 280
Repair & Maintenance 0 1,422 11,660 9,405 2,130 80 0 0 1,890
Trust Fees 750 750 1,250 375 375 424 750 750 750
Property Tax 12,181 13,251 14,046 5,181 3,201 0 4,686 3,363 9,178
Other expenses 16,7922 914 1,682 290 281 112 16 30 867
Leasing NOI Non-disclosure 121,730 93,406 54,033 27,125 16,293  Non-disclosure  Non-disclosure 38,977
Depreciation 42,485 17,868 18,770 11,079 5,826 4,727 9,550 2,955 13,947
Operating income (loss) " oo 103,861 74,636 42,953 21,299 11,566  Non-disclosure  Non-disclosure 25,030

from real estate leasing

Sakura
Sogo REIT

1 Capex expenditure only
2 Including ground lease rent
3Included purchase cost
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Property — Appraisal & Yield Analysis

Sakura Sogo REIT Investment Corporation

Asset Type

ey 8,610
8,850

NOI Yield

0,
@ FP2 (%) 4.0%
NOI Yield .
@ FP3 (%) 3.9%

NOI Yield @
FP2 post depr 3.8%
(%)

NOI Yield @
FP3 post depr 3.6%
(%)

Sakura
Sogo REIT

NK
Building

Chiyoda-ward,
Tokyo

3,910

3,980

4.5%

4.4%

4.2%

4.1%

Tsukasamachi
Building

Chiyoda-ward,
Tokyo

3,960

4,040

4.5%

4.5%

4.2%

4.1%

Takadanobaba
Access

Shinjuku-ward,
Tokyo

3,460

3,510

4.7%

4.6%

4.2%

4.1%

Azabu Amerex
Building

Minato-ward,
Tokyo

at 28 February 2018

Hiei Kudan Shin Yokohama La Park Suroy Mall Seiyu
Building Nara Building Kishiwada Chikushino Minakuchi
Chiyoda-ward, Kohoku-ward, Kishiwada city, Chikushino, Minakuchi,
Tokyo Yokohama Osaka Kyushu Shiga
2,270 2,050 1,980 6,640 7,820 4,240
2,270 2,090 2,020 6,640 7,790 4,220
4.2% 4.7% 5.5% 5.9% 5.6% 6.0%
4.2% 4.6% 5.3% 6.0% 5.6% 6.0%
4.1% 4.5% 4.7% 4.7% 4.7% 4.0%
4.0% 4.4% 4.5% 4.7% 4.7% 4.0%
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Property — Appraisa| & Yield Ana]ysis Sakura Sogo REIT Investment Corporation

at 28 February 2018

Asset Type Residential

No.

Total
(18 properties)

R

o
e

Suroy Mall Shiroi Matsuya Urban Plaza Abode Yoyogi Funabashi Hi-Tech Funabashi Hi-Tech Confomall

Property Name Nagamine Logiman Residence Sekime Imazato Parkside Park I Park I Sapporo

Address Kumamoto city, Shiro_i city, Osaka city, Osaka city, Shibuya-ward, Funaba_shi city, Funaba_shi city, Sapporo' city,
Kumamoto Chiba Osaka Osaka Tokyo Chiba Chiba Hokkaido

Appraisal @ "
FP2 (¥bn) 4,470 2,170 1,930 965 1,610 1,800 780 1,440 60,105
Appraisal @
FP3 (¥bn) 4,470 2,160 1,930 945 1,610 1,800 778 1,440 60,543
NODE (@) 5.6% 7.2% 6.4% 5.9% 4.3%? 6.1% 6.2% 5.6% 5.2%
FP2 (%)
NOINIEEHE 5.6% 6.9% 6.4% 5.9% 4.2% 6.1% 6.2% 5.6% 5.2%
FP3 (%)
NOI Yield @
FP2 post depr 4.8% 5.5% 5.3% 4.7% 3.8%* 5.1% 5.4% 3.8% 4.4%
(%)
NOI Yield @

FP3 post depr 4.8% 5.2% 5.2% 4.7% 3.6% 5.1% 5.5% 3.7% 4.3%
(%)

@ 1 Based on an Appraisal for Non-Completed Buildings with effective date 1 July 2017

Sakura
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Portfolio Map Sakura Sogo REIT Investment Corporation

&

OF-01 Seishin Bldg OF-03 Tsukasamachi Bldg OF-04 Takadanobaba Access OF-06 Hiei-Kudan Bldg OF-07 Shin-Yokohama Nara Bldg

OT-03
[

RT-04 Suro-y Mall Nagamine

Chiba
Tokyo RS-Ole RT'OZ
A OF-O4¢ OF-02 OT-01
RS-02 Matsuya Residence Sekime OF-01 Y [ ] OF-03
RT-03 OF-05 @
RS-02 @
*RS-O 4 Kanagawa
RT-01
OF-07®

o S
OT-02 Funabashi Hi-Tech Park II OT-03 Confomall Sapporo
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Overview of the Investment Corporation Sakura Sogo REIT Investment Corporation

I Schematic Diagram of the Investment Corporation’s Structure

Sponsor / Parent Company of Asset Management Investment Corporation Asset Custody Company/Administrator of
Company . (2] Unitholder Registry/General Administrator related
| < »{ to the operation of the administrative institution
Galileo Sydney Holdings Pty Limited ) o o
Sumitomo Mitsui Trust Bank, Limited.
: Sakura
() Sogo REIT
v Sakura Sogo REIT Investment
Asset Management Company ") o General Administrator for Accounting Affairs
< > General Meeting of < >
Sakura Real Estate Funds Management, Inc. Unitholders Kaneyama & Associates
A o Board of Officers
v Executive Officer: Makoto Muranaka @ Asset Management Entrustment Agreement
Sponsor Supervisory Officer g Hirotaka Isayama @ Asset Custody Entrustment Agreement / Entrustment
Supervisory Officer : Shigeru Kaneda Agreement for Administrator of the Investment Unitholder
Nippon Kanzai Co., Ltd. . . Registry / Entrustment Agreement for Clerical
_Accounting Auditor undertakings (Institution services)
Tokyo Capital Management Co., Ltd. PricewaterhouseCoopers Arata © Sponsor Support Agreement
O Business Entrustment Agreement
I Overview of Asset Management Company
Trade Name Sakura Real Estate Funds Management, Inc. | General Meeting of Unitholders |
Date of Incorporation July 7,2015 e | Statutory Auditor |
Stated Capital 101.52 million yen
. o | Board of Directors |
Shareholder Composition Galaxy JREIT Pty Limited 50%
Tokyo Capital Management Co., Ltd. 50% | Investment Committee I I Compliance Committee |
(based on voting rights: Galaxy JREIT Pty Limited 100%)
Principal Lines of Business Discretionary Investment Business, | Representative Director and Chairman / Representative Director and President |
management of Investment Corporation’s assets R | Compliance Officer |
Officers 6 Directors (2 Full-time Directors), 1 Statutory Auditor
Financial Instrument Business Reg. No.: Director of Kanto Local Finance Bureau (FI) No. 2907
Registration Member of Investment Trusts Association, Japan :
Real estate agency business license License No.: Tokyo Metropolitan Governor (1) No. 98232 Investment Division | Finance and Planning DiViSi°”|
Approval as Entrustment - Based Approval No.: Minister of Land, Infrastructure,
.Agency Services for Transactions Transport and Tourism No. 100
Sakura
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Disclaimer Sakura Sogo REIT Investment Corporation

This presentation material has been prepared solely for the purpose of providing information, and not for soliciting investments in certain products.

The presentation material includes, in addition to a description of Sakura Sogo REIT Investment Corporation (hereinafter the “Investment Corporation”), charts, data, etc.
prepared by Sakura Real Estate Funds Management, Inc. (hereinafter the “Asset Management Company”) based on data and indices published by third parties.
Furthermore, it includes present analysis, judgements and other opinions of the Asset Management Company regarding such information.

The contents of the presentation material have not been audited, and their accuracy nor integrity is guaranteed. The analysis and judgement by the Asset Management
Company are its current opinions and the contents may be modified or repealed without any advance notice.

The Investment Corporation or the Asset Management Company bear no responsibility with regard to the accuracy of the data or indices published by third parties
(including data based on real estate appraisal reports).

The content of this presentation material include statements on forecast and future operating results. Such statements are based on the information available at the time
of preparation of this presentation material and certain assumptions for unforeseeable factors, and thus do not guarantee future operating results of the Investment
Corporation and may differ from actual operating results.
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