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HILLS REIT

Continue to expand asset size with acquisition of asset through public offering resulting in increased DPU.

13th period April 1, 2013
(ended Jan. 2013) Acquired asset

After acquisition
of asset

April 1, 2013 J

Total amount
to be paid in
11.8 billion yen

\_ (Note 1))
e 2
October 1, 2013
Asset to be
acquired

-

N
After acquisition of asset
to be acquired

210.8 20.0 billion 230.8 21.9 billion 252.7 billion yen
billion yen yen billion yen yen )
3.8% +  4.9% 3.9% +|  4.0% 4.0%
+1.45 +2.6
billion yen billion yen
LTV Lowering by 0.9% Continued Lowering by 1.1% .
(appraisal value basis) 52.0% (from the 13th fiscal effort to realize (from the 13th fiscal Continued effort to
(Note 4) period end) (Note 5) lower LTV period end) (Note 5) realize lower LTV
LTV
(book value basis) 48.8% 48.6% 48.3%
(Note 6)
392,170 effgn?tntt;n;eacllize Continued effort to
yen growth realize growth
) " "10,000 !} 10,700 !
9,169 i 9(,;?e(za\£tegf/;|t1;t i yen/unit i i yen/unit i
yen/junit el o ] Ry

Unless otherwise stated in this document, all amounts of less than a unit are omitted and all fractions are rounded up to one digit below decimal point.

Please refer to page 4 and 5 for notations. The same shall apply hereinafter.
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I Operation based on New Management Policy 2013 (1)

HILLS REIT

We announced the New Management Policy on February 15, 2013, and have transitioned to an “External Growth Phase.”
We continue the basic policy of "Dividend-Driven Management” while aiming to maximize unitholders’ value with the
following policies:

Change in total assets (acquisition price basis)

New Management Policy 2013

(billion yen) (External Growth Phase)
270
L. . 260 (Turnaround Phase) 252.7
CERE a4 " Dividend-driven management” 220 billion yen
. . 240 230.8
Strive for external growth 530 billion yen
220 211.8 212.1 211.5 210.8 210.8
Further strengthening of our financial position | Pfonyen bilonven bilionyen pilion yen bilion yen
- - . - . 2
Policy Continued increase of dividend per unit, 1(9’8
NAV and market value 180
9th period  10th period 11th period 12th period 13th period April 1, 2013 After asset to
(January QQuly (January (July (January After be acquired
. . . . 2011) 2011) 2012) 2012) 2013) acquisition of
-Primarily seek premium properties in asset
central TOkYO April 1, 2013 Acquisition of asset = October 1, 2013 Asset to be acquired
Strive for -Utilization of sponsors’ property pipeline . . .
external growth -Further increase portfolio NOI yield Change in LTV (appraisal value basis) and
-Further improvement of unrealized total interest-bearing debt cost
gains/losses (%) (Turnaround Phase) (%)
2.5 LTV (period-end appraisal value basis) (Note 4) 65.0
=@ Total interest-bearing debt cost(Note 9) 2.0% 2.0% 2.1% 2.1% 2. 0%
20 1.9% 1.9 60.0
~ - Y : 1.7% "
Further strengthening of 5oy L6% 550
our financial position 15 1.4% o= '
-Extending the average duration
50.0
of loans payable
\_"Reducing borrowing costs ) 1.0 450
4 A 0.5 40.0
Continued increase of 41.1% 39.7%44.3% 51.5% 54.9% 57.9% 56.0% 57.4% 56.4% 53.7% 52.0% 52.0%
dividend per unit, NAV and 0.0 ‘ ‘ : ‘ \ ' : 35.0
market value 2nd 3rd 4th 5th  6th 7th 8th 9th 10th 11th 12th 13th
(July  (January (July (January (July (January (July (January (Quly  (January (July (January

- J

2007) 2008) 2008) 2009) 2009) 2010) 2010) 2011) 2011) 2012) 2012) 2013)



I Operation based on New Management Policy 2013 (2)

HILLS REIT

Dividend per unit and NAV per unit have increased steadily and unit price has surpassed the TSE REIT Index since the
start of "Turnaround Phase” in September 2010. In the “External Growth Phase,” started in February 2013, we aim to
further increase the market value and focus on external growth that contributes to the growth of dividend per unit

and NAV per unit.

Change in unit price, market value and NAV per unit

202.3% increase
from Sep. 14, 2010
(end of 14th period)

Change in dividend per unit

62.7% increase from
the 8th period
(forecast of 16th period)

8th period 9th period 10th period 11th period 12th period 13th period 14th period 15th period 16th period
. (ended Jul. | (ended Jan. (ended Jul. (ended Jan. (ended Jul. (ended Jan. | (ended Jul. (ended Jan. (ended Jul.
(ven) (ven/unit) 2010) 2011) 2011) 2012) 2012) 2013) 2013) 2014) 2014)
800,000 T 12,000 i
| | (External Growth Phase i (External Growth Phase)
750,000 ! ; i
i {Turnaround; Phase) (Turnaround Phase)
10,700 yen/unit
700,000 '
11,000 (forecast)
650,000 10,000 yen/unit _ »®
600,000 (forecast)
! 10,000 9,400 yen/unit
550,000 . (forecas;)’ 4
500,000 End of 14th 9,169 yen/unit _ -t Continued
g period 8,700 yen/unit -5 effort to
450,000 ! A 548,000 |yen 9,000 8,622 yen/unit realize growth
1 End of 12th End of 13th 8,352 yen/unit
400,000 End c‘,f 9th period period |
period : End ofi11th 330,500 yen 485,000 yen 7,947 yen/unit
350,000 281,000 ven End o;f_ 10th period : ! 8,000 i
' g period 252,200 yen
! 258,100 yen !
300,000 X ; ;
] End of 12th 7000
230,000 ; End ofi10th period : End of 14th ’
200,000 dq ibd 944.55 nd of 13th period
! eriod 997. ; tiod ;
111571 : 1F238.94 1,312.7 6,577 yen/unit
150,000 . = 000 !
2010/9/14 2011/1/31 2011/7/31 2012/1/31 2012/7/31 2013/1/31 2013/7/31
—@— DPU —-@-= DPU (forecast) (Note 8)
—  MHR's unit price ——  TSE REIT Index (Note 10) - ¢ ) (Note
(Market Value) (Note 11)
41.9 112.2 139.5

billion yen
(as of Sep. 14, 2010)

(NAV per unit) Mote?

billion yen
(end of 13th period)

billion yen
(end of 14th period)

313,657 yen

(end of 9th period)

-
Continued
» 392,170 yen effort to
(end of 13th period) realize growth
.




Considerations (1)

HILLS REIT

(Note 1) The calculation of Total amount to be paid in is as follows: Proceeds from the primary offering (11,244 million yen) + Maximum proceeds from the third-party allotment (562 million). Concerning the above, the
total amount to be paid in from the primary offering is expected to be 11,244 million yen and the total amount to be paid in from the third-party allotment is expected to be 562 million yen (Calculated by presuming
an issue price of 527,901 yen per investment unit based on the closing price of the Tokyo Stock Exchange as of August 5, 2013).

Also, with regard to the third-party allotment, it is assumed payment will be made by Mizuho Securities Co., Ltd. for all of the new investment units issued by way of the third-party allotment.).

(Note 2) The calculation of (average) NOI yield is as follows: NOI (Operating revenue - Gain on sale of properties + Depreciation and amortization - Expenses related to rent business) + Number of operating days x 365 +
Acquisition price (the weighted average based on the number of operating days during the period in the case of properties acquired or sold during the period). The calculations of the (average) NOI yield “After the
acquisition of asset as of April 1, 2013” and “after acquisition of asset to be acquired” are as follows:

(Average) NOI yields (After the acquisition of asset as of April 1, 2013) = NOI after the acquisition of asset as of April 1, 2013 (NOI of 13th period + operating days of 13th period x 365 + NOI for assets acquired
on April 1, 2013 (*)) —+ total acquisition price of properties owned at the end of 14th period)

(Average) NOI yields (After acquisition of asset to be acquired) = NOI after acquisition of asset to be acquired (NOI After the acquisition of asset on April 1, 2013 + projected annual NOI of assets to be acquired
(**)) + total acquisition price after acquisition of assets to be acquired (total acquisition price of properties owned at the end of 14th period + projected acquisition price of assets to be acquired)

(*) NOI for assets acquired on April 1, 2013 is the total NOI of projected annual NOI of Atago Green Hills (calculated based on the concluded memorandum between co-owners concerning the buildings lease business
and property management operations, concluded real estate management trust agreement, etc., concluded letter of agreement between co-owners, actual taxes and public dues of fiscal 2013, coverage in insurance
agreements and preliminary calculation of depreciable assets tax by the asset management company) and of projected annual NOI of ARK Mori Building (calculated based on the concluded building lease (master
lease) and property management agreement, concluded real estate management trust agreement and public dues of fiscal 2013, estimated coverage in insurance agreements and preliminary calculation of
depreciable assets tax by the asset management company), both assets acquired in the 14th period.

(**) Projected annual NOI of assets to be acquired is calculated based on the building lease (master lease) and property management agreement scheduled to be concluded, real estate management trust agreement
scheduled to be concluded, current management association account costs, actual taxes and public dues of fiscal 2013, estimated coverage in insurance agreements and preliminary calculation of depreciable assets
tax by the asset management company concerning Roppongi Hills Mori Tower, an asset to be acquired.

(Note 3) The calculation of unrealized gain of appraisal value asset acquired on April 1, 2013 is as follows: Appraisal values of assets acquired on April 1, 2013 - total acquisition price of assets acquired on April 1, 2013. The
calculation of unrealized gain of appraisal value for assets to be acquired is as follows: Appraisal values of assets to be acquired — Scheduled acquisition price of assets to be acquired.

(Note 4) The calculation of LTV (appraisal value basis) is as follows: Interest-bearing debt at end of the period + Total assets at end of period based on appraisal value (Total assets at end of period + Appraisal value at end
of period - Book value of properties at end of period).

(Note 5) Lowering effect by 0.9% (figures from end of 13th period) concerning assets acquired on April 1, 2013 is calculated by subtracting [Total interest-bearing debt as of the date of this document (116,762 million yen) +
(Total asset at the end of the 13th period based on the appraisal value at the end of the period (205,369 million yen) + Amount of net increase/decrease of interest-bearing from the end of the 13th period to the
date of this document (9,937 million yen) + Proceeds from the primary offering completely paid on March 4, 2013 (10,433 million yen) + Proceeds from the third-party allotment completely paid on April 3, 2013
(521 million yen) + Unrealized gains from appraisal value for assets acquired on April 1, 2013 (1,450 million yen) + lease and guarantee deposits for assets acquired on April 1, 2013 (688 million yen)] from the LTV
(appraisal value basis) at the end of the 13th period.

Lowering effect by 1.1 % (figures from end of 13th period) for assets to be acquired on October 1, 2013 is calculated by subtracting [(Total interest-bearing debt as of the date of this document (116,762 million yen)
+ Scheduled maximum amount of new borrowing scheduled to take place alongside the offering (10,500 million yen) (*)) + (Total asset at the end of the 13th period based on the appraisal value at the end of the
period (205,369 million yen) + Amount of net increase/decrease of interest-bearing debt from the end of the 13th period to the date of this document (9,937 million yen) + Proceeds from the primary offering
completely paid on March 4, 2013 (10,433 million yen) + Proceeds from the third-party allotment completely paid on April 3, 2013 (521 million yen) + Unrealized gains from appraisal value for assets acquired on
April 1, 2013 (1,450 million yen) + Proceeds from the primary offering (11,244 million yen) (**) + Maximum proceeds from the third-party allotment (562 million yen) (**) + Scheduled maximum amount of new
borrowing scheduled to take place alongside the offering (10,500 million yen) + Unrealized gains from appraisal value of assets to be acquired (2,600 million yen) + lease and guarantee deposits for assets acquired
on April 1, 2013 (688 million yen) + lease and guarantee deposits for assets to be acquired (950 million yen)] and [Lowering effect by 0.9% (figures from end of 13th period) for assets acquired on April 1, 2013]
from the LTV (appraisal value basis) at the end of the 13th period.

(*) Please refer to (Note 6) below.

(**) Please refer to (Note 1) above.

(Note 6) The calculation of LTV (book value basis) is as follows: Interest-bearing debt at the end of the period +Total assets at the end of the period. The calculations of the LTV (book value basis) of “April 1, 2013
After acquisition of asset” and of “After acquisition of asset to be acquired” are as follows:

LTV(book value basis)(After the acquisition of asset as of April 1, 2013))=Total interest-bearing debt as of the date of this document (116,762 million yen) +-Expected amount of total assets after the acquisition of
asset as of April 1, 2013 (240,394 million yen)(*)

LTV(book value basis)(After the acquisition of asset to be acquired)=Expected amount of interest-bearing debt after the acquisition of asset to be acquired (127,262 million yen)(**)--Expected amount of total assets
after the acquisition of asset to be acquired(263,651 million yen)(***)

(*) Expected amount of total assets after the acquisition of asset as of April 1, 2013=Total assets at the end of the 13th period (218,813 million yen) +Amount of net increase/decrease of interest-bearing debt from
the end of the 13th period to the date of this document (9,937 million yen) +Proceeds from the primary offering completely paid on March 4, 2013 (10,433 million yen)+Proceeds from the third-party allotment
completely paid on April 3, 2013 (521 million yen)+lease and guarantee deposits for assets acquired on April 1, 2013 (688 million yen)

(**) Expected amount of interest-bearing debt after the acquisition of asset to be acquired=Total interest-bearing debt as of the date of this document (116,762 million yen) + Scheduled maximum amount of new
borrowing scheduled to take place alongside the offering (10,500 million yen)

(***)Expected amount of total assets after the acquisition of asset to be acquired=Total assets at the end of the 13th period (218,813 million yen) + Amount of net increase/decrease of interest-bearing debt from
the end of the 13th period to the date of this document (9,937 million yen) + Proceeds from the primary offering completely paid on March 4, 2013 (10,433 million yen) + proceeds from the third-party allotment
completely paid on April 3, 2013 (521 million yen) + lease and guarantee deposits for assets acquired on April 1, 2013 (688 million yen) + lease and guarantee deposits for assets to be acquired (950 million yen) +
proceeds from primary offering (11,244 million yen) + maximum proceeds from the third-party allotment (562 million yen) + Scheduled maximum amount of new borrowing scheduled to take place alongside the
offering (10,500 million yen)

Concerning the above, the total amount to be paid in of the primary offering is expected to be 11,244 million yen and the total amount to be paid in of the third-party allotment is expected to be 562 million yen
(Calculated by presuming an issue price of 527,901 yen per investment unit based on the closing price of the Tokyo Stock Exchange as of August 5, 2013. Also, with regard to the third-party allotment, it is assumed
that payment will be made by Mizuho Securities Co., Ltd. for all of the new investment units issued by way of the third-party allotment.) Therefore, if the actual amount to be paid in of the primary offering or third-
party allotment is lower than the above presumptions, or if it happens that payment is not made for part or all of the third-party allotment, proceeds from the primary offering and the third-party allotment will be
less than the amounts indicated above and the actual LTV (book value base) after the acquisition of assets to be acquired will be higher than indicated above. Conversely, if the actual amount to be paid in is higher
than the above presumptions, proceeds from the primary offering and the third-party allotment will be greater than the amounts indicated above, and due to this, there is a possibility that the scheduled amount of
new borrowings will be less than indicated above. If such is the case, the actual LTV (book value base) will be lower than indicated above.
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Considerations (2)

HILLS REIT

(Note 7) The calculation of NAV per unit is as follows: (Total assets at the end of the period + Appraisal value at the end of the period - Book value of properties at the end of the period - Total interest-bearing debt at the
end of the period) -~ Number of investment units issued.
(Note 8) Consideration of forecast dividends
Forecast for the fiscal period ended July 2013 (14th period) are from the calculations below the assumptions in the “Financial Report for the Thirteenth Fiscal Period Ended January 31, 2013” dated March 15, 2013
(calculations are as of the same date), and forecasts for the fiscal period ending January 2014 (15th period) and the fiscal period ending July 2014 (16th period) are from the calculations below the assumptions in
the press release "MHR Announces Revision of Forecast for the Period Ending January 2014 and Forecast for the Period Ending July 2014” dated today (calculations are as of the same date). The actual number of
new investment units issued, their amount to be paid in, etc. to be decided may differ from the assumptions due to future acquisition or sale of real estate, etc., changes in the real estate market, etc. and other
changes, etc. in the circumstances surrounding MHR, and as a result, actual dividend per unit vary significantly.
(Note 9) The calculation of total interest-bearing debt cost is as follows: (Interest expenses + interest expenses on investment corporation bonds + borrowing expenses + amortization of investment corporation bond issuance
costs) x 365 —+operating days of each period +average interest-bearing debt balance during each period)
(Note 10) The TSE REIT Index is based to the announcement date of the management policy (September 14, 2010) and shows the relative performance in relation to MHR'’s unit price performance. Furthermore, figures for
the end of each period are the actual figures of the TSE REIT index.
(Note 11) Market Value is calculated based on the closing price of the final business day at the end of each period unless otherwise stated.
(Note 12) No loan agreements have been concluded for the new borrowings scheduled to take place alongside the offering mentioned above. The borrowings are not guaranteed to take place and the actual amount to be
borrowed may be changed from the maximum stated above.
(Note 13) The primary offering and third-party allotment mentioned above each refer to the primary offering and third-party allotment announced in the press release "MHR Announces Issuance of New Investment Units and
Secondary Offering of Investment Units” dated today, and “the offering” refers to the primary offering and third-party allotment collectively.



I Disclaimer

HILLS REIT

This document has been prepared by Mori Hills REIT Investment Corporation (*MHR")
for informational purposes only and should not be construed as an offer of any
transactions or the solicitation of an offer of any transactions. Please inquire with the
various securities companies concerning the purchase of MHR investment units. This
document’s content includes forward-looking statements about business performance,
plans, management targets, etc.; however, no guarantees are implied concerning future
business performance, plans, management targets, etc.

Although the data and opinions contained in this document are derived from what we
believe are reliable and accurate sources, we do not guarantee their accuracy or

completeness. The contents contained herein may change or cease to exist without prior
notice.



