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Operational Highlights and Future Initiatives

FP 18 Results

FP 19 Forecast

FP 20 Forecast

DPU
(Long-term £pU)|| 1:976 JPY s 17.+195pY, vs P 18 Guidance +81JpY 1,835 JPY 1,732 JPY
1CcC2C 1 A 1 2AL
(1,535 JPY) (1, b (1,345 JPY)
Results [ Environment Recognition Policy & Strategy
+ FP 18 asset replacement In the real estate transaction market, *+ Intend to dispose of GC Shinagawa Gotenyama in
L1t installment disposition (10%) of « Office building: Buyers are cautious as vacancy rates consideration of the current leasing situation
Gotenyama SH Bldg. completed remain high for large offices + Changed portfolio development policy based on current
External “Disposed: 1 residential; Acquired: 1 residential + Residential: Although conditions continue to be office rental market conditions. The policy is to acquire
Growth + FP 19 (planned) asset replacement overheated and the acquisition environment is arduous, mainly residentials by utilizing the sponsor pipeline
-2 installment disposition (10%) of opportunistic environment for property sale
Gotenyama SH Bldg. planned * Hotel: Recovery expectations are high and competition
“Acquire(d): 3 residentials, 1 office building for acquisitions are intensifying
m  Office Building m  Office Building m  Office Building
« Occupancy rate at the end of FP: 94.4% + Rents are still on a weak trend, but the decline in demand + Aim to further increase the occupancy rate for Tokyo
-GC Shinagawa Gotenyama: 84.3% (end of FP 17: 84.5%) for office space in the Tokyo area has come to a halt office buildings
“Akasaka GC: 93.5% (end of FP 17: 87.4%) + Concerns about the impact of large supply in Tokyo « For Osaka properties, will pay close attention to the large
* GC Shinagawa Gotenyama's appraisal value declined continues supply impact in 2024, while also considering negotiating
L66.7 billion yen (end of FP 17: 88.0 billion yen) « Changes in demand due to diversification of work styles rent increases that take into account the rent gap
W Residential W Residential B Residential
Internal ||+ Occupancy rate at the end of FP: 97.3% + Excess population inflows to Tokyo 23 Wards is on therrise, [ « Continue to focus on increasing rent upon tenant
Growth (Avg. occupancy rate during the period: 97.2%) and the gap in active job openings-to-applicants ratio replacement
+ Change in rent rate at the time of new contract +4.2% between Tokyo and regional cities is also widening « The policy is to strengthen value enhancing construction
(+2.4pt. from the previous period) « Both occupancy and rent remain stable due to the active with the aim of further upside, and continue to implement
Single type in Tokyo 23 wards: +1.9% rental housing market cost reduction measures while maintaining quality
(+1.5pt. from the previous period)
®  Hotel ®  Hotel ®  Hotel
+ Occupancy rate at the end of FP: 100.0% * Although inbound travel demand is recovering due to the + With the current master lease contract as the basis, will
LFixed-rent master lease contract weaker yen, the number of Chinese tourists to Japan consider the contract contents upon renewal
“Contract expiration date: May 18, 2024 remains at about 30% compared to pre-COVID in 2019
« Refinance for FP 18 + Long-term interest rates have been on an upward trend + Aim for optimal balance between fixed-rates and floating-
(borrowings/avg. borrowing period/avg. interest rate) since the Bank of Japan decided to further flexibly rates
Finance Fixed interest rate borrowing: 14.8 bil yen/7.6 yrs/0.99% operate long-term and short-term interest rate * Promote sustainability finance
Floating interest rate borrowing: 9.4 bil yen/2.7 yrs/0.24% operations in October 2023 + Changed LTV policy (targeting 45-50% as cruising range)
« LTV (total asset basis) as of end of FP: 45.2%
* GHG emissions: down 50.7% compared to base year, + Growing demand for medium to long term environmental || « Working to resolve social issues through ESG conscious
medium term target achieved considerations, such as efforts to combat climate change asset management
+ Green certification acquisition rate: 82.8% « Increased importance in ESG-related disclosure + Promote initiatives to achieve net zero
ESG G ificati quisiti 82.89 di in ESG-related discl P initiati h by 2050

+ Selected for the first time as a constituent for DJSI

Asia/Pacific

* “Long-term EPU (net income per unit)” is calculated by deducting gain on
divided by the number of investment units issued and

and asset

fees related to

The same applies

“ “DPU" refers to “Distribution per Unit". The same applies hereinafter.

Abe: Hello, everyone. | am Abe from Sekisui House Asset Management. Thank you very much for attending

today's briefing on the financial results for the 18th fiscal period of SHR.

| will explain the details of the financial results.

from net income and adding allowance for temp:
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y difference (ATA) (excluding

First, please see page three of the document. Here are the operational highlights and future initiatives.

First, the distribution per unit for the 18th fiscal period ended October 2023 was 1,976 JPY, an increase of 195
JPY from the previous period and an increase of 81 JPY from the publicly announced forecast. The distribution
per unit forecast for the 19th fiscal period ending April 2024 and the 20th fiscal period ending October 2024

are 1,835 JPY and 1,732 JPY, respectively.

The long-term EPU has been reported since the previous period as earnings per unit, which is calculated by
deducting gain on disposition and asset management fees related to disposition from net income and adding
ATA to it. The forecast has been a decrease mainly due to lower earnings from office buildings in Tokyo. We

believe that drastic measures must be taken to restore this long-term EPU in the future.

Please see the table below.

First, regarding external growth, in terms of asset replacement, we have already signed a contract in the 18th
fiscal period to dispose of Gotenyama SH Building over 10 fiscal periods, and the first installment disposition,
10%, has been completed. In addition, Sha Maison Stage Kanazawa Nishiizumi located in Kanazawa has also
been sold due to deteriorating profitability, or rather, the lack of future expectations. The acquisition of one

residential property, Esty Maison Noborito in Kawasaki City, was completed.



In the 19th fiscal period, the second installment disposition, 10%, in the Gotenyama SH Building is scheduled.
We will acquire three residential properties and one office property in the 19th fiscal period, as announced
today.

As for our future policy and strategy, first of all, we are currently having a very difficult time with leasing, thus
we intend to dispose of Garden City Shinagawa Gotenyama. Based on this, we have decided to change our
portfolio development policy in light of the current office leasing situation and market conditions. Our
acquisition policy will be to use our sponsor pipeline to make residential properties our primary asset and to
focus on residential properties.

Next, regarding internal growth. First, in office buildings, the occupancy rate at the end of the period was
94.4%, up 0.8% from the end of the previous period. The occupancy rate at Akasaka Garden City recovered to
93.5% due to new contracts and floor space expansion, while at Garden City Shinagawa Gotenyama, there
were two new contracts, but the occupancy rate remained almost unchanged. As for Garden City Shinagawa
Gotenyama, its appraisal value dropped significantly to 66.7 billion JPY from 88 billion JPY at the end of the
previous period.

Next, in terms of residences, occupancy rate was 97.3% at the end of the period. We continued to maintain a
solid 97%, and the change in rent rate at the time of new contracts rose to a positive 4.2%. The single type in
Tokyo 23 wards has also risen to a positive 1.9%, which means that we are entering a phase where we are
moving from recovery to strong performance overall. The recovery of the single type in Tokyo 23 wards has
been very strong, and occupancy in major cities across the country continues to be strong. We intend to
maintain and sustain high occupancy rates while increasing rents and acquiring non-refundable deposit to
improve earnings.

In terms of hotels, the St. Regis Osaka, which we currently own, has seen a return of inbound demand, and its
performance is recovering. We would like to continue to consider the details of the contract after renewal
while basing our decision on the continuation of the fixed master lease contract.

| will explain the financial part later.

Finally, on the topic of ESG, for the first time ever, we were selected as a constituent for DJSI Asia/Pacific.



Analysis of Change Factors of DPU (Results)

DPU increased by 195 JPY compared to the previous period mainly due to the contribution of gain
on disposition of partial disposition of the Gotenyama SH Building

Reversal of internal reserve

(JpPY)
RTA/ATA

S0 1,976 Hl Profit distribution

Office building Lower rent revenue (13)

Higher utilities revenue +8 1'895

1390 Higher property tax 3)

Residential Higher rent revenue +9 285

iliti Gain on
1,800 1,781 Lt?wher utilities expenses +6 disposition SG&A, etc.
Higher property tax, etc. (11) +250 (65)
276
1,700 L4
208 SR [ NIl Net income per unit
Real estate property-related operating income 72
(6)

1,600 ! i

i i

61 | Office building Residential Hotel ! Main factors of

1 IS eSS P

: (13) +8 m H divergence:

H Fa— i Higher property-related

1 i operating income

I L IR .| LOffice building +14

“Residential +52

Higher asset management fees  (30)

- Higher taxes and public charges (21) - -

FP 17 FP 18 FP 18
Results Results Guidance

+ “RTA" refers to reserve for temporary difference adjustments. The same applies hereinafter
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Now please see page five.

I will explain the financial results for the 18th fiscal period ended October 2023 and the factors behind the
change from the previous period on a per unit basis.

First, as stated in the center of the document, the gain from the transfer of 10% interest in the Gotenyama SH
Building and Sha Maison Stage Kanazawa Nishiizumi resulted in a positive 250 JPY.

On the left, as for real estate property-related operating income, office buildings posted a negative 13, mainly
due to a decrease in rent revenue from Garden City Shinagawa Gotenyama and an increase in property tax
and city planning tax. For residences, there was an increase in property tax and city planning tax, but this was
offset by an increase in rent revenue due to higher rents, resulting in a positive 8 JPY. The hotels posted a
negative 1 JPY. The total of these factors resulted in a negative 6 in real estate property-related operating
income.

SG&A and other expenses were negative 65 JPY, mainly due to an increase in the asset management fee
portion from the asset transfer that occurred in the current period and an increase in tax effects. As a result,
the distribution per unit for the 18th fiscal period was 1,976 JPY, up 195 JPY from the previous period.

The next page shows the P/P change and the change from the announced forecast for each asset, and the
factors behind the change, which we hope you will review later.



Analysis of Change Factors of DPU (Forecast)

Although gain on disposition of partial disposition of the Gotenyama SH Building contributed,
deterioration in office building revenue is a concern

pPY)
ATA
2,000
1,976 Bl Profit distribution
Real estate property-related
operating income
1,900 Gain on 106
disposition SG&A, etc. 1 !
Real estate progerty-related +224 (32) ,835 1 Office building .
285 operating income 38 . @7 !
1,800 86 i i
. i &
- iadi i 1,797 H Residential i Gainon 1732
! Office building H H an Hotel | disposition 4
i i H
1,700 i (60 : ! @ i 3 38
1691 . Residential | ! - i 1,694
' 1 g i o o i i ) /
i (26) i
! 1
1
1,600 i i
e e e e s b
Office Property-related operating income (20)
| building (partial disposition of Gotenyama SH Bldg.)
Office Property-related operating income +13 Property-related operating income (70)
building (Shinjuku Hirose Bldg. acquisition) (existing properties)
Property-related operating income (23) “Lower rent revenue (95)
(partial disposition of Gotenyama SH Bldg.) “Lower other expenses related to rent business +16
Property-related operating income (existing properties) (50) (lower leasing-related expenses, etc.)
“Lower rent revenue (19) i ial P -related ting i 7
“Higher other expenses related to rent business (19) Residential (Fr':)?gen;tzquszl:n)opera ONeEne %
(higher leasing-related expenses, etc.) 5 5
| Property-related operating income (existing (24)
Residential Property-related operating income (FP 19 acquisition)  (7) properties)
Property-related operating income (existing properties) (20) “Higher rent revenue +2
“Higher rent revenue +3 ~Higher property tax, etc. @)
“Higher Property management fees (3) - Hfgher rental payments (5)
“Higher repair expenses 3) -Higher depreciation 8)
FP 18 FP 19 FP 20
Results Forecast Forecast
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Now, please proceed to page seven, where you will find the forecasts for the 19th fiscal period ending April
2024 and the 20th fiscal period ending October 2024.

In the 19th fiscal period, the acquisition of Shinjuku Hirose Building announced today is expected to be
positive 13 JPY, but the transfer of equity in Gotenyama SH Building reduced revenues, and the prolonged
period of two unoccupied lots in Tokyo put downward pressure on revenues, resulting in a negative 60 JPY.
For residences, we expect a negative 7 JPY for leasing-related expenses for three new properties to be
acquired in the 19th fiscal period. Although revenue from existing properties is expected to increase,
management fees and repair costs are expected to increase, resulting in a negative 20 JPY, for a total of
negative 26 JPY.

In SG&A expenses, we expect an increase in asset management fees and interest expenses, resulting in a
negative 32 JPY. We expect a gain of 224 JPY on the transfer of the second 10% portion of the Gotenyama SH
Building, resulting in a forecast of 1,835 JPY, a negative 141 JPY compared to the 18th fiscal period.

For the following 20th fiscal period, the total is expected to be negative 87 JPY due to a decrease in rent
revenues from office buildings and a decrease in rent revenues from the sale of the equity interest in the
Gotenyama SH Building. For residences, we expect a contribution from properties acquired in the 19th fiscal
period and higher rents from existing properties, but we expect a negative 17 JPY due to increases in property
tax, city planning tax, land lease fees, and depreciation, resulting in a negative 106 JPY in real estate property-
related operating income.

The portion of the gain on disposition of the Gotenyama SH Building is expected to be positive 3 JPY compared
to the 19th fiscal period, and the distribution per unit is expected to be 1,732 JPY.



We intend to increase the ratio of highly stable residential properties by replacing properties in the future in
an effort to bottom out.

Regarding GC Shinagawa Gotenyama

Trend in Occupancy-based Rates @ Occupancybase & Occupancy base (forecast)

B During FP 18, two new contracts were concluded;

= FP 18 (2023/10) Result FP 19 (2024/4) Forecast FP 20 (2024/10) Forecast
however, both occupancies were for small lots of less

than 700m oo
90%

B Due to the scheduled departure of a large tenant o—9 O Q@ O
(13,126.72n) in July 2024, occupancy rates are expected "
to fall below 50% 70%

B With the spread of telework triggered by COVID-19, 49.8%
there is a sense of uncertainty specifically regarding the 50% (RG]
future demand of large office buildings. Based on current ;o5 :
leasing activities paired with oversupply concerns, the

recovery of the property’s occupancy rate is expected to May Jun. Jul Aug Sep. Oct. Nov. Dec. Jan. Feb. Mar. Apr. May Jun. Jul Aug. Sep. Oct
. 2024
take time
The Appraisal Value for FP 18 As of the end of Apr. 2023 As of the end of Oct. 2023
B Due to the decrease in appraisal NOI caused by the Appraisal NOI 2,844 million JPY 2,148 million JPY
recent decline in rent levels for new contracts, the
appraisal value (as of the end of Oct. 2023) decreased Capitalization Yield 31% 3.1%
to 66.7 billion JPY, which is a 21.3 billion JPY decrease
from the previous fiscal period. Additionally, the book Book Value 69,570 million JPY 69,408 million JPY

value fell 2.7 billion JPY t0 69.4 billion JRY Appraisal Value 88,000 million JPY 66,700 million JPY

Long-term EPU is expected to decline medium to long term with continued ownership;
thus, SHR intends for a property disposition

*  The graph for “Trend in Occupancy-based Rates” does not include (or target-based
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Now, please proceed to page 10. This is about external growth.
First, Garden City Shinagawa Gotenyama.

As for the occupancy rate, if there are no new contracts or floor space expansion, the occupancy rate is
expected to fall below 50% because a major tenant is scheduled to vacate the building at the end of July next
year, as announced. We are still leasing and expecting the occupancy rate to be slightly higher, but we
anticipate very tight occupancy rates.

Regarding the appraisal value at the end of the period, based on the lower rent level in the new contract this
time and at the same time the decline in asking rent and others in surrounding buildings, the appraisal value
was 66.7 billion JPY, a decrease of 21.3 billion JPY from 88 billion JPY at the end of the previous period. This
amount is 2.7 billion JPY less than the book value at the end of the period.

Since the continued ownership of this property may be a factor in pushing down the long-term EPU, basically
we intend for a property disposition.



Change in Portfolio Development Policy

The policy is to utilize the sponsor pipeline to build a portfolio centered on residentials

Change in Portfolio Development Policy: Review of Target Investment Ratio

fortlle il 1oy oy Lo il Mid Term Target
T (oIl Investment Ratio | Target Investment ~After~ Investment Ratio | | octmans Ragtio

(acquisition price basis) Ratio (acquisition price basis)
Residential 30%~55% Approx. 45% » Residential 50%~80% | Approx. 65%
Office building 30%~55% Approx. 45% Office building 15%~45% Approx. 30%
Hotel 0%~30% Approx. 15% ot
_ . o ote! 0/ ~_1LC0, 0,
Retail, e 0%~10% (Hotel at about 10%) Retail, etc. 0 /0 15 /0 ApprOX. 5 A

Reason for Change

Due to socioeconomic changes, there is a sense of uncertainty
specifically regarding the future demand of large office buildings

On the other hand, residential occupancy has recovered to pre-COVID levels,
and the rate of change in rents for new contracts is also on the rise

The policy will be changed to build a portfolio centered on residentials by leveraging
the market superiority of SHR sponsored by Sekisui House, one of Japan'’s leading house manufacturers
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Then, see page 11. This is about the change in portfolio development policy.

The portfolio development policy had been set at around 45% for residential properties and 45% for office
buildings, respectively, but this target has been changed to around 65% for residential properties and 30% for
office buildings due to the uncertainties in the supply-demand balance for large office buildings, the recovery
of residential properties to the pre-COVID level and the fact that the pandemic did not have the same impact
as office buildings, and in addition, the sponsor pipeline continues to have a large number of properties in the
residential pipeline.

We intend to build stability of income by developing our assets with a focus on residential properties, which
is our sponsor group's strongest area of expertise.



Sekisui House Group Sponsor Support/Strengths

Pipeline Total Approx. 250 billion JPY
Residentials Approx. 100 billion JPY
Office Buildings, etc. Approx. 150 billion JPY

No. of Completed Residentials 12 properties (1,090 units)
Total Floor Area of Completed Residentials 53,733.21ni

) Strengths of the Sponsor

1. Quality of “Prime Property”

= Develops “high quality” office buildings, residentials, hotels and
commercial properties, etc., located in “strategic locations”,
which is a priority investment target for SHR

= Secure a pipeline of environmentally friendly properties through
active development of ZEH properties

2. Support System
= In addition to providing pipeline properties, provides real estate
management know-how and redevelopment support of owned
assets
= Able to implement asset replacement based on good relations
and also provides warehousing functions

3. Sekisui House Real Estate Companies (6 Companies)

= Can secure preferential negotiation rights regarding the sale of
domestic real estate owned and developed by 6 Sekisui House
Real Estate Companies

= Provides information on domestic real estate owned and
developed by third parties (Sekisui House Real Estate Tokyo)

= Opportunities to acquire residences in major cities nationwide

“Number of properties acquired: 16 properties

) Main Developments of Sekisui House

Total Floor

(|ndud:;¢«":p'::a";mme) Location (Pll:::sed) (?,"::rfe"g

Prime Maison Monzennakacho Koto-ku,Tokyo 78 3,184.03

Prime Maison Yushima Bunkyo-ku, Tokyo 139 9,755.59

Prime Maison Honancho Nakano-ku, Tokyo 70 3,21049

Prime Maison Yokohama WEST Y°.'(‘:::;“;v;:hi' 145 8,70056

Prime Maison Nakanosakaue Nakano-ku, Tokyo 115 4,544.15

: @ Prime Maison Morishita WEST Koto-ku, Tokyo 144 7,061.54

Prime Maison Asakusa EAST Sumida-ku, Tokyo 49 2,226.74

Prime Maison Sakurashinmachi Setagaya-ku, Tokyo 40 1,932.04

Prime Maison Nishiwaseda Shinjuku-ku, Tokyo 49 2,248.36

Prime Maison Kamata Ota-ku, Tokyo 141 579371

‘ @ Prime Maison Nihonbashibakurocho Chuo-ku, Tokyo 45 2,076.31

‘ Prime Maison Kiyosumishirakawa Koto-ku, Tokyo 75 2,999.69

‘ Prime Maison Iriya Taito-ku, Tokyo 74 3,526.77

‘ Prime Maison Yoga Kinutakoen Setagaya-ku, Tokyo 122 6,303.39

Prime Maison Minamiazabu Minato-ku, Tokyo 163 18,582.90

Prime Maison Chiba Chiba-shi, Chiba 190 8,307.64

Prime Maison Kiyosumi Koto-ku, Tokyo 42 1,459.00

1 @ Prime Maison Kinshicho Sumida-ku, Tokyo 85 3,976.00

‘ @ Prime Maison Nishishinjuk Shinjuku-ku, Tokyo 104 4,344.00

Completed
Bu?lf::l;s Garden Cube Shibuya jinnan Shibuya-ku, Tokyo
1 property

Co&;:l;:ed The Apartment Bay Yokohama Yo&:::::;;hi'
2 properties The Ritz-Carlton, Kyoto Kyoto-shi, Kyoto

* As of the date of this document, SHR has no specific plans to acquire the unacquired assets described on this page. In addition, acquisition by SHR is not obligated nor guaranteed.
stands for ZEH-M Oriented which refers to “condominiums that aim to realize significant energy savings while maintaining indoor environmental quality through the introduction of highly efficient facilities, as well as greatly improving

Tnsulation performance, etc. and reducing primary energy consumption by 20% or more throughout the condominium, including common areas”.
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Next is the sponsor pipeline.

The total amount of the pipeline is approximately 250 billion JPY. Of this amount, approximately 100 billion

JPY is for residences and 150 billion JPY is for offices and other facilities.

Of the major developments listed on the right, 12 properties in the Prime Maison series of rental
condominiums have been completed and seven properties are under construction. In addition, the properties
marked with ZEH to the left of the property name were built as ZEH condominiums, and we expect that future

acquisitions will contribute to our GHG emission reduction and net-zero goals.

Moreover, although not included in the total amount of the pipeline, Sekisui House Real Estate companies are
also continuing to develop residential properties, and we will leverage the sponsor pipeline to achieve

external growth, including asset replacement.




Asset Replacement: Overview

Will mainly acquire residentials with expected medium to long term stability and growth by
utilizing the proceeds from the disposition of Gotenyama SH Building

&

Disposition Acquisition

Office Building (Tokyo 23 Wards)

By disposing of 10% of the quasi co-ownership interest every 6 months
starting Oct. 31, 2023, in equal instaliments over a period of five years
and 10 fiscal periods, a gain on disposition is expected;
however, NOI is also expected to decline

Gontenyama SH Building

Appraisal NOI & Appraisal NOI Yield (20% installment disposition)
411 million JPY
4.0%

FP 18: 1,020 million JPY
FP 19: 25079 million JPY

Decrease in Asset Value (acquisition price basis/20% installment disposition)
5,150 million JPY
5,150 million JPY

10,300 million JPY

3 Residentials & 1 Office Building (Tokyo 23 Wards)

Will acquire 3 residential properties and 1 medium-sized office building
to cover the decrease in NOI of Gotenyama SH Building

Esty Maison
Omori

Esty Maison
Monzennakacho

Esty Maison
Akabane Il

Shinjuku Hirose
Building

391 million JPY
3.5%

Increase in Asset Value (acquisition price basis)

6,150 million JPY
5,000 million JPY
11,150 million JPY
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This is an overview of the asset replacement announced this time.

Starting from the fiscal period ended October 2023, we will transfer 10% of the equity in the Gotenyama SH
Building each fiscal period. For the two transfers in October 2023 and April 2024, we have decided to purchase
the four properties listed on the right side as asset replacement.

The four properties (to be) acquired are also listed on the next page.



Asset Replacement: Overview of (Planned) Acquisition Properties

(Planned)
Acquisition Date

(Planned)
Acquisition Price

Appraisal Value

Esty Maison Omori
(Ota-ku, Tokyo)

March 1, 2024
3,600 million JPY

4,000 million JPY

Acquisition

3 Residentials & 1 Office Building (Tokyo 23 Wards)
Total (Planned) Acquisition Price: 11,150 million JPY

Appraisal NOI Yield: 3.5%

Shinjuku Hirose Building
(Shinjuku-ku, Tokyo)

Esty Maison Monzennakacho
(Koto-ku, Tokyo)

Esty Maison Akabane Il
(Kita-ku, Tokyo)

March 1, 2024 March 1, 2024 December 21, 2023

1,570 million JPY 980 million JPY 5,000 million JPY

1,730 million JPY 1,130 million JPY 5,120 million JPY

Appraisal NOI Yield 3.6% 3.5% 3.7% 3.4%

(Planned)

Completion Date January 2024 (planned) January 2023 April 2023 June 1985

Occupancy Rate

9
(As of the end of Oct. 2023) 100.0%

Under construction Unoccupied Unoccupied

B Newly built properties centered on single type rooms located in Tokyo 23 wards B A medium-sized office
m Considered prime properties based on its location, comfort, safety, high building building with high visibility

Reason/Policy performance, and environmentally friendly initiatives, etc. facing the main street on a

for Acquisition ®m Although not yet occupied, will promptly begin leasing activities from today onwards, GoEher: !Ot )
aiming to achieve early profitability by promoting occupancy towards the busy season in W Approximately a 5-minute
spring 2024 walk from the nearest
station
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The three Esty Maison residential properties on the left are all newly built and unoccupied. From today
onward, we will promptly start leasing the properties in order to make them profitable as early as possible
from the scheduled delivery date in March.

On the right side, Shinjuku Hirose Building is a 38-year-old office building that has maintained high occupancy
over the years, with the current core tenant having occupied the building since 1998. Although this is a topic
for the future, we believe that the site has the potential to be reconstructed into an office building or even
into a condominium.

10



Trends of Appraisal Value

Although appraisal value for residentials increased, decreased for GC Shinagawa Gotenyama;
unrealized capital gains decreased by 16 billion JPY from the previous period to 96.5 billion JPY

[ Unrealized Capital Gains Rate ]

20.9%

192% 18.2%

17.5% 17.8%

Appraisal Value
6479 6430 6505 @275

177% 18.6% 16.4%
13.0% 144% 148% 7

5.3% 5030 6005 6007 6101 6055 o 5 4033 1125 g
soss 122 756 776 857 903 T T
4791 o 7 _ 4 capital gains
5.3
2330 2340
1607 2021 2051 35" 366 5207 5249 5230 5243 5152 5501 5397 5379 5309 | Bookvalue
164.3 . 24.1 27.7 : 4338 4517
1201 116 178 X .
59
1779 1774 1980 1973
(billion JPY) 114.1 1523 1518

'Ep ended FP ended FP ended FP ended FP ended FP ended FP ended FP ended FP ended EP ended FP ended EP ended FP ended EP ended FP ended FP ended FP ended FP ended

Apra015 Oct 2015 Apra016 Oct2016 Apre0i7 Oct2017 Apro0i8 Oct201s Apro0id Octo018 Apra020 Oct2020 Apro0g1 Oct2091 Apra0se Oct20s2 Apra0s3 Oct2093

(FP 1) (FP 2) (FP 3) (FP 4) (FP 5) (FP 6) (FP7) (FP 8) (FP9) (FP 10) FP11) (FP12) FP13) (FP14) FP15) (FP16) P17) (FP18)
) Breakdown of appraisal value by asset type as of FP 18
Office building Residential ) Hotel Entire portfolio
FP 18 Result vs. FP 17 FP 18 Result vs. FP 17 FP 18 Result vs. FP 17 FP 18 Result vs. FP 17

Appraisal value 28015 @INE" 32165 +42” 1675 (N4 62758 (2308
Average cap rate 33% =Pt 35% (0.1) pt. 36% = pt. 34% = pE
Unrealized capital gains 379%™ | 15" 58.4 5" +5.5 5" o (0.0) ™" 96.5"  (16.0)5m"
Unrealized capital gains rate 15.1% (8.1) pt. 222 % +2.2pt. 0.7 % (0.3) pt. 182 % (2.7) pt.
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Trends of appraisal value.

The total appraisal value at the end of the 18th fiscal period was 627.5 billion JPY, as a result of the 21.3 billion
JPY decrease in the Garden City Shinagawa Gotenyama, which we reported earlier, and the transfer of the

interest in the Gotenyama SH Building and Sha Maison Stage Kanazawa Nishiizumi.

In residences, the appraisal value increased again this period, mainly due to a 0.1-point decrease in the cap

rate.

Unrealized gains amounted to 96.5 billion JPY, down 16 billion JPY from the previous period.

11



DPU and NAV Per Unit

NAV per unit decreased by 3,938 JPY from the previous period to 86,983 JPY, mainly due to the
decrease in appraisal value of GC Shinagawa Gotenyama

r

Asset value
mid to
long term
5277 5638 5544 5544 5487 tagrget
600 billion JPY,

5270 5329 5329 5358
‘(115175 19 (21 (121 @23 iz (19 (1200 (1200  (120)

438.1
a12)

u (] L
1795 1795 200.7 200.7
a3 129 1529 © © ® ®
(bilon P oy ()] ()] 90,921
oo oropmi aso6s 86323 87809 89,088 B
81958 82,738 83,169
NAV Per Unit 74520 75775 75791 78,013
71,444
66515 69,442
(oY) 62,765 forecast
57,805 1,976 1835 forecast
1,781 d
1504 1631 1665 1685 1675 1698 1714 L
1554 &
1,331 1355 1,352
1220 1238 2%
(opY)

FP ended FP ended FP ended FP ended FP ended FP ended FP ended FP ended FP ended FP ended FP ended FP ended FP ended FP ended FP ended FP ended FP ended FP ended FP endingFP ending
Apr. 2015 Oct. 2015 Apr. 2016 Oct. 2016 Apr. 2017 Oct. 2017 Apr. 2018 Oct. 2018 Apr. 2019 Oct. 2019 Apr. 2020 Oct. 2020 Apr. 2021 Oct. 2021 Apr. 2022 Oct. 2022 Apr. 2023 Oct. 2023 Apr. 2024 Oct. 2024
(FP 1) (FP2) (FP3) (FP 4) (FP 5) (FP 6) (FP7) (FP 8) (FP9) (FP10) (FP11) (FP12) (FP13) (FP14) (FP15) (FP16) (FP17) (FP18) (FP19) (FP20)
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This is the distribution per unit and NAV per unit.

The NAV per unit was 86,983 JPY, a decrease of 3,938 JPY from the previous period, due to a decrease in the

appraisal value of Garden City Shinagawa Gotenyama.
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Office Building: Portfolio Status

P Portfolio list (As of the end of Oct. 2023 (FP 18)
End Tenant Average Rent End Tenant
Location Acquisition Price L ble Area (JPY/Tsubo) Occupancy Rate
(million JPY) (m) End of FP 17 | End of FP 18] End of FP 17 |End of FP 18
Garden City Shinagawa Gotenyama Shinagawa-ku, Tokyo 71,950 | 13.1% 38,577.99 6.8% 26,035 25,763 84.5% 843 %
Akasaka Garden City Minato-ku, Tokyo 50,000 9.1% 21,735.42 3.8% 28,173 27,760 874 % 93.5%
Hommachi Minami Garden City Osaka-shi, Osaka 44,000 8.0% 29,657.53 5.2% 22,853 22,937 100.0 % 100.0 %
Hommachi Garden City (office portion) Osaka-shi, Osaka 38,600 7.0% 17,006.94 3.0% 31,956 31,965 100.0 % 100.0 %
HK Yodoyabashi Garden Avenue Osaka-shi, Osaka 4,400 0.8% 4,554.52 0.8% 17,950 17,950 100.0 % 100.0%
Hirokoji Garden Avenue Nagoya-shi, Aichi 6,350 12% 4,442.75 0.8% 23,583 23,552 100.0 % 100.0 %
Gotenyama SH Building Shinagawa-ku, Tokyo 46,350 8.4% 17,999.97 3.2% 30,000 30,000 100.0 % 100.0 %
Office Building Portfolio Total 261,650 | 47.7% | 133,975.12 23.5% 26,652 26,499 93.6 % 94.4%
I The Office Portion of Hommachi Garden City on a Fixed-Rent Master Lease | 29,280 29,280 100.0 % 100.0 %
I Office Building Portfolio Total (Fixed-Rent Master Lease Taken Into Considerati | 26,294 26,138 93.6 % 94.4%
) Renewal result and trends in leases (including existing tenants returning or adding spaces) s i
cases)
FP 16 FP 17 FP 18 FP 19 (Forecast) FP 20 (Forecast) FP 21 (Forecast)
(2022/10) (2023/4) (2023/10) (2024/4) (2024/10) (2025/4)
Sections Due for Renewal 6,847.83m (7) 4,854.75m (6) 17,303.50m (8) 20,544.29m (15) 46,047.67m (13) 4,426.69m (4)
Renewed 4,754.34r (6) 3,640.13n (4) 17,108.83ni (7) 18,317.57m (13) 5,667.16m (1) - (=)
Vacated (2,093.49)ni (1) (14,341.34)m (4) (194.67)m (1) (1,154.92)m (2) (14,316.66)m (2) - (=)
Space Returned (3,345.81)m (1) (1,253.90)m (1) - (-) (1,071.80)m (2) = (=) = (=)
New/Additional Lease =i(=) 13,903.72ni (2) 2,689.05m (5) 2,265.70m (4) 986.04m (1) = (=)
Change in Lease Area (5,/439.30)m (1,691.52)m +2,494.38m +38.98m (13,330.62)m -
Rate of Rent Change (13) % 1.1) % 4.1) % = = =

* The existing fixed-rent master lease for the office portion of Hommachi Garden City expires May 18, 2024 (however the lease may be terminated before that date).

* "Acquisition price” and percentages for the “leasable area” are provided as percentages of the total portfolio.

* Figures for "Renewal result and trends in leases (including existing tenants returning or adding spaces)” excludes retail tenants of each office building. In addition, Hommachi Garden City (office portion), which is on a fixed-rent master lease,
is listed as one tenant pursuant to a master lease contract

* "FP 19 (forecast)", “FP 20 (forecast)" and “FP 21 (forecast)” are based on available information as of the date of this document and includes new or renewed lease agreements that have not yet been concluded along with figures for which
notice to vacate have not yet been received and may change in the future.
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Next, | will explain internal growth. Please proceed to page 18.

First of all, regarding the performance of the office building as a whole, the results at the end of the 18th fiscal
period are circled in red.

The overall occupancy rate was 94.4%, up 0.8% from the previous period due to backfilling at Akasaka Garden
City.

The bottom table shows renewal results and trends in leases. In the 18th fiscal period, there was one vacated

lot, while there were five contracts for new and additional floor space. However, the rate of decrease in rent
was significant at negative 4.1%.
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Office Building: Operation Status (1) (GC Shinagawa Gotenyama)

Although multiple lots have been backfilled, large tenant will be vacating in July 2024

P Trendsin occupancy rates and changes in leasable area

=@ Occupancy base  *£3Occupancy base (forecast) B Newly contracted area (m) [ Newly contracted area () (Forecast) ™ Terminated area ()
FP 17 (2022/4) Result FP 18 (2023/10) Result FP 19 (2024/4) Forecast FP 20 (2024/10) Forecast
100%
84.5% 90%
._._.—._._‘\0—0—0—0/”‘»‘ oW “ .

13,126.72 ni 84.3%

: 6,053.86 nf 70%
1,166.26 it New contract 1,870.66 nf New contract x )

Shinagawa-ku, Tokyo

. H — . concluded " p— i cONCIIARd ™ ppnin  (Occupancy
YT 60%
@ (1,85236)ni ; . 49.8% .
g o) 50%

2022 S rank (14,380.62) i i (14,316.66)mi
CO2 Emissions Intensity: 40%
0.0237 t-CO2/m Nov. Dec. Jan. Feb. Mar. Apr May Jun Jul. Aug. Sep. Oct. Nov. Dec Jan. Feb. Mar. Apr May Jun Jul.  Aug. Sep. Oct.
(FY 2022 Results) 2022 2023 2024
) Details of change in leasable area
FP 18 (Ended Oct. 2023) Presumption of FP 19 (Ending Apr. 2024) and onwards
As a result of continued promotion and Concluded new contracts for FP 19 and FP 20,
strengthening of leasing, concluded 2 new contracts Occupancy rate will decline in FP 20 due to vacancy of large tenant

® Occupancies: 2 FP 19 (Ending Apr. 2024)

L1,166.26m W Occupancies/expansions: 2

= ;
B Vacancies/reduction of floor space: None B70.c0m" New:ontiacs Gonichides
B Vacancies/reduction of floor space: 2

B Number of viewings of potential new tenants: 21 (+5 compared to FP 17) -(1,852.36)ni  Confirmed

“Tenant industries include retail (wholesale) and IT, etc.

desired floor space ranges from about 300 to 500 tsubo to over 1,000 tsubo FP 20 (Ending Oct. 2024)
®  Occupancies/expansions: 6,053.86m  Forecasted
(of which 986.04m is newly contracted)

B Vacancies/reduction of floor space: (14,316.66)m  Confirmed

W Status of vacancy as of the end of FP 18
-6,053.86m
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Next, | would like to delve a little deeper into the situation of Garden City Shinagawa Gotenyama and Akasaka
Garden City, where vacant lots have occurred.

First is Garden City Shinagawa Gotenyama.

Two new lots of 1,166.26 square meters were contracted for this property in the 18th period. We have almost
backfilled the decrease that occurred at the end of the previous period, and the total vacant lots at this time
are 6,053.86 square meters.

Inthe 19th period, new contracts for two lots of 1,870.66 square meters have been concluded, while vacancies
and reduction of two floor spaces of 1,852.36 square meters have already been confirmed.

With regard to leasing, the number of inquiries and previews have both increased, leading to concrete
negotiations. Although there is a trend toward slightly larger floor space being requested, we expect that it
will take a considerable amount of time to backfill the space, including that of the large tenant who will vacate
in July 2024.
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Office Building: Operation Status

(2) (Akasaka GC)

Backfilled multiple lots, and the occupancy rate w
Will focus on leasing the remaining lots

@ Occupancy base

FP 17 (2023/4) Result FP 18 (2023/10) Result

£3+Occupancy base (forecast)

ill recover to 95.3% in January 2024;

) Trends in occupancy rates and changes in leasable area

W Newly contracted area () Newly contracted area (n) (Forecast) Terminated area (nf)

FP 19 (2024/4) Forecast FP 20 (2024/10) Forecast

777.00 M 152279 et©
93i5% 1,017.09
X New contract 395.04 m 90%
Minato-ku, Tokyo - concluded
87:4% (194.67)ni
(1,21462)
2020 S Rank, 2022 S Rank 80%
%
Q2 Emission Intensiy: Nov. Dec. Jan. Feb. Mar. Apr. May. Jun. Jul. Aug. Sep. Oct. Nov. Dec. Jan. Feb. Mar. Apr. May. Jun. Jul Aug. Sep. Oct.

0.0565 t-CO2/nt

(FY 2022 Results) 2022

2023

2024

) Details of change in leasable area
FP 18 (Ended Oct. 2023)

Occupancy increased due to 2 new contracts along with expansion of
floor space by an existing tenant in FP 18

B Occupancies/expansions: 3
L1,522.79m

B Vacancy/reduction of floor space: 1
L(194.67)m

B Number of viewings of potential new tenants: 7 ((6) compared to FP 17)
“Mainly service industry, etc. desired about less than 300 tsubo

B Status of vacancy as of the end of FP 18
1,412.13m

Presumption of FP 19 (Ending Apr. 2024) and onwards

Backfill expected in FP 19 due to 2 new contracts,
and remaining lots are also expected to backfill during FP 20

FP 19 (Ending Apr. 2024)
B Occupancies: 2
1395.04m  New contracts concluded

B Vacancy/reduction of floor space : None

FP 20 (Ending Oct. 2024)
®  Occupancies/expansions: 1,017.09m  Forecasted
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Next is Akasaka Garden City.

Although one tenant moved out during the 18th fiscal period, three new contracts were signed, resulting in
an increase of 1,328.12 square meters in terms of increase/decrease, leaving a total vacancy of 1,412.13

square meters at the end of the 18th fiscal period.

Contracts for two lots of 395.04 square meters have been concluded in the 19th period, and the occupancy
rate has recovered to the 95% level. We will continue to negotiate with highly concrete companies and aim

to restore 100% operation as soon as possible.
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Office Building: Operation Status (3)

Maintained 100% occupancy rate in Osaka and Nagoya areas; flexibly respond to renewal and
recontract by identifying tenant needs
4 Operation Status and Future Initiatives

Property Name Occupancy Rate Average Rent
/Location (End of FP 18) (End of FP 18)
v" Hommachi Minami GC : Of the multiple floors for which contracts
o expired in FP 18, some renewed contracts with increased rents (5-year
Hommachi Minami For 1 iring in FP 19, h Iread
Garden City 100.0 % 22,937 JPY/tsubo contract). For 1 tenant contract expiring in , have already
/Osaka-shi, Osaka concluded a rent increase with a partial reduction of floor space
© v' HK Yodoyabashi Garden Avenue : No fixed-term lease deadline until
g- the end of October 2025 (mainly five-year leases); revenue is expected
- cHng‘f:'Chl BGa,'I':?" to remain stable
- ity.(Office Building 100.0 % 29,280 JPY/tsubo
3 Portion)
o] /Osaka-shi, Osaka
uture Initiative:
v’ Itis necessary to continue monitoring the supply trend of newly built
HK Yodoyabashi properties and the impact of secondary vacancies, etc. Will engage in
/g:;::?sr/:ivg;:ﬁa Lo 17.950 JPY/tsubo the renegotiations of renewal/recontract with a priority on occupancy
' while assessing tenant needs
Property Name Occupancy Rate Average Rent _
o (HEZ 0D Endotirge) CaderiRls) v" Renewed contract for the main tenant, whose contract expired in FP
E 18, at the same amount as the current rent (5-year contract)
©
5 Futre ntves
g’ Garden Avenue 100.0 % 23,552 JPY/tsubo
z /Nagoya-shi, Aichi v" Will prioritize occupancy when renewing and recontracting, while also
focusing on initiatives in collaboration with tenants

+ "Average Rent” of the Hommachi Garden City (Office Building Portion) is based on a fixed-rent master lease agreement, thus the average rent is based on this agreement. In addition, there is revenue-linked rent when the revenue earned by
the master lessee exceeds a certain amount .28 SEKISUI HOUSE REIT, INC. Fiscal Period Ended October, 2023 18th Financial Results Briefing 21

Now, please see page 21. This page includes information on the operation status of other buildings owned in
the Osaka and Nagoya areas. All continue to maintain 100% occupancy.

In Osaka, there are concerns that the rent market will weaken due to the continued supply of new large-scale
properties. We will aim for stable management of the three properties we own while strengthening tenant

relations.

16



Office Building: Rent Status

Rate of rent change is still a negative; In the Osaka area, prioritize occupancy while keeping rent

gap in mind
100% ® Increase
Stay
it n " Decrease
Rent 78.6% 80.0%
Increase/Decrease 50% 58.7%
Analysis for 703%
472%
Replacement/ g 214% 200% 16.2%
Renewal Areas o FP13 FP 14 FP 15 FP 16 FP17 FP 18 ]
Raté of (2021/4) (2021/10) (2022/4) (2022/10) (2023/4) (2023/10)
al
Rent Change +5.0% +3.6% (5.4)% (1.3)% (1.1)% 4.1)%
100% = <(10)%
Jas S <
0%
Greater Tokyo Area s0% e ) Zf?o:“ R
Rent Gap S8
GC Shinagawa Gotenyama 127% 5 Y 31% 11.1%
Akasaka GC 0% 0.1% 2.7% _26% 28% 29% 0.8%
FP13 FP14 FP 15 FP 16 FP17 FP18
(2021/4) (2021/10) (2022/4) (2022/10) (2023/4) (2023/10)
Rent Gap +8.2% +15.9% +18.3% +21.3% +23.9% +25.9%
100% b 53% 53% 53% 53% 52%,, " <(10%
9.6% 14.0% 14.0% 140% G " >(10%but <0%
0%
>0% but <+10%
Osaka Area 50% =>+10%
Rent Gap
Hommachi Minami GC
HK Yodoyabashi GA %
FP13 FP 14 FP 15 FP 16 FP17 FP18
(2021/4) (2021/10) (2022/4) (2022/10) (2023/4) (2023/10)
Rent Gap (16.9)% (13.4)% (13.00% (13.0)% (13.0)% (12.1%
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Rent status.

This is the status of rent revisions and rent gaps. As a result of the rent revision in the 18th fiscal period, we
maintained rents for 58.7% of all tenants, increased rents for 25.1%, and decreased for 16.2%. The rent change
rate was a negative 4.1% due to the reduction in rent at Garden City Shinagawa Gotenyama.

The middle and lower rows show rent gaps in the Tokyo and Osaka areas, respectively, with no change in
trend during the current period. In the Tokyo area, the rent gap is positive 25.9%, and in the Osaka area,
negative 12.7%. In the Tokyo area, we will continue to focus on quickly backfilling and increasing occupancy
rates with rent reductions in mind. In the Osaka area, we would like to focus on negotiating as much as
possible for an increase while, of course, placing emphasis on occupancy.
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Office Building: Market Trends

Although vacancy rate remains flat at 6% level for Tokyo's business district, will need to continue
to monitor the impact of large office supply

P Average rents and vacancy rates in Tokyo's business districts

(1129 Average rents Lehman Shock COVID-19 (%)
25000 T vacancy rates Sep. 2008-~) 9.43% (Feb. 2020~) 100
22901 JPY 23,014 JPY
23,000 ok S 80
2 i AT\ 6.03%
21,000

6.0

——e

19000 19,726 JPY 49

16,207 JPY

17,000 o S—— - 20
) = 149%
15,000 T T T T T T T T T T T T T T T 0.0
2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023
) Average rents and vacancy rates in Osaka’s business districts
UPY) —Average rents Lehman Shock COVID-19 %)
15,000 =—\/acancy rates (Sep. 2008~ (Feb. 2020~) 150
12,926 JPY 1240%
1000 e b—t 12,026 JPY 11,978 Jpy 129
— 11,051 JPY «A__/,,,HO\fgr S
11,000 - = e 20

9,000 6.0

7,000 4.26% 3.0

5,000 - T T T T T T T T T T T
2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023

0.0

* Information on "Average rents and vacancy rates in Tokyo's business districts™ “Average rents and vacancy rates in Osaka's business districts” are prepared by SHAM based on Office Market Data (as of November, 2023) by Miki Shoji Co, Ltd.
* Tokyo's business districts: 5 wards of central Tokyo (Chiyoda-ku, Chuo-ku, Minato-ku, Shinjuku-ku, Shibuya-ku)
* Osaka's business districts: major 6 districts (Umeda district, Mi i district, hi district, Funaba district, Shinsaibashi/Namba district, Shin-Osaka district)

This is the market trends for your reference.

In the Tokyo’s business districts, vacancy rates have remained almost unchanged since 2021, and average
rents, which have fallen, have declined only modestly.

As for the Osaka’s business districts, vacancy rates have slightly decreased. Rents are also flat.

| will now explain about residential properties from the next page onward.
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Residential: Portfolio Status

The average occupancy rate during the period remained high at 97.2%, and the single-type
occupancy rate in Tokyo 23 wards also rose to 96.5% at the end of the period

P Residential occupancy rate by area

FP 10 FP11 FP12 FP13 FP 14 FP 15 FP 16 FP17 FP18
Entire Residenti Entire Residenti Entire Residenti Entire Residenti Entire Residenti Entire Residenti Entire Residenti Entire i
100% | Ave: 96.9% Avg.97.4% Avg.96.4% Avg.96.6% Avg.96.2% Avg.96.5% Avg.96.4% Avg.97.1%
9% 98.0%
98% Major Cities Nationwide
97.3%
97% Entire Residential
96% 96.9%
i 954 : Greater Tokyo
95% ¥ X 96.5% 96.8%
94% Tokyo 23 Wards
95.8% = ==-Greater Tokyo s Tokyo 23 Wards
93% ———Major Cities Nationwide === Entire Residential
92% cnaot End of €nd of End of €nd of End of End of €nd of End of End of
May 2019 0ct2019 Apr2020 0ct2020 Apr2021 0ct 2021 Apr2022 0ct 2022 Apr2023 0ct2023

P Residential occupancy rate by room type in Tokyo 23 wards
FP 10 FP11 FP 12 FP13 FP14 FP15 FP16 FP 17 FP18

100%

- 98.1%

96.5%

Single
96%
94% ~ !

953% /N7
\ - _I,
92% Sty = / \, "
L% \’ = Single (3,471 units) —— Compact (1,896 units)
90% b ——Family (348 units) ----Large (93 units)
88% End of End of End of End of End of End of End of End of End of End of
May 2019 0ct 2019 Apr2020 Oct 2020 Apr 2021 Oct 2021 Apr.2022 0ct 2022 Apr2023 Oct.2023

* For the definitions of “Single type®, “Compact type*, “Family type®, and “Large type®, please refer to P.52.
* The number of units in Residential occupancy rate by room type in Tokyo 23 wards is as of the end of October 2023.
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First, in terms of portfolio status, the average occupancy rate for the residential portfolio was 97.2% in the
18th fiscal period and recovered to 97.3% at the end of the fiscal period.

As for the occupancy rate of single type in Tokyo 23 wards, the lower graph shows that the occupancy rate
has recovered to 96.5% as of the end of October.

As Tokyo continues to see a strong population inflow and an increase in the jobs-to-applicants ratio, we intend
to further focus on improving occupancy rates and increasing rents in the Tokyo 23 wards.
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Residential: Rent Status (1)

Change in rent rate for new contracts was +4.2%, exceeding pre-COVID levels
I Decreased rent ratio No change in rent ratio Increased rent ratio = Change in rent (net) rate

) Rent trend in new contract ) Rent trend in renewal contract

0.1%

100% it —akadd . . d4k 70% 100% 0.1%
156% 144% " 157%  60%
125% )
B [Bie | ,:gfs_ 5.0%
| 2% .
s M B & 30.9% o] 0% e 712 TER mog gy 85.9%
so% A &5.7% 59.7% 3.0% 50% 4% 935%
’ﬂ 23%| PRS2SR 46.0% 20%
: Tﬁ 1.8%
07%[.109%| @04% |(0qgo[ 1.0% (r—)  — — _—
| { laaal 06%|{0.4% wl 1 n
- ~— - |03%| J0.3%H \-104/ O'“joz%—{o Z%FO 2%/{0.3%
[0.1%)] l44% 228% 309% 239% 193% 1A% lew lewn 1A%
0% 1.0% 0% .
FP 10 FP11 FP12 FP13 FP14 FP15 FP 16 FP17 FP18 FP 10 FP11 FP12 FP13 FP14 FP15 FP16 FP17 FP18
) Non-refundable deposit received ) Rate of renewal
88.8% 88.0% 88.7%
100% 100%
86.7% 869% gs. 85.6%
76.6% 83.0% 85.2%  85.
65.7% 61.7% 55.3%
482% 496% 4500 452% 538
50% : 50%
0% 0%
FP10 P11 FP12 FP13 FP14 FP 15 FP16 FP17 FP18 FP 10 P11 FP12 FP13 FP14 FP15 FP16 P17 FP18

* Monthly rent comparison of new contract and renewal contract is calculated including utilities. The same applies throughout this document.

:.w SEKISUI HOUSE REIT, INC. Fiscal Period Ended October, 2023 18th Financial Results Briefing 25

See the next page. Rent status.

7.0%
6.0%
5.0%
4.0%
3.0%
2.0%
1.0%
0.0%
-1.0%

Rent trend in new contracts and in renewal contracts are shown here. On the left side, regarding the rent
ratio in new contracts, the overall change in rent rate was a positive 4.2%, setting a new record for the

percentage increase at the end of a fiscal period for SHR.

On the right side, in the renewal contracts, the renewal rate is 85.9%, and we maintain a positive figure,

although only slightly, of 0.3% in the change in rent rate.

The acquisition rate of non-refundable deposit has also increased, albeit by 1.5 percentage points, from the

previous period to over 55%.
The rate of renewal has increased to 88.7%.

We will continue to make every effort to further increase earnings from residences.
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Residential: Rent Status (2)

Change in rent rate in Tokyo 23 wards was +1.9% for single-type, +4.4% for compact-type, and
overall residential properties also trended well

} Rent trend in new contract (by room type) I Decreased rent ratio No change in rent ratio Wl Increased rent ratio = Change in rent (net) rate
Entire Residential Tokyo 23 Wards
Single-type Single-type
100% A%, g gddy  7.0% 00% L3% 03% L% 70%

16.7%

5.0% 50%
3.0% 3.0%
50% 50%
1.0% 1.0%
-1.0% -1.0%
0% -3.0% . -3.0%
P10 FP11  FP12  FP13  FP14  FP15 P16 FP17  FP1B 11 fP12  FP13 FP14  FPTS  FP16  FP17 P18
Compact-type Compact-type
ik g -0.5%. 7.0%
11295 15.7% - 2 0.8% 8.2%
’ 5.0%
3.0%
10%
-1.0%
-3 -3.0%
FP 10 P11 FP 12 FP13 FP 14 FP15 FP 16 FP17 FP18 FP 10 P11 FP 12 FP13 FP 14 FP 15 FP 16 FP17 FP 18
Family-type
100% 2dk, 23k 2l Be 170%
bl BN N
16.7% 6 13.0%
21.7% ® 150% ¢
9.0%
50%
5.0%
1.0%
-3.0% 0%
FP10 FP1 FP12 FP13 FP 14 FP15 FP 16 FP17 FP18 FP 10 FP11 FP12 FP13 FP14 FP15 FP16 FP17 FP18
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On the next page, we have described the rent trend in new contracts by room type for the entire residence
and for Tokyo 23 wards.

In both cases, the family type at the bottom of the table rose sharply, followed by the compact type in the
middle.

The balance between supply and demand has a large impact, but the extent to which we are able to increase
rents for single-type properties will be a major factor in our future growth, and we will work with each PM
company to increase revenues by balancing occupancy rates and rent increases.
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Residential: Market Trends

Population change in Tokyo 23 wards continued to exceed due to excess in-migration from
January 2023, and further market growth is expected toward the busy season in spring

4 Population change (Tokyo 23 wards/Japanese/yearly) > Jobs-to-applicants ratio (seasonally adjusted/monthly)
& rental housing construction starts (Tokyo/yearly)

= No. of rental housing construction starts (Tokyo) =@=No. of over-migrants (Tokyo 23 wards)

units) "
il 70,461 (Times)
80,000 250
61,281 = Jan.2020
70,000 199 0Oct.2023
60,000 2.00 1.84
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P Jan.-Oct. 150 1.30
’ 27:834 28749 29277 31428 31372
30000 25240 “"°°7 24152 (people) 100
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) Population change (Tokyo 23 wards/Japanese/monthly) P Apartment rent index (Tokyo 23 wards/quarterly) —
Mar.2020 Mar.2023 118.45
34,465 Mar.2021 Mar.2022 32,598 A
21,909 20.271
Oct.2023
(people) 862
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.

New rental housing construction starts (units) information is prepared by SHAM based on Housing Starts Statistics from Construction Research and Statistics Office, Policy Bureau, Ministry of Land, Infrastructure, Transport and Tourism.
Population change information is prepared by SHAM based on The Report on Internal Migration in Japan Derived from the Basic Resident Registration, published by the Statistics Bureau, Ministry of Internal Affairs and Communications.

The apartment rent index is prepared by SHAM based on the Apartment Rent Index, published by At Home Co, Ltd. and Sumitomo Mitsui Trust Research Institute Co. Ltd. The apartment rent index (for living space of 18m? up to less than 100m?)
uses values as of Q4 2013 as 100.

“Q1* January to March, “Q2"; April to June, “Q3": July to September, “Q4": October to December

.
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Here, we have included data showing the population inflow to the Tokyo 23 wards and the jobs-to-applicants
ratio, which we discussed earlier, up to the most recent period for your reference.
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Residential: Value Enhancing Initiatives

Enhancements to achieve well-being, creating a living space where everyone can be happy

W Large-scale repair work
AFTRR =

[

Sha Maison Stage Hirose-dori

Changed the building exterior to a chic color; the entrance wall is tiled with an
elegant design that expresses the texture of the textiles

b3
T
Prime :; ashi " -
In conjunction with large-scale repairs, native plant species were planted in the
courtyard with consideration for the ecosystem. “Kamado (furnace) benches” were also
placed where residents gather to serve as a disaster prevention measure

m Value enhancing interior construction

Ascertained the level of sensitivity to design and quality through tenant surveys,
and created a modern and high-class space by installing artificial flowers and lighting

Esty Maison Itabashi C6 Plime Maison Hogo
Working space and free Wi-Fi installed in the entrance hall Renovated a store dressing room into a residence
Achieved 5.9% increase from the previous rent
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The next page shows examples of value-enhancing construction work performed in the current fiscal period.

In order to increase rents, we believe that a certain amount of value enhancement is also necessary, and we
would like to systematically and continuously implement these measures so that we can reduce downtime

and increase rents at the same time.
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Hotel: Operation Status

Inbound travel demand recovered to pre-COVID levels; The St. Regis Osaka’s operation status is
stable

) Hotel market conditions (travel demand)

B The number of foreign visitors to Japan exceeded 2.5 million people in October 2023, recovering to the same level when compared to the
same month in 2019 before COVID

B Meanwhile, the number of Chinese tourists visiting Japan in October 2023 was around 250 thousand, which is roughly 30% compared to the
same month in 2019 before COVID

(thousand ppl) Trend in the Number of Foreign Visitors to Japan (thousand ppl) Number of Chinese Visitors to Japan
1,200
1,050 2019
1,000 2023
3,000 160 ]
810
800 730
2,000
2023 600
360
1,000 e 310 220
’ 250
B I I l
0 0
Jan. Feb Mar. Apr. May Jun Jul Aug. Sep. Oct. Nov. Dec Jul. Aug. Sep. Oct.

) Operation status of hotel and future policy

B Although the St. Regis Osaka has not yet generated variable component revenue, its revenue remains stable due to the adoption of a fixed-rent
master lease

B The renewal period of the master lease contract is scheduled to arrive in May 2024, and while the current contract will be the basis, will consider
the contract contents upon renewal

* “Trends in the Number of Foreign Visitors to Japan® and “Number of Chinese Visitors to Japan® are created by SHAM based on the data “Number of foreign visitors to Japan (estimate for October 2023)" provided by the Japan National

Tourism Organization (JNTO)
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Now, the operation status of the hotel.

Currently, we own one hotel, the St. Regis Osaka in Osaka, which is also experiencing stable operations thanks
to continued inbound demand. However, the variable component revenue, which is paid on profits above a
certain level, has not yet occurred at this time.

As you can see from the graph on the right side of the document, the number of Chinese visitors to Japan,
looking at the last four months, is about 30% compared to 2019.

We have the current master lease agreement in place, but | think the key to the hotel's further improvement
in the future will be the increase in the number of Chinese tourists. We would like to have a little hope here.
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Financial Situation (1)

Conducted refinancing totaling 24.2 billion JPY to achieve an optimal balance between fixed-rate,
floating-rate and borrowing period
) Financial indicators

Total interest-bearing
liabilities

Long-term debt ratio

Fixed interest rate
debt ratio

Average period

remaining to maturity

Average interest rate

LTV (total asset basis)

) Sustainability finance balance

( Asoftheend of °\

October 2023 (FP 18)
257.2 billion
=Py

98.8%

93.3%
3.6 years

0.61%

45.2%

4

(Billion JPY)
As of the end of As of the end of
October 2023 April 2023
(FP 18) (FP17)
65.5 453

As of the end of
April 2023 (FP 17)

258.2 5"
100.0%
95.0%
3.5 years
0.58%

45.4%

) Credit ratings (Issuer ratings)
(As of the end of October 2023 (FP 18))

JCR
AA (Stable)

R&I
AA- (Stable)

Next, | will explain the finance. Please see page 31.

As you can see, the financial indicators are listed as of the end of the previous fiscal period and the end of the

current fiscal period.

o Inerest Rate e perod ems
Floating
Base rate
40 yBA 1-month JPY May 3liele3 L
TIBOR +0.170%)
20 1.040% May 31, 2023 87
20 1.120% May 31, 2023 95
48 0.875% May 31, 2023 7
02 0.825% May 31,2023 7
06 0.875% May 31, 2023 2
Floating
Bhserita
: 54 (BA 1-month JPY Aug.31,2023 4
TIBOR +0.190%)
3.6 1.035% Aug. 31, 2023 7
04 0.985% Aug. 31,2023 7
1.0 1.120% Aug. 31, 2023 8
) Refinance in the fiscal period ended October 2023 (FP 18)
Borowingamount | Averge, | Avrage borowing
I Fixed-rate 20.2 billion JPY 0.41% 5.2 years
I Floating-rate 5 billion JPY 0.23% 1.8 years
Borrowing amount in?evreegggrgte Avevag;e?iggowing
b | Fixed-rate 14.8 billion JPY 0.99% 7.6 years
TOCL
| Floating-rate 9.4 billion JPY 0.24% 2.7 years

!.M SEKISUI HOUSE REIT, INC. Fiscal Period Ended October, 2023 18th Financial Results Briefing 31

The average interest rate was 0.61%, 3 basis points higher than as of the end of the previous period.

) Recent financial activities (FP 18 (from May 1, 2023 to Oct. 31, 2023))

The most recent financial activities are shown on the right. Basically, we have been implementing green
finance, and we have been able to reduce the interest rates of borrowing, albeit slightly.

Although interest rates are expected to rise further in the future, we will continue to conduct our operations
while taking measures to minimize cost increases as much as possible while also incorporating short-term
borrowings and some floating rates.

The LTV on total assets at the end of the current period was 45.2%. If the ratio were to increase to 47%, the
capacity to acquire properties would be approximately 20 billion JPY.
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Financial Situation (2)

Reviewed LTV control policy (total asset basis); set the ratio at 45-50% cruising range

D Diversification of repayment deadlines

(as of the end of Oct, 2023 (FP 18))

(Billion JPY) g bonds © Average interest rate gs & i 1t C 1 bonds) (%)
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P LTV trends (end of each fiscal period) ) Distribution of lenders S e Rank e 807 e
* Mizuho Bank, Ltd. 390 15.2
(as of the end of Oct, 2023 (FP 18)) > z 3 . .
. Sumitomo Mitsui Banking Corporation 359 14.0
LTV control policy (tote‘al asset basis): Ch;pged the previous LTV policy ug, Mitsui Trust Bank, Limited 210 8.2
Ratio at 45-50% cruising range * Mizuho Trust & Banking Co, Ltd 157 6.1
50.0% ® Resona Bank, Limited. 139 54
Remaining acquisition capacity of about 20.0 billion JPY | ® The Norinchukin Bank 119 47
L with regards to total asset LTV of 47% * Development Bank of Japan Inc. 1.7 46
3 4555 15.4% Nippon Life Insurance Company 55 21
4oa% 45.0% & 452% ke 452%1 The Bank of Fukuoka, Ltd. a5 17
45.0% = = o = Total interest- Shinkin Central Bank 37 14
bearing liabilities The Yamaguchi Bank, Ltd. 32 12
The 77 Bank, Ltd. 3.0 12
394% The Senshu lkeda Bank, Ltd. 20 08
400% 38.7% 38.9% 383% — 38.6% The Shizuoka Bank, Ltd. 18 07
: The Hiroshima Bank, Ltd. 18 07
Aozora Bank, Ltd. 12 05
—e—LTV (Total asset basis) ~8-LTV (Appraisal) The Juhachi-Shinwa Bank, Ltd. 05 02
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Investment corporation bonds

315

The “average interest rate" for each term in the diversification of repayment deadlines is the interest rate applied at the end of the fiscal period ended October 2023 (FP 18) (with fixed interest rate for borrowings under interest rate swap

agreements). It is calculated by the weighted average using the scheduled borrowings and the issuance amount of investment corporation bonds scheduled to be redeemed. “Average interest rate” for total interest-bearing liabilities is

calculated by the weighted average of the interest rate (the application of interest rate swaps is the same as above) applied on the aforementioned reference date by total interest-bearing liabilites.
The balance of the lenders is rounded down to the nearest unit, and the ratio is rounded off to the first decimal place. Therefore, the sum of the balance and ratio of each lender may not match the figures in the total column.
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We have reviewed our LTV control policy this time, and we will operate setting the ratio at 45% to 50% cruising
range.

It is assumed that future asset replacement will result in a larger proportion of more stable residential

properties. However, we do not intend to raise LTV immediately, but rather aim to control it appropriately
while also keeping an eye on rising costs.
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ESG: Measures for Addressing Climate Change

Medium term GHG emission target achieved toward net zero by FY 2050; energy consumption
reduced steadily

) Status of GHG emission reduction (Scope 1, Scope 2)

(t-CO2) GHG emissions
Target (KPI) ’ 5126
5,000
SBTi Medium term target (by FY 2030) S 5
validation = Reduce 42% (total emission basis: compared to FY 2021) 4,000 Acmevi:r';vte;:’ fmeciuin
g get
3'000 2‘973 -----
2,529
Compared to base year 5650
‘ Long term target
Reduced 507% - Achieve net zero
Succeeded in drastically reducing GHG emissions by introducing renewable energy- ' By FY 2050
derived electricity for 91.7% (Number of properties basis) of owned properties 0 z 22
i 2021 2022 2030 2050 (FY)
. : CRREM Path T ti
} Analysns using CRREM (New i-sogagaﬂr‘a;:;)lcn (Base year) (Medium term target)
CRREM is the tool which calculates pathways (kgCO-e/m/yr)
(carbon reduction pathways) up to 2050 consistent 5 = oG 96T U pTIOND ’ Status of reducmg energy consumption

with the 1.5°C targets of the Paris Agreement.
= Pathway for 1.5 target

Results of analysis
SHR's pathway based on GHG emissions in FY 2021
will exceed the 1.5°C pathway by 2026. b

Target (KPI)

Reduce 10% by FY 2028
(intensity based; compared to FY 2018)

GHG emissions in FY 2022

Future strategy

Due to introducing renewable energy-derived
electricity, GHG emissions in FY 2022 was
significantly lower than the 1.5°C pathway. However, 30
SHR will continue to implement measures to reduce

FY 2022 Results
GHG as it will reach the excess point in 2030. 20

Compared to base year

Reduced 8.3%

For details of the analysis result, please
refer to ESG special website. 02031 2026 2030 2050(year)

* Percentage of introducing renewable energy-derived electricity includes the properties which purchased FIT Non-fossil Fuel Energy Certificates.
* “New 15°C pathway” in "CRREM Pathway Transition" is the Global Pathways v2.01
* As for the “Target (KPI)" in “Status of reducing energy consumption®, in principle, reduction targets are set every 5 years from FY 2028 onwards.
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Finally, | would like to introduce ESG. See page 34.
Measures for addressing climate change. First, this is the status of GHG emission reduction.

We have reduced 50.7% compared to the mid-term goal of a 42% reduction by FY2030. In addition, as for the
energy consumption shown in the lower right-hand corner, we have reduced 8.3% compared to the target of
10% by FY2028.

The analysis using CRREM, which is shown in the lower left-hand corner, was performed only on office
buildings one year ago. This year, we have analyzed the portfolio as a whole. Therefore, many residential
properties were included.

As a result, the target pathway has been replaced by a stricter curve than before, but we can see that the
pathway will not be met unless further GHG emission reductions are made. The results of this analysis will be
used to examine business strategies, including property renovations and sales, and to firmly establish a road
map for achieving net zero.
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ESG: Acquisition Status of Green Certifications

Steady efforts led to the increase in ratio of green certification acquisition to over 80%

) Percentage of portfolio with green certifications (based on total floor area)

(%)
(Thousand ) Total floor area with green === percentage of portfolio with green certifications (based on
Target (KPI) 650 certification total floor area) 8% 90
Maintain 70% or more of the portfolio 22 o0
with green certification 63.2% 64.9% 70
450 55, 60
As of the end of October 2023 (FP18) ”
350 40
N 30
0
82 '8% FP ended Apr. 2021 FP ended Oct. 2021 FP ended Apr. 2022 FP ended Oct. 2022 FP ended Apr. 2023 FP ended Oct. 2023 0
(FP13) (FP 14) (FP15) (FP 16) (FP17) (FP 18)
) Promotion of acquisition of green certification
Status of new green certification acquisitions in FP 18 Status of acquisition by evaluation rank
All 11 properties received A rank of Certification for CASBEE for Real Estate (as of FP ended Oct. 2023 (FP 18))
DBJ Green Building Certification 56
* %k kK k 1
* Kk ok 20
* Kk 34
* % 1
Certification for CASBEE for Real Estate 30
o S rank 9
Esty Maison: Esty Maison
Azabunagasaka Azabujuban Kayaba A rank 20
(other 7 properties) B+ rank 1

* "Total floor area with green certification” and “percentage of portfolio with green certifications (based on total floor area)" refers to the total floor area (calculated based on the floor area of the building indicated in the registry (excluding annexed
buildings, etc.); if part of the property is not subject to green certification, such as a store or nursery school, etc, the total floor area of the entire property is used in principle) of properties owned by SHR that have obtained either “DBJ Green
Building Certification” or “Certification for CASBEE for Real Estate” divided by the total floor area of the entire portfolio.

* "DBJ Green Building Certification” is granted in one of five levels from (5 stars) to (1 star).

* “Certification for CASBEE for Real Estate” is granted in one of four levels of (S), (A), (8+) and (B).
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The next page is about the acquisition status of green certifications in the portfolio.

The ratio has progressed from 78.9% at the end of the previous period to 82.8% at the end of this period. We
will continue our efforts to achieve our target KPI of 70% or higher.

That is all | have to say.

As | have explained, leasing of Garden City Shinagawa Gotenyama has taken time, and earnings have
deteriorated due to a drop in rent levels.

Meanwhile, the residences recovery has been very strong. In order to achieve the results of recovering,
maintaining, and improving the profitability of the entire portfolio, including asset replacement, we will
continue to cooperate with the sponsor group and strive to maximize value for our unitholders while also
extensively examining new measures. We look forward to your continued support.

Thank you for your attention.
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Question & Answer

[Q]: The first point is about the sale of Garden City Shinagawa Gotenyama. Could you give me an outlook on
the accuracy and price range? | would also like to know what you think about the overall structure of the sale,
including whether you will take any measures to deal with the possibility of a loss on the sale, based on the
new appraisal.

The second point is about the portfolio development policy, which is to make residential properties the main
asset in the future. | would like to know what kind of asset you consider residential properties to be and how
you intend to invest in it. As in the past, is stability still the selling point of the asset? Or now rents are rising,
and will you continue to develop the residential properties as a growth asset that can aggressively raise the
unit rent price even if you have to take some risk? Please explain your thinking on the future.

Abe [A]: Regarding the first one, the sale of Garden City Shinagawa Gotenyama, we have already made a
decision on the sale of the property and have already started the process. However, we understand that the
asset value of the property is very large and that the current office market environment has made prospective
buyers cautious.

So far, the appraisal has significantly dropped this time, and | believe that the rent level was the biggest factor
here. At the level up to the previous period, there were vacancies, but the average rent in the building was
still above 26,000 JPY. As we continue leasing in this context, the reality is that the rent is now around the
20,000 JPY level. This time, the assessed rent has been lowered to 22,000 JPY level, resulting in such a price.

We believe that each prospective buyer has his/her own point of view, including the future use of the property,
etc. Therefore, we are certain that the amount of value assessed from continuous appraisal will be one of the
guidelines.

If we were to proceed with the sale on that basis, as | mentioned earlier in my explanation, our book value at
the end of this fiscal period is 69.4 billion JPY, which means that even if we were to sell at the appraisal value
level, we would incur a loss on the transfer. My opinion at this point is that we should proceed even if that is
the case, so we must take measures to mitigate the impact on unitholders as much as possible.

It is difficult to give specific details here, but we believe it is necessary to consider using the proceeds from
the sale of another property, distribution in excess of earnings, and the purchase of our own investment units
using the proceeds from the sale.

Second, regarding our policy on residential properties, after almost three years of the pandemic, there have
been many changes in each of our assets. SHR has been managing three types of properties: residential, office
building, and hotel. As a result, residential had less volatility. As | mentioned earlier in my introduction of the
pipeline, the sponsor group's greatest strength is in the residential properties, and our first priority is to keep
the ratio with low volatility.

As to your question about whether we are looking for stability or growth, we are currently in a very strong
situation due to the impact of the pandemic, and the high growth potential is being discussed. We need to
make sure that we grow this part even into next spring.

As a real estate investment trust, | always strongly believe in my operation that the first priority is to achieve
stable distributions. As for residential properties, in addition to their growth potential, they must also be
stable. Especially in the Japanese market, they have less volatility.
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The rate of increase in good times may not be as large as in other countries, but we have experienced that
the rate of decrease in bad times was also very small.

This is the reason why we decided to raise the ratio in residence to 65%.

[Q]: | have a major question regarding the Garden City Shinagawa Gotenyama sale policy. If you were to sell
the property, because of the large amount of money involved, and if nothing is done, the long-term EPU would
drop even more. The president mentioned earlier that you are going to increase the long-term EPU and also
mentioned earlier that one of the things you are considering is to purchase your own investment units.

That said, | don't think that's enough. You mentioned earlier that in residential properties, there is about 100
billion JPY in the sponsor pipeline, so if you sell the Garden City Shinagawa Gotenyama, is there a possibility
of a big deal like buying the entire 100 billion JPY?

Also, if you are going to elevate the long-term EPU, | believe that you need to ensure a solid yield as a cap
rate, so what is the cap rate you are looking at for acquisitions? Is it about 3.5% or so as announced today, or
do you want 4%?

Also, would you be willing to raise the loan-to-value accordingly, to raise it if it is 100 billion JPY? You
mentioned earlier that the loan-to-value range is also elevated, so | would like to ask you about that part now.

Abe [A]: As you mentioned, if the sale goes through, it will bring in a significant amount of cash, so even
though profitability is declining now, the EPU cannot be covered without properly compensating for the
portion that is being earned, so | think the first thing to do is to make sure that we utilize the pipeline well.

Today, we announced the acquisition of three new residential properties from an outside source, and we are
aware that the number of residential properties is small and the price of properties that have come on the
market is very high. Taking that into account, first we would like to make a firm commitment to the sponsor
pipeline, as ZEH properties are expected to appear across the board in the near future.

The cap rate will naturally vary depending on the location of the property and other factors, so if the property
is located in the center of the Tokyo 23 wards, even if it is from a sponsor, the procurement cost will probably
be quite high for the finish, and as we have always said, our policy is to maintain a yield of 3% on an acquisition
price basis, which can be used for distributions after depreciation.

Of course, we would like to include properties that can generate a solid 4% on the surface, but this will be
difficult to achieve in the city center for some time to come. Therefore, we would like to focus our attention
on some of the regional cities, or rather, the cities where we have been holding properties.

Regarding loan-to-value, we have already had hearings and communication with the rating agencies, and they
have assured us that there is no problem with the rating. However, this is also a story that will lead to
increased costs, so we have been telling you that we would like to stabilize in the mid-45% range, but we
would like to be a little more flexible and may be able to use up to 47% or 48%, depending on the situation.
We do not intend to raise it unnecessarily.

We also believe that it is very important to keep and raise the ability per unit. We should work on measures
that will bring this closer to reality after the sale is finalized, and we would like to explain this to you as we
proceed with each case one by one.
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[Q]: The first point is on page 29 of the 18th financial results briefing materials, where the St. Regis Osaka
contract is up for renewal. Currently, before the contract is renewed, this variable component revenue has
not yet accrued at this stage. Is this still quite far away? Currently, there is still a divergence, but how much
more time will it take to generate revenue? If it gets closer, it will probably have some impact on future
negotiations. | would like to ask for some additional information on the situation.

Secondly, there is an older building, Shinjuku Hirose Building, which is a bit different from the other buildings
in this acquisition because it is not a residential property. What is the potential of this building? For example,
it is relatively close to the redevelopment area, and | am sure that it will be in operation for a while, but for
example, is there a possibility of a fairly high exit as a redevelopment seed site in years to come, or is there
an unutilized current floor area ratio, etc.? | would like to ask you about the upside of this.

Abe [A]: First of all, as for the St. Regis Osaka's variable component revenue, occupancy and ADR are
recovering well, but growth in other areas, such as non-accommodation areas, is not yet there. The variable
component revenue portion, even when it was good, was 8 million JPY per term, so it is not that large, but we
have not yet reached that level. Whether that part of the results will be available, we have been doing
calculations based on the results of a one-year period, and as of this current time, we are not back to that
situation.

In terms of the type of contract, we are not in a situation to be able to take that part of the contract in 2024.
As | explained earlier in the materials, probably we will be able to take more profit mainly from group travelers
from China, and the fact that they are coming back will lead to a very large potential.

Regarding the acquisition of the Shinjuku Hirose Building, it stands on the corner of Yotsuya 4-chome
intersection and has very high visibility. Although it has not been the type that SHR would directly purchase,
the transfer of the Gotenyama SH Building will continue intermittently in 10 installments, so we will have to
acquire assets for that portion because otherwise our earnings will fall. Also, when we look at the current
Tokyo office market after the pandemic to date, specializing in and concentrating our attention to large scale
is still a very risky thing to do. We have first-hand experience with that. Therefore, this year, we have made it
our policy to consider medium-scale buildings that can contribute to the operation, and we were fortunate
enough to purchase this property.

| believe that the attraction is its location. Also, although we do not have a complete understanding of the
building's age, we know that many tenants have been here for a very long time, and the current anchor tenant
has been here since 1998. It is a place that has been used continuously, with some of the interior being
tweaked in the most recent years. We believe that the building will continue to be occupied by tenants for
some time to come, which was one of the factors that led to our decision to acquire the property.

In the explanation, | also talked about the potential for redevelopment in the future, and although there are
quite a few old buildings in the surrounding area, we believe that demand for residential and small-scale office
buildings can be expected as reconstruction progresses little by little.

In terms of whether the floor-area ratio is in excess or not, the site is not that large, so it would be difficult to
reconstruct the property by adding more floor space, but we have done a thorough volume check in the case
of rebuilding or, in essence, new construction at the acquisition stage. We have made the decision to purchase
the land based on our judgment that it has the potential to be utilized in the future.

[Q]: First, although it may be difficult to express directly, since you mentioned that the Garden City Shinagawa
Gotenyama property is already in the process of sale, could you give us some kind of indication of the deadline
for this?
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Second, regarding the DPU and EPU. Six months ago, | think the DPU was set at 1,800 and the EPU at 1,500,
in the form of a target, or [inaudible]. Is this still alive today? Or the composition of this portfolio by use has
been changed dynamically as a result, so once the 1,500 and 1,800 targets are withdrawn, and another goal
will be discussed at a later date? This is the second point.

Abe [A]: Regarding the Garden City Shinagawa Gotenyama disposition, | must admit that we are not yet in a
position to give you any specifics, including a deadline. Although we will gradually learn the level and timing
of specific exchanges and negotiations, | am sorry to say that we are not in a position to tell you at this time.

Then, we are looking at 1,800 JPY and 1,500 JPY for the DPU and EPU. Although we did not include them again
in this document, we would like to continue to target the EPU of 1,500 JPY and DPU of 1,800 JPY at this time.

While there would be a possibility that we will need to review this part of the plan as major asset replacements
take place, basically, we would like to continue our policy of achieving the 1,500 JPY and 1,800 JPY targets,
while weaving in the measures | mentioned earlier, with our eyes on the targets.

[END]
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Disclaimer

The purpose of this document is to provide information and is not intended to solicit investments in or
recommend trading in marketable securities or products.

Unless stated otherwise, the information provided in this document does not constitute a disclosure

document or asset management report under the Financial Instruments and Exchange Act, the Act on
Investment Trusts and Investment Corporations, public listing regulations of the Tokyo Stock Exchange
or other related laws and regulations.

While SHR and SHAM have taken due care in the preparation of this document, there is no guarantee as

to the accuracy, adequacy, or completeness of the information, regardless of whether that information
was prepared by SHR or SHAM or received from a third party. The content of this document is subject to
change or eliminated without advance notice.

Among the information contained in this material, forward-looking statements, whether explicit or not,

involve uncertainties of known risks, unknown risks, and other factors, and SHR’s actual performance,
management results, financial conditions, etc., may differ significantly from these.
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