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Message from the President

Anticipating changes in society and steadily movimgvard with a long-term vision rooted in the
joint creative efforts of the Tokyu Fudosan Holdir@orporation and its consolidated subsidiaries
(“the Group”).

[Create value for the future]

We will address issues in society through our lessractivities and work with stakeholders to readizustainable
society and growth.

We will realize a future where everyone can be salaes and shine vigorously through the creatiom \@driety of
attractive lifestyles.

[Review of the 8th Fiscal Year]

In the real estate industry, although the officéding market withessed moves to consolidate antindize offices
reflecting the economic slowdown under the COVIDpHidemic, demand for next-generation offices tefldo new
needs such as the growing adoption of teleworkitjavances in work-style reform remained genesdéiple. In the real
estate investment market, the appetite of investoasquire properties in the Japanese market emerglly strong, and
needs for properties offering excellent locatiod aonvenience were firm in the condominium marhsta result,
transaction prices remained solid in both markdesanwhile, markets related to hotels and resordscammercial facilities
in the city center continued to face challengestdube disappearance of inbound demand and thadinub people
refraining from going out.

Taking seriously its role in infrastructure, thekya Fudosan Holdings Group has been dedicatecetodhtinuation of
business activities while being committed to meastio protect its customers and employees fromdkel coronavirus.
However, the Wellness business and Tokyu Handsessj in particular, were affected by the COVID-A® operating
revenue came to 907,735 million yen (down 5.8% yeayear). Operating profit was 56,517 million Wdown 28.7% year
on year) and ordinary profit stood at 46,555 millicen (down 31.0% year on year). Profit attribugaiol owners of parent
decreased to 21,668 million yen (down 43.9% yeayea).

[Long-term vision "GROUP VISION 2030" and the owtkofor the 9th fiscal year]

The Group formulated and published its long-tersion "GROUP VISION 2030," looking ahead to 2030May 2021.
To promote the VISION, the Group has selected tlsefiorits efforts to create value (materialitiesyiancluded the Group
policy, business policy and key strategies basegth@materialities into the long-term managemetitpo

In the 9th fiscal year, the first year of the |aiegm management policy, it is still difficult totemate the impact of the
COVID-19 pandemic, given the third declaration ctate of emergency, among other factors, but we peepared our
forecast for financial results, incorporating thgacts expected as of the time of writing. Resuklly fluctuate in the
future, depending on when the COVID-19 is contajred we will make every effort to achieve a V-sédpecovery to
pre-COVID-19 performance and profits.

[To Our Shareholders]

Setting "Becoming a Corporate Group that ContirtaeSreate Value" as our ideal vision, we will aioréalize a future
where everyone can be themselves and shine vidgribusugh the creation of a variety of appealiifigdtyles, impressive
new experiences enabled by DX and contributiondecarbonized society as a way to create valuertb2@30.
Duplicating this aspiration with the Group's coigtercolor green, we have put it into a message ARE GREEN" and
begun delivering it.  Based on the GROUP VISIO@@nd the long-term management policy, the Groillpwerk to
increase the satisfaction level of stakeholdersidicg business partners and the future society thie aim of achieving
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sustainable growth over the long term.

With respect to shareholder returns, the Groupdea&led to maintain the year-end dividend of 8 genshare for the
8th fiscal year, aiming to maintain stable dividend|n its dividend policy for the periods afteetbth fiscal year, the
Group has set a near-term target for the dividexysbpt ratio of 30% or more, one step higher thdoreeand decided to
continue working on the maintenance and continnatfostable dividends.

The situation is expected to remain uncertainterttme being, but we ask for the continued supgodtcooperation of
our shareholders.

June 2021 Hironori Nishikawa,
President & CEO



BUSINESS REPORT

Years ended March 31, 2021

[. Outline of business

1. Financial Highlights

(1) Summary of consolidated statements of income

Yen Yen U.S. dollars
(millions) (millions) (thousands)
2020 2021 2021
Operating revenue ¥ 963,198 ¥ 907,735 $ 8,252,136
Operating profit 79,312 56,517 513,791
Ordinary profit 67,499 46,555 423,227
Efr %‘:r::tr ibutable to owners 38,611 21,668 196,982
Comprehensive income 33,265 24,721 224,736
Net assets 594,246 608,723 5,533,845
Total Assets ¥ 2,487,369 ¥ 2,652,296 $ 24,111,782
(2) Trend of indices
2020 2021
Equity ratio 23.5% 22.5%
ROE*1 6.7% 3.7%
PER*2 9.6 217
*1 Net income/shareholder’s equity *2 Price eagsimatio (times)
(3) Others
Yen Yen U.S. dollars
2020 2021 2021
Net income per share ¥ 53.70 ¥ 30.13 $ 0.27
Net assets per share ¥ 811.04 ¥ 829.50 $ 7.54
Employees 22,953 23,411 -
Temporary employees* 12,214 11,461 -
* The number of temporary employees is the annuelae number.
(4) Summary of cash flows
Yen Yen U.S. dollars
(millions) (millions) (thousands)
2020 2021 2021
CF from operating activities ¥ (6,660 ¥ 100,411 $ 912,827
CF from investing activities (147,223 (116,031 (1,054,827
CF from financing activities 65,077 108,344 984,945

Cash and cash equivalents
¥ 97,037 ¥ 189,509
at the end of the year

$ 1,722,809




2. Major Business

(1) Urban Development
Development, ownership, and sales of office bugdircommercial facilities, renewable energy poweilities,
logistics facilities and other properties

(2) Residential
Development and sales of residential homes

(3) Property Management
Property management of condominiums, buildingsahdr properties
Construction of common areas of condominiums, lngisl and other properties

(4) Real-Estate Agents
Real estate brokerage and property sales

(5) Wellness
Ownership and management of resort facilities, mdigle hotels, senior housing and membership sptrbs
Development and sales of membership resort hatel€auntry houses

(6) Tokyu Hands
Retail sales of materials and products for living ®-1-Y

(7) Innovation Business
Construction of landscape gardening
Overseas operations



3. Business policy

(1) Management policy, business environment and isss to be addressed, etc.
Forward-looking statements in the text are the @judgments as of the end of the fiscal year ureléew, and actual
results, etc. may differ from these forecasts.

® Review of the "Value Frontier 2020 Stage 2 Medium-8rm Management Plan 2017-2020”

In the "Value Frontier 2020 Stage 2 Medium-Term Bigement Plan 2017-2020" in which the fiscal yeateumeview
is the final year, we did not achieve the finantéafets for the final year due to the impact ef @OVID-19 pandemic, but
succeeded in achieving certain results, includimg énhancement of the foundations for the leasugjnbss due to the
operation of large projects such as the redevelapofeShibuya and TOKYO PORTCITY TAKESHIBA, the gvth of the
renewable energy business and other infrastrublusmesses and the growth of non-asset type bssimasich as the real
estate agents and property management businesses.

(100 million yen)  mmmmm Cperating profit = Net profit ROE (%) R/E ratio {times)
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® Notice Regarding Formulation of Long-Term Vision "GROUP VISION 2030"

With respect to the long-term business environnrettie future, the Group expects that the uncedathunpredictable
era called VUCA* will continue, given the COVID-¥andemic, the rapid acceleration of digitalizatithe advancement
of a decarbonized society and the diversificatiblifestyles. To realize a sustainable society urgleh an environmental
recognition, the Group has formulated its long-teigion "GROUP VISION 2030" and reorganized itsgvghilosophy
by ascertaining its ideal vision a decade lateedas a back casting approach, rather than thesoional building-up type
plan.

* VUCA stands for volatility, uncertainty, compléyiand ambiguity and refers to an unpredictabléosmonomic environment.

(i) Slogan of the long-term vision "WE ARE GREEN"

It expresses our commitment to realizing our idesibn in 2030 with diverse green power by expmgshe diversity of
the businesses and human capital of the Groupadagions with green, our corporate color, as thgcbne. Green
symbolizes our environmental efforts and sustalitgbas well as the Group's goal of creating aifetwhere everyone can
be themselves and shine vigorously. Under thedrdWWE ARE GREEN," we will create a variety of appeg lifestyles
by combining diverse green power.



The spread of the new normal and the diversity of work
styles. The rise of the social and ecologically minded future
generation. What do we want to be in an uncertain and
unpredictable world where values are changing, which is
being called the era of VUCA? Where are we headed?
We will create new lifestyles that combine home, work and

play styles, along with impressive new experiences enabled

by DX, while contributing to a decarbonized society with the
diverse green power we possess. To create a future where
everyone can be themselves and shine brightly. We will aim to
become a corporate group that creates value for the future.

WE ARE GREEN

(i1) The Group philosophy

We have reorganized our group philosophy in light of the origin and history of the Group and stipulated our ideal vision,
pledge to society and founding spirit.

As our ideal vision, we continue to set "Create value for the future." Our social mission is to realize a future where
everyone can be themselves and shine vigorously through the creation of a variety of appealing lifestyles.

In our pledge to society, we have defined our pledge to six stakeholders. We believe that corporate value is the sum total

of the levels of satisfaction of all of our stakeholders.

Create value for the future

i o We resolve social issues through our business activities and aim for sustainable society
Ourideal vision and growth together with our stakeholders.

We realize a future where everyone can be themselves and shine vigorously through

the creation of a variety of appealing lifestyles.

We believe that corporate value is the sum total of the
Our pledge to society levels of satisfaction of all of our stakeholders.

Customers P Always coming face-to-face with customers, we will provide value that will ensure that we

continue to be chosen by them.

Group employees P We develop human capital who can tackle challenges and create workstyle environments
where Group employees can work actively.

Business partners P We will create value in partnerships and aim to achieve growth together with our partners.

Local communities P We will contribute to a sustainable society by initiatives to coexist with communities and

revitalize them.
Shareholders and investors B We will maximize shareholder value through sustainable growth.
Future society P We aspire to pass on to future generations a world full of hope with a rich environment.

"Challenge-oriented DNA"

Our founding spirit A progressive spirit inherited since the development of Den-en Chofu, a pioneering effort to create the ideal town




(i) Materialities

To realize a future where everyone can be themselud shine vigorously, which we have defined inidaal vision,
we have drawn up an ideal image of the futurerfdividuals, society and the environment and sefdt@wing four themes
to work on to realize this as materialities: "Ceeatvariety of lifestyles,” "Create well-being conmmties and lifestyles,"
"Create a sustainable environment" and "Createsvalthe digital era.”

In addition to the four materialities related tosimess foundations above, we have set the followitgmaterialities
related to our management base: "Create an orgmmabclimate under which diverse human capitandivened" and
"Create governance to accelerate growth." We wdltknon these six materialities to realize the fatto which the Group
aspires.

@ g Create a variety of lifestyles.

" y _ Create well-being communities and lifestyles.
We will realize a vibrantlife both physically and mentallyby promoting a Ve will rezlize 2 society where everyone canfeslhappyby building 2
the Lifestyle Creation 3.0 that combines home, workand leisure styles. ﬂ. secure, safe and comfortable life infrastucture and creating mutual
Lifestyle Liveable City aid communitiez.
=
(0.0]
- ,-%2 Create a sustainable environment. Createvalue in the digital era.
Az an environmentzlly advanced company, we will create 2 carbon-free E We will work on our business model transformation by utilizing digital
society and 2 recycle-oriented society by addressing globzlizssues such technologies to create customer's new experiencevalue.
Enviranment asclimate change. DX

o
i
Create an organizational climate under

: _ AL i Create governance to accelerate growth
which diverse human capital is enlivened. . '
Az g group trusted by all stakeholders. we will aim to enhance our
We will continue to create innovation by addressing an crganizational corporatevalue sustzinably by increasing manzsgementtransparency

Human Capital climate that respects human rights and underwhich diverse human Governance 2ndfairness.
capital can exercise their abilities,




(iv) Positioning of "GROUP VISION 2030"

While we have achieved certain results in the "¥atontier 2020 Stage 2 Medium-Term Management B04i7-2020,"
we have recognized four points as existing issu&gespite improvements to our balance sheet dutetag investments,
revenue levels are declining with the impact of@@VID-19 pandemic, and an increase in efficietrpagh balance sheet
management and the building of a solid businesgbiorare issues. To move towards a more robrgdirgzation that is
less susceptible to labor shortages in the humamsive Property Management & Operation businessalso an important
issue to shift away from labor intensive operatidnsaddition, given the urgent need to responth&sophistication and
complexity of business resulting from digitalizatjetc., we need to strive to break away from &sgporting approach
and develop human capital.

Based on a recognition of the four issues, we liafi@ed the first half of the 10 years until 2030sarestructuring phase
when we will work to improve our earnings strengtid efficiency in order to achieve renewed growteraCOVID-19. In
the second half of the 10 years, which we havenddfias the resilience phase, we will seek to e@skablsolid business
foundation, including the expansion of businessraipgEns in new domains, and translate that intesegbent sustainable
growth.

WE ARE GREEN

Create value for the future

Realizationof a
sustainable

Value Frontier 2020 GROUP VISION 2030 society

Medium and long-term Long-term management policy

management plan

)
N
Restructuring phase > Resilience phase >

Recognition of existing isgugg e Phase 1 A PN s Phase 7

* Increaseefficiencythrough BS management * |mprove the earning power and * Expand business operations in new and
* Build 2 solid business portfolio efficiencyof After Coronavirus in existing domains

+ Shift away from Iabor-intensive operations order to achieve renewed growth * Build a solid businessfoundztion

* Break away froma self-supporiing approachand
develophumancapital



® Long-term management policy

In the GROUP VISION 2030, we will review all busgses from a long-term perspective based on ougnéian of
existing issues and achieve sustainable growtHarifyéng our approach as a management compass.

To transform the Group's characteristics into ttergyths, we will work on environmental managemamd digital
transformation as a Group policy. In addition, tmlge the associated assets expansion model, wédwitl a solid and
distinctive business portfolio by promoting thdiaétion of intellectual assets and co-creatiorhvpiairtners. We will realize
improvements in ROE and EPS growth, and ultimatetyenhancement of shareholder and corporate value.

(i) Group policy
a. Environmental management

Based on our environmental vision, we will strivereduce our environmental impact through all ousifbesses,
including the use of clean energy, and the "Creatib comfortable communities and lifestyles thahtcibute to the
environment,” aiming to create a decarbonized,al@ay-oriented society.

With respect to targets related to climate chamgewill achieve a contribution to carbon minus 922 in the Group 's
CO2 emissions. "Carbon minus" is our own targetweaim to achieve by fiscal 2025 as a Group-widt@tive, based on
an assumption that reductions in CO2 emissionaitfirdhe renewable energy business, which is agttreaf the Group,
will exceed the Group's CO2 emissions. In addjtise will aim to seek to reduce CO2 emissions,uditlg Scope 3 of
the supply chain, by 2030 with acquisition of tretification of Science Based Targets (SBT) 1.57d aet zero CO2
emissions by 2050. The 1.5°C target, which calldfidding the rise in global average temperatusdews 1.5°C by 2100 is
an ambitious goal, and is considered to be a nodifg target in the Paris Agreement. However, weehibat we will lead
the industry in environmental efforts by working thiese targets with strong determination.

Targets related to climate change

e Carbon minus

| The Group’sCOZ emizgions < Volume of contribution toreduciion by creating renewable energy. gfc. =

The Group

Achievement of SBT 1.5°C Targ

et sgsa | Zero Emissions

The Group + Supplychain 2030 :
MNetzera CO2 ermissions

COZ emissions reductionby 46.2%

b. DX

In the Group policy "DX" (digital transformationje will promote three initiatives.

We will work to transform our business with digitachnology through 1) a shift to creative operaiby promoting
labor saving, including the digitalization of wolddv and process automation, in the operation pscey impressive
experience creation through advances in custonr@acbpoints, including the promotion of the intgwn of online and
offline (so-called OMO (Online-Merge-Offline)) in>C (customer experience) and 3) new value creatiprutiizing
intellectual assets in innovation.

We believe that the Group will be able to proviésvradded value by working on DX, given that it khsndant contact
points with customers because it engages in man{ Buisinesses. We will promote DX to transformBb@C businesses
into our strength.



(i) Business policy

Based on a policy of "expanding associated assstsfiave been take steps to boost revenue thrivegéxpansion of
associated assets of the Group, not limited tatssseed by the Company. To further evolve thisqyatven as we follow
it, we will build a solid business wingspan by puiing the use of intellectual assets and co-creatith partners.

With respect to the use of intellectual assetswilleaim to expand incidental revenues by accuningaaind utilizing
know-how and data obtained from associated asedta@juire new revenue opportunities by harnessimdtnow-how.

As for co-creation with partners, we will maximizasiness value by actively utilizing external reses such as funds
and knowledge.

Extemnal External
partner partner
The Group

Existing business policies ¥ Strengthening business paolicies
Expansionof © StUgEELEEES Utilization of :
associated assets - tion cycle intellectual assets
Extemal Extemal
partner = partner

Maximize business value through external @ollaboration in knowledge and funds, eic.

Business policy to be strengthened

Co-creation with partners
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(iii) Priority strategies

We have adopted four priority strategies baseduntvision of the world in 2030, which is the targear of our long-term
management policy, and our recognition of individuasociety and the environment. We will achievebwasiness
transformation and sustainable growth with the fairity strategies.

Perception of the business Key stratedies Materialities of particular focus
1. Producing of attractive city development

oward an erain which the @ -
* Provision of lifestyles and experiences thatintegrate city operating = ﬂ“ rejs
meaning o g toreal places syatems and centents c:()_j; Fi:];”%l (_@
W Litgatyls L ox

will be.guestionad « Increazein the value ofthe greater Shibuya areathroughappesling by IvBatis Clty

creating an atiractive urban center

Taward an erain which contribution 2 Strengthening of environment-related business > a Tr o e
; ;= e

L ine environment becomses * Expansionofthe renewsable energybusiness w i

a corporate value » People-and environmentally fiendly urbandevelopment Likeatyin Livdable Bty Eadlhanement

3. Digital transformation of BtoC business o
i - B o plfs
Toward an era of (customer-oriented experience value creation) ct(: F rr
personalized custamer service * Evolution of services utilizingabundant contacts with customers . Livsakili ity ox

{promotion of OMO]
* Expansionofthe source of earnings by providing our know-how to the outside

4. Creation of business in new domains o ws L
. . : a o
oward an era of co-creation e : n . = =]
arg a atic * Promotionof business focusing onchanges in social issues and E(_ | ﬂa m @
through borderless society the socizl structure r—_"c
Litgatyle Liwgabie City Envlranmeiit [+ 4

» Business constiuctionby combining resources inside and cutsidethe Group
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(iv) Strengthening of the management base

As measures to strengthen the management base,ilivevark on financial capital strategy, human capitind
organizational climate and governance.

In our financial capital strategy, we will aim tmprove ROE and grow EPS, ultimately enhancing $todder value and
corporate value by realizing efficiency-consciousfip growth while maintaining financial disciplin@drough asset control
and liability and equity control.

In asset control, improvements in the efficiencyegfsting businesses and optimization of the bissingortfolio are
issues. As specific measures to improve the effiy of existing businesses in the asset-utilibnginess, we will work
to expand sales business, cyclical reinvestmenbéss and high-efficiency business, steadily opdeate-scale projects,
utilize external capital, expand fee income, repltte asset portfolio and sell unprofitable asdatthe human capital-
utilizing business, we will improve efficiency thugh scale growth and move away from labor-intensperations.

In liability and equity control, we will strive tbuild a financial base that can withstand a downinmarket conditions
and improve our rating to facilitate the raisingfohds while maintaining financial discipline. Ggiriorward, we will
improve the debt-to-equity (D/E) ratio by building periodic profits.

In terms of return to shareholders, our basic poiécto achieve EPS growth through growth reinvestimbut the
immediate policy is to make efforts to continue amaintain stable dividend payment by raising théddind payout ratio to
30% or more.

With the measures above, we will improve ROE. knfibcal year ended March 31, 2021, ROE declingaifsitantly to
3.7% due to the impact of COVID-19, but we beliévat ROE of 8% is a target we should attain ataaly etage if we keep
shareholder capital costs in mind. We will ainrathieve an 8% ROE by the mid-2020s.

In addition, with regard to business portfolio mg@ment, we will aim to improve profitability andfiefency through
measures such as monitoring and optimum resoulicest#on by determining evaluation segments ihtligf quantitative
and qualitative evaluations common to all busines¥ée will make an evaluation on a segmented bsasineit basis by

Businesses subject Evaluation indicators
to evaluation

Evaluated on a segmented Quantitative evaluation
business unitbasis ROIC
+ Office business Operating profit margin Revise and implcmcnt
+ Commercial Facilities business ROA
Operating profit

* Residentizl Sales business

+ Overseas Business (by country) ><

* ReslE=atate Agent= business
* Senior Housing business Qualitative evaluation
Market growth potential
Competitivensss
Synergy

Fundamentally restructure

* Golfbuginess

* Tokyu Hands business

Social impact
Environmentalimpact
(TCFD. etc.)

Ll

Withdrawals
[=sale, liquidation, etc.)

» Comprehensive judgment based on the quantitative and

qualitative evaluations common to all businesses Im provement of
- Evaluation, monitoring, review and allocation decision management Profitability and efficiency

» Utilization of external capital to maximize business value
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(v) Target indicators

In targets indicators for FY2030, we have set KPIs for each materiality.

As financial indicators, we have set an ROE of 10% or more, an ROA of 5% or more, a D/E ratio of 2.0 times or less, and
operating profit of 150 billion or more and net profit of 75 billion yen or more as our ideal vision for FY2030. We have also

decided to prepare a medium-term management plan along with the GROUP VISION 2030 to materialize our ideal vision
for FY2030.

Themes to work on (Materialities) Target indicators

[enY . + Customer satisfaction level *1  90% or more
g ©®  Create avariety of ] ) )
lifestyles « Products and services that contribute to the Lifestyles
T ’ Creation 3.0 100 cases or more (10 cases a year)

................. e (Reference indicators)
_ Create well-being + Measures to revitalize communities ROE
ﬁ@ communities and 100 cases or more (10 cases a year) 10% or M

6 or More
T lifestyles. « Strengthening of safety and security*2  100%
.................... CO2em|ssuons(comparedW|thFY2019) _—
© 7 Creste osustainabis (46.2% (SBT certification) 5% or More
environment. « Environmental efforts through business
Environment
__________________________________________________________________________________________________________ 100 cases ormare (0 casesayea) = o D/E ratio

Create value in the 100 cases or more (10 cases a year)
digital era.

E% « Number of initiatives for digital utilization 2.0 times or less
2 « Acquisition of IT passport*3  100%

Operating profit
150 billion yen

or More

Create an organizational
climate under which
diverse human capital is

« Ensuring of diversity in the core human capital
Ratio of female managers  20% or more

E

« Ratio of childcare leave taken by male employees  100%

Human Capital

Net profit

investors 75 billion yen
Create governance to 300 cases or more or More
accelerate growth. « Improvement of effectiveness of the Board of Directors (third-
Governance party evaluation) 100%

*1 Tokyu Cosmos Members Club Questionnaire survey *2 Support people who have difficulty returning home in the event of a disaster in a large and non-
residential building, etc. *3 Tokyu Land Corporation employees
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(2) Basic Policies Regarding Distribution of Profis and Dividends

The Company considers returns to shareholdersaasfats most important policies. We have madepiblicy to determine
the distribution of profits with a target payoutioeof 25% or more while maintaining stable dividgwolicies in our medium-
and long-term management plan Value Frontier 20@@prehensively considering business performahedyture business
environment, and capital requirements including ion@d and long-term development.

The Company has also decided to pay the dividesdmpius twice a year including the interim divideand the year-end
dividend, and the decision-making bodies of thegielehds of surplus are the General Meeting of &halders for the year-
end dividend and the Board of Directors for theiim dividend.

Based on the policy above, the Company has detadpdy dividends of ¥16.0 per share (includingraarim dividend
of ¥8 per share) for the fiscal year under review.

We will use internal reserves mainly as investniants necessary for business development plansinettte future to
increase the corporate value.

The Articles of Incorporation of the Company stgtel that "the Company may pay interim dividend$tie resolution
of the Board of Directors with September 30 eadr wes the record date."

In its long-term vision GROUP VISION 2030 in whi€éty2021 is the first year, the Company sets the ecéraent of
shareholder value by increasing earnings per shamethe medium and long term through growth inwesits including the
medium- and long-term development of the greaténBfa area and others and the return of creatditto shareholders
as the basic policy for shareholder returns. Imgeof the return of profits, we will make efforts maintain and continue
stable dividends with a payout ratio of 30% or mase target, comprehensively taking into accdwbtisiness performance,
the future business environment and financial posietc.

The dividend of surplus for the fiscal year undariew is as follows.

L Total amount of dividends Dividend per share
Date of decision: o A
(million yer) (yen,
Resolution of the board of directors
meeting on Novembe9, 202( 5,756 8.0
Resolution of the general shareholders
meeting on June 22021 5,756 8.0
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(3) Business-related and other risks
Of matters concerning the Group's operating resumtsfinancial position, etc., those that couldéhasignificant
impact on investors' decisions are as follows.
Forward-looking statements in the text are the @ojudgments as of the end of the fiscal year ureléew, and
actual results, etc. may differ from these forexast

Risks that are assumed to have a significant impachanagement

In the Basic Regulations on Risk Management, treu@has defined seven individual risks (investnmishis, financial
and capital risks, personnel and labor risks, legal compliance risks, IT strategy risks/ digitahtegy risks, information
security risks and crisis management risks) astewbat could interfere with the achievement of agament targets of the
Group companies. We recognize a significant nelinlimate change, which is a risk with high sfgrance

In addition, in the GROUP VISION 2030, the Groups identified opportunities and risks for six madéties the Group
has defined and related significant risks.

Materialities

Major opportunities and risks
(o opportunitiesse risks)

Major fluctuating factors

Significant risks

Create a variety of

olntegration of all lifestyle scenes

+ Economic trends, real estate

being communities
and lifestyles.

lifestyles. eMismatch with consumer needs
olncreasing importance of community
creation
oGrowing needs for disaster readines
Create well-

and disaster damage reduction
eSubordination in competition betwee
cities

eDecreasing value due to insufficient
asset maintenance and manage

market conditions

+ Competitor trends

L+ Financial market

(interest rates, share prices)
- Consumer attitudes

Investment risks
Financial and capit
risks

environment.

Create the sustainable

oGrowing needs to respond to the
decarbonized and recycling-oriented
society

eEscalation of climate change and
natural disasters

elncreasing costs due to stronger
environmental restrictions, €

« Transition risks: Tighter legal
regulations including carbon tax|
+ Physicalrisks: An impact on th
operation of facilities due to
damage to buildings and rising
temperatures

Climate change risl

S

Create value in the
digital era.

olncreasing importance of utilizing
customer contact points

e Appearance of disruptors to existing
businesses

« Trends of digital technology al
companies, etc.

IT strategy risks/
digital strategy risk

"z

Create an organizatior

climate under which

diverse human capital
enlivened.

oEmergence of innovation due to dive
human capital
eIntensifying competition in the humai
capital acquisition market

+ Securing and cultivation of

]human capital
+ Long working hours

Personnel and labq
risks

Create governance t
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The timing and degree of the possibility that thesles surface and the quantitative details ofitlygact of these risks on
the Group's operating results and financial pasjtéic. in cases where they do surface are nedskedre because it is
difficult to reasonably foresee them.

Our view of these risks is as follows.

@ Investment risks

In the Urban Development business and the strateggstment business segments, which are asseingibusinesses
that involve investment among the Group's busirggdsad to be susceptible to factors such as edortoends, corporate
earnings, personal consumption trends, real estatket conditions and the competitive environmanldpan and
overseas, policy changes by the government anBahk of Japan, and the situation in business apaascularly central
Tokyo, and these factors could result in a fajpiofit margins, a decline in profitability in inddual businesses and a fall in
the value of assets held.

The Group Corporate Planning Department of the Gomjis in charge of these risks and manages tkamn®unt by
calculating and continuously monitoring the VaReafiefining risks factors for each asset for investt.

@ Financial and capital risks

The Group raises funds for the development ofestdte through equity, borrowings from financiatitutions and the
issuing of bonds. If interest rates rise sharplif share prices fall markedly in the future, ddd have a significant impact
on operating results and financial position, etc.

With regard to financing from financial institutisnetc., we work to minimize the impact on opeatiesults in the
event of a future rise in interest rates by enguttiat most interest-bearing debt is long-termdwimgs and fixing most
interest rates for loans other than certain prdjaancing in light of financial conditions to ngtte the impact of
fluctuations in interest rates. At the end offikeal year under review, the ratio of long-termirowings to interest-
bearing debt and the ratio of fixed interest rates97.0% and 93.6%, respectively. In addition,Gheup Finance
Department of the Company is in charge of finan@nd conducts a trend analysis of the financiaketaand the
guantitative simulation of an impact of rising irgst rates on the Company.

In terms of equity, the Group Finance Departmendcats a trend analysis of the capital market andiges feedback
to the Board of Directors, etc. on the detailsiafayues with shareholders and investors in IRvdigs to continuously
ensure the appropriate share price of the Company.

® Climate change risks

Based on the Environmental Vision established ®81%he Group is stepping up its environmentaldtiites on an
ongoing basis through its business activities aedgnizes climate change, above all, as an impddsue. Transition risks
and physical risks in climate change could havergact on the Group's business. As transition riskanges in policy
trends such as tighter legal regulations includiapon tax, falling demand, and reputational dantag®mpanies that are
unable to respond to a low-carbon society are dggefs physical risks, the impact of decliningwrfalls due to global
warming on the operation of ski resorts and indrgasosts due to damage to buildings and longestcoction periods
caused by the escalation of abnormal weather grectad. These risks could have an adverse impamiginess.

The Corporate Sustainability Office of the Group@oate Planning Department of the Company is argd of these
risks and deals with them on a Group-wide bastooperation with business departments. The SustiitpagCommittee
deliberates and discusses details of initiativesraports them to the Board of Directors as neeltealddition, the
Company announced its support for the Task Forcgliomate-related Financial Disclosures (TCFD) reamndations in
2019 and has been patrticipating in the TCFD Consortan organization in Japan that discusses T@RRtives. In terms
of risks and opportunities of climate change fetiusiness, the Company investigates multiple swenfor climate change
assuming rises in the average global temperatutes6€C, 3°C and 4°C.
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In addition, in the GROUP VISION2030, the Compaiag positioned environmental management as the Group
policy. As a target for climate change, the Groulpaim to achieve its own carbon minus, which meé#rat the Group's
CO2 emissions are less than the volume of CO2 e@nisseductions achieved by the renewable energinbss, a strength
of the Group. Moreover, in May 2021, the Group alas acquired SBT certification of the 1.5°C levbg first developers
in Japan to do so. The Group aims to reduce CO&simnis by 46.2% from the level in FY2019 by FY208Qh the aim of
reducing CO2 emissions by the high level requitedtie 1.5°C target, which was considered to beraliinding target in
the Paris Agreement.

@ IT strategy risks/ digital strategy risks

The IT environment surrounding the Group and sgégeevolving rapidly, and if the Group is unalderéspond
appropriately and promptly to technological innéeas and changes in customer demand, it could aavepact on the
Group's operating results and financial positido, e

The Group IT Strategy Department and the DigitainBformation Promotion Department of the Companyiracharge
of these risks, and they examine the possibilitggdlication of new technologies to each business.

In addition, in the GROUP VISION2030, the Compaiag Ipositioned DX as the Group policy and promdies t
following three measures. First, in the operapoocess, the Group will work on a shift to creatbgerations by
promoting labor saving, including the digitalizatiof workflow and process automation. In CX (custoraxperience), the
Group will work on impressive experience creatiorotigh advances in customer contact points, inctuthie integration
of online and offline (so-called OMO (Online-Merg@dfline)). In innovation, the Group will work on nevalue creation by
utilizing intellectual assets. Through these effptihe Group will strive to transform its businesth digital technology. We
believe that the Group will be able to provide remded value by working on DX, given that it hasratant contact points
with customers because it engages in many BtoGessés. We will promote DX to transform the BtaGibesses into
our strength.

® Personnel and labor risks

The Group recognizes highly specialized personmelng of its strengths. However, if we are unablsecure and
cultivate human capital on an ongoing basis duedent changes in the social structure such agetiening birthrate and
aging population, it could become a major factantabit the growth of the Group.

In charge of these risks, the Group Human ResoWepartment of the Company aims to create a comibaiywill be
selected by its employees with measures in resportbeir diverse workstyles, such as telework tredwork-from-home
system, in addition to the reduction of long wotklmours and the encouragement of taking paid ldawecognition of
these initiatives, the Company was selected bp@24 Health & Productivity Stock Selection programyhich the
Ministry of Economy, Trade and Industry and the yimtock Exchange select listed companies thak thiout the health
of their employees from a management perspectiddaake strategic measures in that regard, forehersl consecutive
year.

In the GROUP VISION2030, human capital and orgdioral climate are considered to be one of the #eeio strengthen
the management base. Human capital and orgamiaht@imate are capital that is the most importemtrealize the
transformation and growth of the Group but aresiblé externally, and we will aim to foster an inative organizational
climate with a sense of unity by inheriting therfiding spirit of “Challenge-oriented DNA.”
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® Information security risks

The Group handles large volumes of personal inftiomaf customers in the Urban Development businesProperty
Management & Operation business and the Real Estgets business segments. If an information leakis due to a
cyberattack or the act of a Group employee, itdoesult in a decline in the social credibility dm@nd image of the Group
and could have an impact on the Group's operagisglts and financial position, etc.

The Group General Administration Department and@heup IT Strategy Department of the Company ahange of
these risks, and they take steps to strengthemafiion systems through security measures and wegt® literacy of
employees by providing training including an exsedio deal with targeted e-mail attacks.

@ Crisis management risks

If an earthquake, a storm, a flood or any othennahtlisaster occurs in Japan or overseas, if tofaerrorism, an
accident, a fire, an infectious disease or anyrdthenan disaster occurs, if an environmental probde a defect in real
estate is discovered, or if population change acatds markedly, a dispute could occur in relaiiodamage to assets held
or the fulfillment of compensation obligations, .etand this could have an impact on the Group'tbas performance and
financial position, etc.

In charge of these risks, the Group General Adriratisn Department of the Company will work to nmtize the
impact by taking safety measures that will becoemessary when a disaster occurs, developing BCprandling training
as preparation for disasters.

Since the previous fiscal year, the COVID-19 paniddmas been having a significant impact on the Camgfs business
performance. In response to requests from thergment and local governments, the Group is makifoyte to prevent
the spread of COVID-19, such as the temporary tpsr reduction in operating hours of commerciallfiges, facilities
and business facilities and the introduction ofaakafrom-home system for employees.

Legal and compliance risks

If a situation that violates laws and regulationsws as a result of the Group's employee or bssiaetivity, or if the
payment of compensation for damages incurred besomeessary, it could result in a fall in the slomiadibility and the
brand image of the Group and could have an impath® Group's operating results and financial posietc.

In charge of these risks, the Group Legal AffaiepBrtment of the Company strives to fully enforompliance
management by building a compliance system at €achp company, including the formulation and praombf an
activity plan (compliance program) to realize coiapte. Specifically, the Department strives to medeapliance fully
known to all officers and employees of the Tokywu&san Holdings Group by establishing the Tokyu BaddaHoldings
Group Code of Conduct that will become the starglafdehavior for them, developing the Tokyu Fudddaldings
Group Compliance Manual as a specific manual tetstend and practice the Code of Conduct, and girayiraining
periodically.
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4. Operating Results and Financial Position

(1) Current Operating Performance

During the fiscal year ended March 31, 2021, wéthard to the Japanese economy, economic activiyresricted and
severely affected by people refraining from going, @ significant decrease in the number of foreiigitors to Japan, and
other factors as a result of the declaration aatef emergency in Japan in April 2020 due tosihread of the novel
coronavirus disease (COVID-19). Although the ecopdias continued to recover following the liftingtbe state of
emergency, the outlook for the economy as a wholeesnains uncertain amid uncertainty regardingew COVID-19 will
be brought under control as there continues totbena of refraining from going out and restricoon travel, as well as
other factors including a declaration of secontestd emergency in January 2021 due to a resurgenc®VID-19.

Under this type of environment, the Group has faggdificant restrictions on business activitieabffsegments, mainly
due to the temporarily closing or reduction in @ierg hours of commercial facilities, facilitiescabusiness facilities in the
first quarter ended June 30, 2020. After the liftof the state of emergency, operations graduaiymed, and results in the
second quarter ended September 30, 2020 and ttezraad on a recovery trend due to various govenhmeasures, etc.,
but the effects have continued mainly due to thedrof refraining from going out in response torésurgence of COVID-
19.

Results for this fiscal year ended March 31, 20&iwsed decreases in both revenues and profit wily ¥billion in
operating revenue (down 5.8% from the previousafigear), ¥56.5 billion in operating profit (dowB8.2%) and ¥46.6
billion in ordinary profit (down 31.0%) due to timapact of the spread of COVID-19, mainly in the Weks business and
Tokyu Hands business, despite an increase in regemd profit in the Urban Development businessaimse of newly
opened development projects and an increase imueggrom sales of properties including buildingsifivestors, and
operation projects in the renewable energy busjrassaell as ¥21.7 billion in profit attributable dwners of parent (down
43.9%) due to the recording of loss, etc. as exdinary losses due to COVID-19.

(Unit: ¥ billion)
Previous yeaq Current year Comparison
Operating revenue 963.2 907.7 (55.5)
Operating income 79.3 56.5 (22.8)
Ordinary income 67.5 46.6 (20.9)
e © | we | a7 | a9
‘ Interest-bearing debt ‘ 1,361.0 1,478.8 | 117.7 ‘
(2) Segment Performance
Operating revenue (Unit: ¥ billion)
Previous year] Current year| Comparison

Total 963.2 907.7 (55.5)
Urban Development 292.6 304.¢ 12.3
Residential 136.3 146.7 10.0
Property Management 190.8 184.¢ (6.0)
Real Estate Agents 131.4 128.¢ (3.0)
Wellness 114.5 87.¢ (26.8)
Tokyu Hands 96.6 63.2 (33.4)
Innovation Business 35.2 16.7 (18.6)
Adjustment for Inter- (34.3) (24.2) 10.1
Company Transactions
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Operating profit (Unit: ¥ billion)

Previous year] Currentyear| Comparison
Total 79.3 56.5 (22.8)
Urban Development 52.5 55.0 2.5
Residentie 8.5 8.4 (0.1)
Property Management 8.7 6.6 (2.1)
Real Estate Ager 15.2 12.3 (2.9)
Wellnes: 3.5 (11.4 (14.9
Tokyu Hand: 0.2 (4.4) 4.7)
Innovation Busine: (1.4 (2.8 (1.4
Adjustment for Inter-
Company Transactions (8.1) (7:3) 0.8

EBITDA (Current year) (Unit: ¥ billion)
Operating - Amortization of
profit Depreciation goodwil EBITDA

Total 56.5 39.8 5.3 1016
Urban Developme* 55.C 22.¢ 1.0 78.€
Residential 8.4 0.9 - 9.3
Property Manageme 6.6 1.8 1.9 10.2
Real Estate Ager 12.: 1.6 - 13.€
Wellnes: (11.4) 10.1 - (1.9
Tokyu Hand (4.4 15 - (2.9
Innovation Busine: (2.8) 0.4 0.0 (2.9)
Adjustment for Inter-
Company Transactions (7.3) 0.7 24 (4.1)

* Details of the renewable energy business includdtle Urban Development segment are as follows. fEmaining of
Urban Development segment are development, ownerahd sales of office buildings, commercial fdie$, logistics

facilities, etc.
(Unit: ¥ billion)
Operating - Amortization of
profit Depreciation goodwil EBITDA
Renewable energy
business 5.9 4.5 - 10.5

@ Urban Development

In our Urban Development business, we recorded 23fiflion in operating revenue (up 4.2% from theypous fiscal
year) and ¥55.0 billion in operating profit (up %)

During the first quarter ended June 30, 2020, treu@s major commercial facilities such as Tokyaza were
temporarily closed as a result of the declaratioa state of emergency due to the spread of COMPahd due to this
closure, we exempted full or partial rent for samrgants to support them. Despite business activitiye second quarter
ended September 30, 2020 and thereafter have Heeted by the reductions in operating hours amdigmging trend of
refraining from going out due to the spread of CDMI9, even after the lifting of the state of emexge revenues and
profit increased due to factors such as the stayperations of development projects, an increagevenues from sales of
properties including buildings for investors, anekation projects in the renewable energy business.

Despite concerns about factors such as a shriméntand for office buildings due to the diversifioatof working
styles such as telework, the vacancy rate (offigklimgs and commercial facilities) was maintairsd low level of 1.3%.
Tokyo PortCity Takeshiba Office Tower (Minato-kugKyo), a newly opened facility, has commenced dpera with
all rooms in the facility occupied in September @0Phe renewable energy business is progressiagistas the number

of facilities in operation increased as planned.
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(Unit: ¥ billion)

Previous year] Currentyear| Comparison
Operating revenue 292.6 304.9 12.3
Operating profit 52.5 55.0 25
Breakdown of operating revenue (Unit:¥ billion)

Previous year| Currentyear | Comparison
Leasing (Office buildings 40.5 46.1 5.7
Leasing (Commercial
facilities) 42.9 37.6 (5.3)
Asset management etc. 112.3 129.7 17.4
Leasing (Residence) etc. 96.9 91.5 (5.4)
Leasing floor space and vacancy rate of office buiings and commercial facilities

As of As of As of As of
March 31, March 31, March 31, March 31,
2018 2019 2020 2021
Leasing floor space (m?) 910,774 883,975 920,935 1,003,926
Vacancy rat 0.5% 0.4% 0.6% 1.3%
Major new openings
: Floor space
Use Completion (thousand m?)
Asakusa 2-chome Place Hotel May 2020 6
Tokyo PortCity Takeshiba Office Tower Office and
commercial May 2020 182
iokyo PortCity Takeshiba Residence Residential June 2020 14
ower
®@ Residential

In our Residential business, we recorded ¥146l®hiln operating revenue (up 7.3% from the presifiacal year) and

¥8.4 billion in operating profit (down 1.3%).

Revenues increased, mainly due to an increaseinumber of condominium units sold, while profiectbased
primarily because of increased selling expensdesS$amained strong, and the ratio of contractedusnfor sale to the
planned sales amount for the next fiscal year dmdominium became 54% (up 4 percentage points fnenprevious fiscal

year).

In the fiscal year ended March 31, 2021, saleonflominium units in “BRANZ Tower Ofuna” (Yokohamats
Kanagawa), “Kosugi 3rd Avenue The Residence” (Kakashi, Kanagawa), “BRANZ City Azamino” (Yokohansd,
Kanagawa) “BRANZ City Hasuda” (Hasuda-shi, Saitaaraj others were recorded.

(Unit: ¥ billion)
Previous year| Current year Comparison
Operating revenue 136.3 146.3 10.0
Operating profit 8.5 8.4 (0.1)

Breakdown of operating revenu: (Unit: ¥ billion)
Previous year Current year Comparison
Condominiums 1,680 unit 96.1 1,777 unit 106.0 9.9
Detached housing 17 unite 0.7 - - (0.7)
Others - 39.6 - 40.3 0.7
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Number of units supplied and sold

Previous year Current year Inventory O.f completed
units
As of As of
New Contracted New Contracted March 31, | March 31,
supply units supply units 2020 2021
Condominiums 2,260 units| 2,008 units| 1,797 units| 1,767 unitg 45% units 827 units
Detached housing 9 units 16 units - - - -

® Property Management

In our Property Management business, we record8d.8Dillion in operating revenue (down 3.1% frdme t
previous fiscal year) and ¥6.6 billion in operatprgfit (down 24.2%).

Although SHIBUYA FUKURAS, SHIBUYA SOLASTA, Phaseof SHIBUYA SCRAMBLE SQUARE (East
Tower), Tokyo PortCity Takeshiba Office Tower, etontributed to building management operationdh bevenues
and profit decreased due to factors such as aakerm construction orders associated with refngifiom operating
activities because of the spread of COVID-19, anebationary drop in construction because of corstn of large-
scale buildings in the previous fiscal year. Effexfrom this period, the new construction contragbusiness of
Tokyu Homes Corporation were transferred from tivelation Business segment, and in the breakdoweperfating
revenue below, their portion is included in “Condoiums.”

The stock of condominium management service siges840 thousand units (of which the number of umter
comprehensive management was 526 thousand univ$Merch 31, 2021.

(Unit: ¥ billion)
Previous year| Current year Comparison
Operating revenue 190.8 184.8 (6.0)
Operating income 8.7 6.6 (2.1)
Breakdown of operating revenue (Unit:¥ billion)
Previous year| Currentyear | Comparison
Condominiums 125.8 122.7 3.1)
Buildings 65.0 62.1 (2.9)
Number of sites managed as of fiscal year end
As of March 31, | As of March 31, | As of March 31, | As of March 31,
201¢ 201¢ 202( 2021
Condominiums (unit: 822,23: 831,68: 829,53 839,89:
Buildings (no. of contract 1,500 1,540 1,561 1,532
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@ Real-Estate Agents

In our Real Estate Agents business, we recordefl.¥Mllion in operating revenue (down 2.3% frore firevious fiscal
year) and ¥12.3 billion in operating profit (dow®.1%).

Regarding the real estate sales agent busineskgifi Tivable Inc., revenues decreased as a rekaltiecrease in the
number of transactions because of temporary clesafrstores, reduced operating hours, etc. assdaveth the spread of
COVID-19 during the first quarter ended June 3@®&nd profit decreased as a result of a reactiahap from the
recording of sales of highly profitable propertieseal estate sales in the previous fiscal year.

The real estate transaction market is on a recdveng, and the numbers of transactions in retailv@holesale sales for
the real estate sales agent business in the fquatier ended March 31, 2021 both increased compeith the same

period of the previous fiscal year.

(Unit: ¥ billion)

Previous year| Current year Comparison
Operating revenue 131.4 128.4 (3.0)
Operating profit 15.2 12.3 (2.9)
Breakdown of operating revenue (Unit:¥ billion)

Previous yeanl Current year| Comparison
Real estate sales agent 59.8 55.6 (4.2)
Consignment sales 3.3 4.0 0.7
Real estate sales 66.4 66.8 0.4
Others 2.0 2.1 0.1

® Wellness

In our Wellness business, we recorded ¥87.6 billiomperating revenue (down 23.4% from the previtacal year) and
¥11.4 billion in operating loss.

The Wellness segment was the segment most sewdfetyed by the spread of COVID-19. In the firsager ended
June 30, 2020, there were the temporary closuf&cdities such as Tokyu Stay, Tokyu Sports Odsavest Club, etc.,
reduction of operating hours and a decline in dembanthe second quarter ended September 30, 2GPthareafter,
despite the recovery trend, both revenues andtptedreased as a result of the prolonged trenefi&Eining from going out
due to the spread of COVID-19, and a decreasenmadd for skiing, Tokyo Stay, and Tokyo Sports Qastis. and other
factors due to the reinstatement of a state of gemey during the fourth quarter.

As a new facility for resort hotel, nol kyoto sarfi¥yoto-shi, Kyoto) commenced operations in Noven@?0.
Regarding new facilities for senior housing, GraecrShibaura (Minato-ku, Tokyo) commenced operatiorjuly 2020,
Grancreer Tachikawa (Tachikawa-shi, Tokyo) commerogeerations in September and services for Hikakigd&ark Villa
(Nerima-ku, Tokyo) began after construction for axgion was completed in September.

Furthermore, in the hotel business, we strengtheffeds to capture domestic demand with our Dag Bkan and
Workation Plan, while reviewing our earning struetuncluding reducing expenses by reducing perslonith smart check
in and so forth.

(Unit: ¥ billion)
Previous year| Current year Comparison
Operating revenue 1145 87.6 (26.8)
Operating income 3.5 (11.49) (14.9)
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Breakdown of operating revenue (Unit:¥ billion)

Previous yea| Currentyear| Comparison
Resort operations 41.8 30.7 (11.1) Gor course, Harvest club,
Oasit 18.7 13.¢ (4.9] | (Fitness club, etc.)
Senior housin 9.7 9.t (0.2
Tokyu star 14.: 5.€ (8.6 (Urban style hotel)
Consignment welfare 10.1 9.8 (0.3
Sale: 11.C 11.1 0.2
Others 9.0 7.0 (2.0)

® Tokyu Hands

In our Tokyu Hands business, we recorded ¥63.®hilh operating revenue (down 34.6% from the presifiscal year)
and ¥4.4 billion in operating loss.

In the first quarter ended June 30, 2020, the legsimctivity was affected by factors such as tmptzary closure of
stores and reduced operating hours due to thedspfg20VID-19. In the second quarter ended Septerd®e2020 and
thereafter, despite the recovery trend, both resgmmd profit decreased as a result of the corttireguction in operating
hours at stores and prolonged trend of refrainiognfgoing out due to the spread of COVID-19, amdtionwide decrease
in customer numbers due to the reinstatement t#ta of emergency during the fourth quarter. Theu@ris working to
strengthen the EC business and to reduce operatpanses, etc. in order to respond to lifestylengha due to the “new
way of life.”

As part of the review for the store restructuritigs Group closed low-performing stores including thiokyu Hands
Sannomiya Store” (Kobe-shi, Hyogo). On the otherdhdhe new stores that opened were the “HandsrBedEmio
Tokorozawa Store” (Tokorozawa-shi, Saitama) in Seyter 2020 and, in November 2020, the “Tokyu HaWigsizaki
Store” (Miyazaki-shi, Miyazaki) as a franchise stand the “Tokyu Hands Shinsaibashi Store” (Os&kaGsaka) as a
store that was relocated in a more favorable lopati

(Unit: ¥ billion)
Previous year| Current year Comparison
Operating revenue 96.6 63.2 (33.4)
Operating income 0.2 4.4 4.7)
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@ Innovation Business

In our Innovation Business, we recorded ¥16.7dsilin operating revenue (down 52.7% from the pnewvifiscal year)
and ¥2.8 billion in operating loss.

In overseas operations, both revenues and prafiedsed due in part to a decrease in the recoaflitignsactions
related to condominium units in Indonesia, nam&8RANZ SIMATUPANG” and “BRANZ BSD.” Similar to Japan
business activity was affected by factors suchoaslaminium galleries temporarily suspending operatiand imposing
restrictions on the number of visitors even afésmuming sales activities due to the spread of COGMD

The custom-built houses business of Tokyu Homepd&@ation ended as of the fiscal year ended Mar¢l2@20, and
the new construction contracting business was feamesl to Property Management segment from théafigear.

(Unit: ¥ billion)

Previous year| Current year Comparison
Operating revenue 35.2 16.7 (18.6)
Operating profit (1.4) (2.8) 1.4)
Breakdown of operating revenue (Unit:¥ billion)

Previous yea] Current year| Comparison
Overseas operations, etc. 13.3 4.6 (8.7)
Custom-built houses 8.6 - (8.6)
Landscape gardening 134 121 (1.3)
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(3) Analysis of Financial Conditions

D Assets, Liabilities, and Net Assets

Total assets increased by ¥164.9 billion compavebe end of the previous fiscal year, mainly dugntreases in real
estate for sale and non-current assets resuliimg firogress of under-development projects, whiia t@bilities also
increased by ¥150.4 billion compared to the enth@fprevious fiscal year, mainly due to an incréaseterest-bearing
debt. Net assets increased by ¥14.5 billion contbaréhe end of the previous fiscal year mainly tluan increase in
retained earnings.

The interest-bearing debt is expected to be ¥1048i0ion, debt equity ratio 2.4 times and EBITDAutiple 11.8 times
as of the end of the fiscal year ending March 222argely as a result of costs accompanying tbgrpss of projects.

(Unit: ¥ billion)
As of March As of March
31, 2020 31, 2021

Total assets 2,487.4 2,652.3
Total liabilities 1,893.1 2,043.6
Net assets 594.2 608.7
Equity 583.3 596.7
Equity ratio 23.5% 22.5%
Interest-bearing debt 1,361.0 1,478.8
EBITDA multiple 11.6x 14.5%
DER 2.3% 2.5%
ROA 3.3% 2.2%
ROE 6.7% 3.7%

EBITDA Multiple: Interest-Bearing Debt/EBITDA (Opating Income Before Depreciation)

DE Ratio: Interest-Bearing Debt/Equity
ROA: (Operating Income + Interest Income + Dividehdcome)/Total Assets (Yearly Average)

ROE: Profit attributable to owners of parent/Equitgarly Average)

@ Cash flow position
As of the end of fiscal 2020, cash and cash eqeiitalwere ¥189.5 billion, representing a ¥92.%dpilincrease from

the previous fiscal year end.
Cash flows from operating activities

Net cash provided by operating activities was ¥4 @@lion mainly due to ¥41.8 billion of profit befe income taxes
and ¥39.8 billion of depreciation, notwithstandii2.3 billion in income taxes paid.

Cash flows from investing activities

Net cash used in investing activities was ¥116@l®bimainly due to ¥100.3 billion for purchaserain-current assets
and ¥40.4 billion for purchase of short-term amjlderm investment securities, notwithstandingremdase of ¥27.0
billion in sales and redemption of short-term amng-term investment securities, among others.

Cash flows from financing activities

Net cash provided by financing activities was ¥308llion mainly due to ¥249.6 billion in proceeflsm long-term
borrowings and ¥90.0 billion in proceeds from isgeaof bonds, notwithstanding ¥114.1 billion inagments of long-term
borrowings, a decrease of ¥90.0 billion in comnangapers and ¥20.0 billion in redemption of boratspng others.
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Trend of indices

As of March As of March As of March
31, 2019 31, 2020 31, 2021
Equity ratio 23.3% 23.5% 22.5%
Equity ratio on market value basis 19.3% 16.6% 18.5%
Ratio of interest-bearing debt to cash flows 29.0 years - 14.7 years
Interest coverage ratio 4.8 - 8.7

Equity/Total Assets
Market Capitation/Total Assets
fese-Bearing Debt/Operating Cash Flow
Operating Cash Flow/IstePayments

Equity Ratio:

Equity Ratio on Market Value Basis:

Ratio of Interest-Bearing Debt to Cash Flows:

Interest Coverage Ratio:

Notes:
1. All figures are calculated based on the Conatdid Financial Statements.
2. Market Capitalization:

treasury stock)

3. Cash Flow:
4. Interest bearing-debt contains all liabilitiegpty interest.

Monthly average stoclcerduring the last month of the fiscal year x nemtif shares issued (after deducting

Cash Flow from Operating Activitgated in the Consolidated Statements of Cash Flows

5. Employees
(As of March 31, 2021)
Segment of business Number of employees Numbengbdrary employees

Urban Development 2,805 714
Residential 293 69
Property Management 8,246 6,369
Real-Estate Agents 3,506 -
Wellness 5,013 3,121
Tokyu Hands 2,574 982
Innovation Business 312 149
Whole Company (Common) 662 59

Total 23,411 11,461

Notes: 1. The number of temporary employees isitireial average number and is not included in tieben of employees in the left hand

column.

2. The number of employees in the Whole Companyn(i@on) is the number of employees belonging to adtnation

departments that cannot be classified into anyiipétsiness segment.
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6. Purchase of Property and Equipment

The Company made a capital investment of ¥105,91@min the fiscal year, mainly in the new consttion,
acquisition and renovation works of buildings ie tirban Development segment.
(Figures include the amounts of property and eqeigitrintangible fixed assets, and long-term prepafenses, but do not
include consumption tax.)

Segment Capital investment (Unit: ¥ million) Comigios
Urban Development 87,398 82.5%
Residential 975 0.9%
Property Management 1,415 1.3%
Real-Estate Agents 1,970 1.9%
Wellness 9,932 9.4%
Tokyu Hands 1,662 1.6%
Innovation Business 1,956 1.8%
Subtotal 105,311 99.4%
Adjustment or Whole Company 658 0.6%
Total 105,970 100.0%
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II. Outline of the Company

1. Distribution of Common Stock of the Company

(1) Total number of shares authorized to be issyetthe Company: 2,400,000,000 shares
(2) Total number of shares issued: 719,830,974 shares
(3) Number of shareholders: 106,068

(4) Principal shareholders:

Investment by each principal shareholder in llhe
Company
Name of Shareholder
Number of shares helld Percenf[ of total shares
issued
(thousand shares) (%)

Tokyu Corporation 114,479 15.91
The Master Trust Bank of Japan Ltd. (Trust Account 67,167 9.33
Custody Bank of Japan, Ltd. (Trust Account) 44,651 6.21
Sumitomo Mitsui Trust Bank, Limited. 16,008 2.22
STANDARD LIFE ASSUARANCE LIMITED-PENSION
FUNDS 15,856 2.20
The Dai-ichi Life Insurance Company, Limited 14,918 2.07
SSBTC CLIENT OMNIBUS ACCOUNT 12,615% 1.75
Custody Bank of Japan, Ltd. (Trust Account 7) 1B83 1.65
THE BANK OF NEW YORK 133972 10,750 1.49
JPMorgan Securities Japan Co., Ltd. 9,502 1.32
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2. Information on Major Subsidiaries

(As of March 31, 2021)

Paid-in Percentage of
Name capital shares owned Principal business
P by the Company
(million yen) (%)
Development, sales, leasing and management of

Tokyu Land Corp. 57,551 100.0 real estate

: Management of buildings and condominium
Tokyu Community Corp. 1,653 100.0 apartments

. Brokerage and sales agency for land and
Tokyu Livable, Inc. 1,396 100.0 buildings
Tokyu Hands Inc. 400 100.0 Retail Sales of D-I-Yod®
Tokyu Housing Lease 100 100.0 Operation and subleasing of rental residence,
Corporation ' etc.
NATIONAL STUDENTS
INFORMATION CENTER 40 100.0 Management of student apartments
CO., LTD.
3. Principal lenders
(As of March 31, 2021)
Lender Amount of borrowing
(million yen)

MUFG Bank, Ltd. 293,580
Sumitomo Mitsui Trust Bank, Limited. 222,866
Mizuho Bank, Ltd. 178,250
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4. Directors and Statutory Auditors

Position and Name

Chairman Kiyoshi Kanazashi
Vice Chairman Yuji Okuma
President and CEO Hironori Nishikawa *

Director & Executibe

Vice President Hitoshi Uemura

Directors & Operatind Katsuhide Saiga

Officers Masashi Okada
Shohei Kimura
Yoichi Ota

Directors Hirofumi Nomoto

Makoto Kaiami

Saeko Arai

Michiaki Ogasawara **
Satoshi Miura **
Tsuguhiko Hoshino **

Yumiko Jozuka **

Audit & Supervisory| Kazuo Mochida
Board members . .
Masahiko Hashizume
Katsunori Takechi ***

Takahiro Nakazawa ***

(As of June 25, 2021)
Note: Directors marked with * are RepresentativeeEtors.
Directors marked with ** are Independent Outsideebiors.

Directors marked with *** ardDutside Audit & Supervisory Board members.
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1-1-2 Yurakucho, Chiyoda-ku ey.com

Ernst & Young ShinNihon LLC Tel: +81 3 3503 1100
EY Hibiya Mitsui Tower, Tokyo Midtown Hibiya Fax: +81 3 3503 1197
Tokyo 100-0006, Japan

Building a better
working world

Independent Auditor’s Report

The Board of Directors
Tokyu Fudosan Holdings Corporation

Opinion

We have audited the accompanying consolidated financial statements of Tokyu Fudosan Holdings
Corporation and its consolidated subsidiaries (the Group), which comprise the consolidated
balance sheet as at March31, 2021, and the consolidated statements of income, comprehensive

income, changes in net assets, and cash flows for the year then ended, and notes to the consolidated
financial statements.

In our opinion, the accompanying consolidated financial statements present fairly, in all material
respects, the consolidated financial position of the Group as at March31, 2021, and its consolidated
financial performance and its consolidated cash flows for the year then ended in accordance with
accounting principles generally accepted in Japan.

Basis for Opinion

We conducted our audit in accordance with auditing standards generally accepted in Japan. Our
responsibilities under those standards are further described in the Auditor’s Responsibilities for
the Audit of the Consolidated Financial Statements section of our report. We are independent of
the Group in accordance with the ethical requirements that are relevant to our audit of the
consolidated financial statements in Japan, and we have fulfilled our other ethical responsibilities
in accordance with these requirements. We believe that the audit evidence we have obtained is
sufficient and appropriate to provide a basis for our opinion.

Key Audit Matters

Key audit matters are those matters that, in our professional judgment, were of most significance
in our audit of the consolidated financial statements of the current period. These matters were
addressed in the context of the audit of the consolidated financial statements as a whole, and in
forming the auditor’s opinion thereon, and we do not provide a separate opinion on these matters.

A member firm of Ernst & Young Global Limited
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Revenue recognition for real estate sales with real estate funds

Description of Key Audit Matter

Auditor’s Response

The Company and its consolidated subsidiaries
engage in real estate sales with real estate funds
(special purpose companies, funds and parties with
whom the Company has continuous real estate
transactions). Current fiscal year operating revenues
of 907,735 million yen include real estate sales to
real estate funds, which mainly relate to the Urban
Development and Residential segments.

In general, sales transactions have unique terms
and conditions, and the amount of each real estate
transaction is material to the financial statement. In
particular, if the buyer is a real estate fund, there
may be continuing involvement such as undertaking
an asset management role, having a repurchase
option or retaining some equity interest in the sold
property. In such cases, the determination of
whether substantially all of the risks and rewards
of real property have been transferred may be
complex and judgmental. If this determination is
inappropriate, there is a risk that revenue or gain
on sale might be recognized for the real estate sales
transaction where almost all of the risks and rewards
are not transferred to the buyer. Also, if the buyer
is a real estate fund, there is a risk that the transaction
amount might be intentionally manipulated to
recognize improper revenue or gain on sale, or to
avoid loss.

Therefore, we determined that revenue recognition
for real estate sales transactions with real estate
funds is a key audit matter.

We conducted the following procedures to assess
whether almost all risks and rewards are transferred
to the buyer in real estate sales with real estate
funds:

* Read the related approval documents, the
minutes of the Group Executive Committee,
and the minutes of the Board of Directors in order
to understand the sales transactions and whether
there will be any continuing involvement in the
future.

* Read the sales contracts and other agreements,
and inquired of management and the in-charge
department, in order to understand and evaluate
the transaction terms and conditions confirming
whether repurchase conditions exist.

Compared the transaction price with similar
historical transaction and the real estate appraisal
report in order to verify the transaction amount.
In addition, compared the inputs on which the
real estate appraisal is based, such as future
cash flows and discount rate, with those in
similar historical transactions, and information
of rent and discount rate released from external
institutions.

Read the related approval documents, the
minutes of the Group Executive Committee,
and the minutes of the Board of Directors, and
external information such as on the website, in
order to understand the business of buyer and
the relationship with the Company.

Inspected the cash receipt evidence and a copy
of the registration certificates, in order to verify
the fact of delivery.

A member firm of Ernst & Young Global Limited
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period

Valuation of Non-current assets relating to large-scale real estate developments during the development

Description of Key Audit Matter

Auditor’s Response

The Company and its consolidated subsidiaries
engage in real estate development business. Under
this business, assets are recorded as Non-current
assets such as Land and Construction in progress
on the Consolidated Balance Sheet. When an
affiliate engages in the real estate investment
business, its assets are recorded as Investment
securities on the Company’s Consolidated Balance
Sheet. These amounts are included in Non-current
assets of 1,180,549 million yen and Investment
securities of 216,712 million yen on the Consolidated
Balance Sheet at the end of the current consolidated
fiscal year, and will increase in the future as
development progresses.

In the real estate development business, there are
potential risks such as the investment becoming
unrecoverable due to subsequent modification of a
development plan. Specifically, the following
events might cause those modifications: being
unable to obtain consent from other landowners,
governmental permission for development, delay
in construction, increase of construction costs, and
delay of tenant leasing. In addition, there is a risk
that occurrence of the Covid-19 pandemic will
affect construction and tenant leasing.

In particular, large-scale real estate developments
have a high degree of uncertainty because of the
long development periods and require large
investments, therefore, they have a material
potential impact on the financial statements when
impairment is recorded.

In terms of impairment relating to the real estate
development assets, the Company is required to
test for impairment even in the development
period, and judgement on the indication of
impairment is complex because of the above
mentioned risk of modification to the development
plans. Consequently, there is a risk that the
necessary impairment loss might not be recorded.

Therefore, we determined that the impairment of
Non-current assets relating to large-scale real
estate developments during the development
period, is a key audit matter.

We conducted the following procedures to identify
indications of impairment of Non-current assets
relating to large-scale real estate developments
during the development period, of which the total
investment amounts exceed a certain amount,
among others:

+ Read the related approval documents, minutes
of the Group Executive Committee, and minutes
of the Board of Directors, to understand the
business plans of the projects and its progress.
In addition, inquired of management and the
in-charge department, to understand the status
of negotiation with other landowners and local
governments, the status of applications and
approvals on city planning and scheme of
exchange rights of new building, and the impact
of the Covid-19 pandemic. Furthermore,
considered the consistency of their responses
with related external information, such as
notice of the local governments, documents
prepared by the redevelopment partnership,
and the information on website owned by the
related local governments.

Inspected the development site and considered
the consistency with the information obtained
from the procedures above. In addition,
determined whether the development is delayed
significantly based on the understanding of its
progress.

Inquired of management and the in-charge
department, and compared the planned tenant
rent, occupancy rates, and construction costs in
the cash forecast of each project with similar
historical transaction and previous track
records, in order to verify them. Also, if the
cash forecast of each project was modified,
examined whether the modified cash forecast
was not significantly revised down from the
original cash forecast.

Read the related contracts when a construction
contract or a lease contract was entered into as
the development progresses, and compared the
tenant rent and leasing period reflected in the
cash forecast of each project, with those
contracts.

A member firm of Ernst & Young Global Limited
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Responsibilities of Management, the Corporate Auditor and the Board of Corporate Auditors
for the Consolidated Financial Statements

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

In preparing the consolidated financial statements, management is responsible for assessing the
Group’s ability to continue as a going concern and disclosing, as required by accounting principles
generally accepted in Japan, matters related to going concern.

The Corporate Auditor and the Board of Corporate Auditors are responsible for overseeing the
Group’s financial reporting process.

Auditor’s Responsibilities for the Audit of the Consolidated Financial Statements

Our objectives are to obtain reasonable assurance about whether the consolidated financial
statements as a whole are free from material misstatement, whether due to fraud or error, and to
issue an auditor’s report that includes our opinion. Misstatements can arise from fraud or error
and are considered material if, individually or in the aggregate, they could reasonably be expected
to influence the economic decisions of users taken on the basis of these consolidated financial
statements.

As part of an audit in accordance with auditing standards generally accepted in Japan, we exercise
professional judgment and maintain professional skepticism throughout the audit. We also:

+ Identify and assess the risks of material misstatement of the consolidated financial
statements, whether due to fraud or error, design and perform audit procedures responsive to
those risks, and obtain audit evidence that is sufficient and appropriate to provide a basis for
our opinion.

Consider internal control relevant to the audit in order to design audit procedures that are
appropriate in the circumstances for our risk assessments, while the purpose of the audit of
the consolidated financial statements is not expressing an opinion on the effectiveness of the
Group’s internal control.

Evaluate the appropriateness of accounting policies used and the reasonableness of accounting
estimates and related disclosures made by management.

Conclude on the appropriateness of management’s use of the going concern basis of
accounting and, based on the audit evidence obtained, whether a material uncertainty exists
related to events or conditions that may cast significant doubt on the Group’s ability to
continue as a going concern. If we conclude that a material uncertainty exists, we are required
to draw attention in our auditor’s report to the related disclosures in the consolidated financial
statements or, if such disclosures are inadequate, to modify our opinion. Our conclusions are
based on the audit evidence obtained up to the date of our auditor’s report. However, future
events or conditions may cause the Group to cease to continue as a going concern.

« Evaluate the overall presentation, structure and content of the consolidated financial
statements, including the disclosures, and whether the consolidated financial statements
represent the underlying transactions and events in a manner that achieves fair presentation in
accordance with accounting principles generally accepted in Japan.

A member firm of Ernst & Young Global Limited
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Obtain sufficient appropriate audit evidence regarding the financial information of the entities
or business activities within the Group to express an opinion on the consolidated financial
statements. We are responsible for the direction, supervision and performance of the group
audit. We remain solely responsible for our audit opinion.

We communicate with the Corporate Auditor and the Board of Corporate Auditors regarding, among
other matters, the planned scope and timing of the audit and significant audit findings, including
any significant deficiencies in internal control that we identify during our audit.

We also provide the Corporate Auditor and the Board of Corporate Auditors with a statement that
we have complied with the ethical requirements regarding independence that are relevant to our
audit of the financial statements in Japan, and to communicate with them all relationships and
other matters that may reasonably be thought to bear on our independence, and where
applicable, related safeguards.

From the matters communicated with the Corporate Auditor and the Board of Corporate
Auditors, we determine those matters that were of most significance in the audit of the
consolidated financial statements of the current period and are therefore the key audit matters. We
describe these matters in our auditor’s report unless law or regulation precludes public disclosure
about the matter or when, in extremely rare circumstances, we determine that a matter should not
be communicated in our report because the adverse consequences of doing so would reasonably
be expected to outweigh the public interest benefits of such communication.

Interest Required to Be Disclosed by the Certified Public Accountants Act of Japan
Our firm and its designated engagement partners do not have any interest in the Group which is
required to be disclosed pursuant to the provisions of the Certified Public Accountants Act of Japan.

Convenience Translation

The U.S. dollar amounts in the accompanying consolidated financial statements with respect to
the year ended March 31, 2021 are presented solely for convenience. Our audit also included the
translation of Japanese yen amounts into U.S. dollar amounts and, in our opinion, such translation
has been made on the basis described in Note 2 to the consolidated financial statements.

Ernst & Young ShinNihon LLC
Tokyo, Japan

June 18, 2021

T P 0

Kazunori Takenouchi
Designated Engagement Partner
Certified Public Accountant

31 B Bk

Mikiya Arai
Designated Engagement Partner
Certified Public Accountant
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Consolidated Balance Sheet

Tokyu Fudosan Holdings Corporation

Yen (millions)

U.S. dollars (thousands)

(Note 2)

Account title

As of March 31,

As of March 31,

As of March 31,

2020 2021 2021
Assets
Current assets
Cash and deposits (Note 9) 97,644 ¥ 190,028 $ 1,727,527
Notes and accounts receivable - trade 35,940 41,842 380,382
Securities (Notes 5,22) 24,417 20,899 189,991
Merchandise 13,501 12,116 110,145
Real estate for sale (Notes 9,12) 287,345 343,715 3,124,682
Real estate for sale in process (Note 12) 366,591 32,329 3,021,173
Costs on construction contracts in progress 4,031 ,6044 41,855
Supplies 802 749 6,809
Other 58,893 58,801 534,555
Allowance for doubtful accounts (121) (105) (955)
Total current assets 889,046 1,004,980 9,136,182
Non-current assets
Property, plant and equipment
Buildings and structures 468,156 562,827 5,116,609
Accumulated depreciation (195,206) (208,082) (1,899)
Buildings and structures, net (Note 9) 272,950 , B53 3,224,955
Land (Notes 8,9) 728,712 703,295 6,393,591
Construction in progress 112,966 78,156 710,509
Other 84,885 96,873 880,664
Accumulated depreciation (48,126) (52,521) (477)464
Other, net 36,759 44,351 403,191
Total property, plant and equipment 1,151,389 1,180,549 10,732,264
(Notes12,26)
Intangible assets
Leasehold interests in land (Note 9,12) 22,646 23,1 210,482
Goodwill 71,71( 66,373 603,391
Other 18,679 20,164 183,309
Total intangible assets (Note 12) 113,036 109,691 997,191
Investments and other assets
Investment securities (Notes 9,22) 195,125 216,712 1,970,109
Long-term loans receivable (Note 9) 1,307 1,267 ,518
Leasehold and guarantee deposits 89,553 91,310 ,08B0
Deferred tax assets (Note 25) 21,799 18,280 186,18
Retirement benefit asset (Note 24) 199 266 2,418
Other 26,030 29,501 268,191
Allowance for doubtful accounts (332) (335) (3,045)
Total investments and other assets 333,684 357,004 3,245,491
Total non-current assets 1,598,109 1,647,245 14,974,955
Deferred asse
Share issuance ¢ 213 71 645
Total deferred asse¢ 213 71 645
Total assets 2,487,369 ¥ 2,652,296 24,111,782

-37-



Tokyu Fudosan Holdings Corporation

Yen (millions)

U.S. dollars (thousands)

(Note2)
Account title As of March 31, As of March 31, As of March 31,
2020 2021 2021
Liabilities
Current liabilities
Notes and accounts payable - trade ¥ 51,783 ¥ 56,71 % 515,582
Short-term borrowings (Notes 9,10) 143,558 123,956 1,126,873
Commercial papers 90,000 — —
Current portion of bonds payable (Note 10) 20,000 0,0@0 181,818
Accounts payable — other 35,376 42,482 386,200
Income taxes payable 12,388 19,779 179,809
Advances received 39,772 42,453 385,936
Deposits received from consignment sales 19,262 099,2 83,718
Deposits received 33,924 35,899 326,355
Deposits received for special joint ventures — 15,000 136,364
Provision for bonuses 11,183 10,530 95,727
Provision for ponuses for directors 259 259 2355
(and other officer:
Provision for warranties for completed construction 1,190 1,040 9,455
Other provisions 2,496 1,824 16,582
Other 19,419 19,874 180,673
Total current liabilities 480,616 399,025 3,627,500
Non-current liabilities
Bonds payable (Notes 10) 200,000 270,000 2,454,545
Long-term borrowings (Notes 9,10) 907,483 1,064,814 9,680,127
Deferred tax liabilities (Note 25) 28,982 29,595 69045
Deferred tax liabilities for land revaluation (N@&g 4,980 4,980 45,273
Ir_é)cneg;g\-ltee(rm leasehold and guarantee deposits 198,776 204,386 1,858,055
Deposits received for special joint ventures 8,500 — —
Retirement benefit liability (Note 24) 30,023 2973 270,291
Provision for loss on guarantees 14 9 82
Provision for retlrement benefits for directors 80 104 945
(and other officer:
Other (Note 9) 33,665 40,923 372,027
Total non-current liabilities 1,412,507 1,644,547 14,950,427
Total liabilities 1,893,123 2,043,573 18,577,936
Net assets
Shareholders’ equity (Note 28)
Share capital 77,562 77,562 705,109
Capital surplus 166,678 166,679 1,515,264
Retained earnings 325,509 333,829 3,034,809
Treasury shares (260) (174) (1,582)
Total shareholders’ equity 569,489 577,896 5,253,600
Accumulated other comprehensive income
Valuation difference on available-for-sale secasiti 8,696 18,316 166,509
Deferred gains or losses on hedges (Note 23) (206) (422) (3,836)
Revaluation reserve for land (Note 8) 8,067 9,903 90,027
Foreign currency translation adjustment (1,047) 088) (73,491)
Remeasurements of defined benefit plans (Note 24) (1,709) (936) (8,509)
Total accumulated other comprehensive income 13,800 18,776 170,691
Non-controlling interests 10,956 12,050 109,545
Total net assets 594,246 608,723 5,533,845
Total liabilities and net assets ¥ 2,487,369 ¥ 2,652,296 $ 24,111,782

See accompanying notes to the consolidated finbsteitements.
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Consolidated Statement of Income

Tokyu Fudosan Holdings Corporation

Yen (millions) U.S. dollars (thousands)

(Note?2)
2020 2021 2021
Account title (From April 1, 2019 (From April 1, 2020 (From April 1, 2020
to March 31, 2020) to March 31, 2021) to March 31, 2021)
Operating revenue ¥ 963,198 ¥ 907,735 $ 8,252,136
Operating cost (Note 13) 761,492 742,940 6,754,000
Operating gross profit 201,705 164,795 1,498,136
Selling, general and administrative expenses 122,393 108,277 984.336
(Note 14)
Operating profit 79,312 56,517 513,791
Non-operating income
Interest income 190 226 2,055
Dividend income 491 774 7,036
Foreign exchange gains — 349 3,173
Share of profit of entities accounted for usin
equity meﬁho ’ 57 87 791
Subsidy income 93 1,130 10,273
Insurance claim income 90 477 4,336
Other 516 735 6,682
Total non-operating income 1,439 3,780 34,364
Non-operating expens
Interest expens 10,27: 11,896 108,145
Foreign exchange losses 822 - -
Other 2,156 1,845 16,773
Total non-operating expenses 13,251 13,742 124,927
Ordinary profit 67,499 46,555 423,227
Extraordinary income
Gain on sale of investment securities — 4,586 41,691
Subsidies for employment adjustment (Note 15) — 2,610 23,727
Other 78 82 745
Total extraordinary income 78 7,278 66,164
Extraordinary losses
Impairment loss (Note 16) 3,537 2,531 23,009
Loss on liquidation of subsidiaries and assoc - 2,477 22,518
Loss on COVII-19 impac (Note 17) - 6,604 60,036
Other 1,039 380 3,455
Total extraordinary losses 4,576 11,993 109,027
Profit before income taxes 63,001 41,840 380,364
Income taxes — current 26,880 19,167 174,245
Income taxes — deferred (Note 25) (2,466) 1,039 449,
Total income taxes (Note 25) 24,413 20,206 183,691
Profit 38,587 21,634 196,673
Loss attributable to non-controlling interests (24) (34) (309)
Profit attributable to owners of par ¥ 38,61 ¥ 21,66¢ $ 196,98:

See accompanying notes to the consolidated finksteitements.
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Consolidated Statement of Comprehensive Income

Tokyu Fudosan Holdings Corporation

U.S. dollars
Yen (millions) (thousands)
(Note 2)
2020 2021 2021
Account title (From April 1, 2019  (From April 1, 2020 (From April 1, 2020
to March 31, 2020)  to March 31, 2021) to March 31, 2021)
Profit ¥ 38,587 ¥ 21,634 $ 196,673
Other comprehensive income
Valuation difference on available-for-sale secasiti (6,486) 9,619 87,445
Deferred gains or losses on hedges 859 (224) (2,036
Foreign currency translation adjustment 1,344 @73 (15,764)
Remeasurements of defined benefit plans, net of tax 45 773 7,027
Share of other cqmprehgnswe income of entities (1,084) (5.347) (48,609)
accounted for using equity mett
Total other comprehensive income (Note 18) (5,322) 3,086 28,055
Comprehensive income 33,265 24,721 224,736
Comprehensive income attributable to
r():i(;rrgrﬁ)rehenslve income attributable to owners of 33287 24.809 225 536
_Comprehenswe income attributable to non-contrgllin y 22) y 87) $ (791)
interests

See accompanying notes to the consolidated finbsteitements.
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Consolidated Statement of Changes in Equity

2020 (from April 1, 2019 to March 31, 2020)
Tokyu Fudosan Holdings Corporation

(Audit has not been completed.)

(Millions of yen’

Shareholders’ equity

Share capital

Capital surplus

Retained earnin

astmy shares

Total shareholders’
equity

Balance at beginning of
perioc

¥77,562

¥166,675

¥298,411

¥(367)

¥542,281

Changes during period

Dividends of surplus

(11,512)

(11,512)

Profit attributable to
owners of parel

38,611

38,611

Purchase of treasury
shares

©

©

Disposal of treasury
share

©

107

107

Reversal of revaluation
reserve for lan

Change in ownership
interest of parent due to
transactions with non-
controlling interest

Net changes in items
other than shareholders’
equity

Total changes during period

27,098

106

27,208

Balance at end of period

¥77,562

¥166,678

¥325,509

¥(260)

¥569,489

Accumulated other comprehensive income

Valuation
difference
on
available-
for-sale
securitie

Deferred

gains or

losses on
hedges

Revalua-
tion

reserve for
land

Foreign
currency
translation
adjustment

Remeasure-
ments of
defined

benefit plans

Total
accumu-
lated other
compre-
hensive
income

controlling
interests

Non- Total net

assets

Balance at beginning of
perioc

¥15,183 ¥(1,066)

¥8,067

¥(1,304

¥(1,754

¥19,124

7,29 ¥568,698

Changes during period

Dividends of surplus

(11,512)

Profit attributable to
owners of parel

38,611

Purchase of treasury
shares

©

Disposal of treasury
share

107

Reversal of revaluation
reserve for lan

Change in ownership
interest of parent due to
transactions with non-
controlling interest

Net changes in items
other than shareholders’

equity

(6,486) 860

257

45

(5,323)

3,663 (1,660)

Total changes during period

(6,486 860

257

45

323

3,663 25,548

Balance at end of period

¥8,696

¥(206) ¥8,06

7,0

¥(1,709)

¥13,800

¥10,956 ¥594,244
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2021 (from April 1, 2020 to March 31, 2021)
Tokyu Fudosan Holdings Corporation

(Millions of yen!

Shareholders’ equity

Share capital

Capital surplus

Retained earnings

aslmy shares

Total shareholders’
equity

Balance at beginning of
perioc

¥77,562

¥166,678

¥325,509

¥(260)

¥569,489

Changes during period

Dividends of surplus

(11,512)

(11,512)

Profit attributable to
owners of parel

21,668

21,668

Purchase of treasury
shares

@

@

Disposal of treasury
share

©)

87

87

Reversal of revaluation
reserve for lan

(1,836)

(1,836)

Change in ownership
interest of parent due to
transactions with non-
controlling interest

Net changes in items
other than shareholders’

equity

Total changes during period

8,320

86

8,407

Balance at end of period

¥77,562

¥166,679

¥333,829

¥(174)

¥577,896

Accumulated other comprehensive income

Valuation
difference
on
available-
for-sale
securitie

Deferred

gains or

losses on
hedges

Revalua-
tion
reserve for
land

adjustment

Remeasure-
ments of
defined

benefit plans

Foreign
currency
translation

Total
accumu-
lated other
compre-
hensive
income

controlling

Non- Total net

. assets
interests

Balance at beginning of
perioc

¥8,696 ¥(206)

¥8,067

¥(1,047) ¥(1,709

¥13,800

¥594,246

Changes during period

Dividends of surplus

(11,512)

Profit attributable to
owners of parel

21,668

Purchase of treasury
shares

@

Disposal of treasury
share

87

Reversal of revaluation
reserve for lan

(1,836)

Change in ownership
interest of parent due to
transactions with non-
controlling interest

Net changes in items
other than shareholders’
equity

9,620 (216)

1,836

(7,036) 773

4,976

1,094 6,07p

Total changes during period

9,620 (214

) 1,836

©)03 773

4,976

1,094 14,477

Balance at end of period

¥18,316 ¥(427

) ¥9,90B

0g®, ¥(936)

¥18,776

¥12,050 ¥608,723
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2021 (from April 1, 2020 to March 31, 2021)
Tokyu Fudosan Holdings Corporation

U.S. dollars (thousands)

(Note2)
Shareholders’ equity
Account title Total shareholders’
Share capital Capital surplus Retained earnings Treasury shares equity
gg:ﬁ;lce atbeginning of $705,109 $1,515,255 $2,959,173 $(2,364) $5,177,173
Changes during period
Dividends of surplus (104,655) (104,655)
Profit attributable to
owners of pare 196,982 196,982
Purchase of treasury
share © ®
Disposal of treasury
share 0) 791 791
Reversal of revaluation
reserve for lan (16,691) (16,691)
Change in ownership
interest of parent due to
h - 9 9
transactions with non-
controlling interest
Net changes in items
other than shareholders’ —
equity
Total changes during period - 9 75,636 782 76,427
Balance at end of period $705,109 $1,515,264 $3,034,809 $(1,582) $5,253,600
Accumulated other comprehensive income
Valuation Total Non-
Account title difference Deferred Reyalua— Foreign Remeasure-| accumu- controlling Total net
on gains or tion currency ments of lated other interests assets
available- losseson | reserve for | translation defined compre-
for-sale hedges land adjustment | benefit plans| hensive
securitie income
g::iﬂce atbeginning of $79,055 $(1,873) $73,336 $(9,518 $(15,536 $125,49 $99,600 | $5,402,236
Changes during period
Dividends of surplus (104,655)
Profit attributable to
owners of parel 196,982
Purchase of treasury ©)
share
Disposal of treasury 791
share
Reversal of revaluation
reserve for lan (16,691)
Change in ownership
interest of parent due to 9
transactions with non-
controlling interest
Net changes in items
other than shareholders’ 87,455 (1,964) 16,691 (63,964) 7,027 45,23 9,94% 5,18
equity
Total changes during period 87,455 (1,964) 16,691 (63,964), 7,027 45,23 9,94% 31,6809
Balance at end of period $166,509 $(3,836) $90,027 $(73,491 $(8,509 $90,6 | $109,545 $5,533,845
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Consolidated Statement of Cash Flows

Tokyu Fudosan Holdings Corporation

Yen (millions) U.S. dollars (thousands)

(Note2)
2020 2021 2021
Account title (From April 1, 2019 (From April 1, 2020 (From April 1, 2020
to March 31, 2020) to March 31, 2021) to March 31, 2021)
Cash flows from operating activities
Profit before income taxes ¥ 63,001 ¥ 41,840 $ 380,364
Depreciation 32,345 39,803 361,845
Amortization of goodwill 5,421 5,336 48,509
gg;r; (;:(al?;g (profit) of entities accounted fangs (57) @87) (791)
Increase (decrease) in retirement benefit liability 211 (286) (2,600)
Increase (decrease) in other provision (55) (650) (5,909)
Impairment loss 3,537 2,531 23,009
Loss on valuation of inventories 1,566 2,942 26,745
Loss on retirement of non-current assets 1,956 41,18 10,764
Interest and dividend income (681) (1,000) (9,091)
Interest expenses 10,273 11,896 108,145
Decrease (increase) in trade receivables (2,312) 6284 (42,073)
Decrease (increase) in inventories (64,161) (2,811) (25,555)
Increase (decrease) in trade payables 6,011 4,989 5,355
::r(])cr::i?;ern(gr?tchse) in deposits received for (14,938) (10,052) (91,382)
;giilrf\?:stﬁcri:crease) in deposits received for dpecia (5,500) 6,500 59,001
Other, net (6,767) 22,807 207,336
Subtotal 29,851 120,313 1,093,755
Interest and dividend income received 2,382 3,967 6,064
Interest paid (10,184) (11,588) (105,345)
Income taxes paid (28,710) (12,280) (111,636)
Net cash provided by (used in) operating activities ¥ (6,660) ¥ 100,411 $ 912,827
Cash flows from investing activities
Loan advances (1,087) (126) (1,145)
Proceeds from collection of loans receivable 29 117 1,064
Z’:éﬁt:i?ze of short-term and long-term investment (31,989) (40,429) (367,536)
Payments of leasehold and guarantee deposits 6,027 (6,054) (55,036)
g;%%esids from refund of leasehold and guarantee 5285 4277 38,882
Purchase of non-current assets (136,247) (100,268) (911,527)
Proceeds from sales of non-current assets 19,214 1 14 1,282
Purchase of shares of subsidiaries resulting in (307) ) _
change in scope of consolidat
Other, net (506) (649) (5,900)
Net cash provided by (used in) investing activities ¥ (147,223) ¥ (116,031) $ (1,054,827)
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Tokyu Fudosan Holdings Corporation

Yen (millions) U.S. dollars (thousands)

(Note 2
2020 2021 2021
Account title (From April 1, 2019 (From April 1, 2020 (From April 1, 2020
to March 31, 2020) to March 31, 2021) to March 31, 2021)
Cash flows from financing activities

Net increase (decrease) in short-term borrowings ¥ (30,296) ¥ (5,400) $ (49,091)
Net increase (decrease) in commercial papers 90,000 (90,000) (818,182)
Proceeds from long-term borrowings 107,818 249,617 2,269,245
Repayments of long-term borrowings (110,772) (102)1 (1,037,291)

gég%itietgs from long-term lease and guarantee 18,740 25760 234,182
gggggi;relents of long-term lease and guarantee (14,630) (15,059) (136,900)

Proceeds from issuance of bonds 40,000 90,000 818,182
Redemption of bonds (25,825) (20,000) (181,818)
Dividends paid (11,512) (11,512) (104,655)

sPhrgcrzgrelgl_::jgom share issuance to non-controlling 3.843 3.159 28.718
Dividends paid to non-controlling interests (200) 1,184) (10,309)
Repayments of finance lease obligations (2,057) 278, (20,709)
eyt o et St st @ 50 2249
Purchase of treasury shares 0) 0) (@)
Other, net — (445) (4,045)
Net cash provided by (used in) financing activities ¥ 65,077 ¥ 108,344 $ 984,945
E;fﬁicvtacl);ixchange rate change on cash and cash 1,042 (252) (2,291)
Net increase (decrease) in cash and cash equivalent ¥ (87,763) ¥ 92,472 $ 840,655
Cash and cash equivalents at beginning of period 4,808 97,037 882,155
Cash and cash equivalents at end of period (N9te 19 ¥ 97,037 ¥ 189,509 $ 1,722,809

See accompanying notes to the consolidated finksteitements.
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TOKYU FUDOSAN HOLDINGS CORPORATION
AND CONSOLIDATED SUBSIDIARIES
Notes to the Consolidated Financial Statements

1. Summary of Significant Accounting Policies

(a) Basis of Presenting Consolidated Financiak®iants

The accompanying consolidated financial statemainise Company and its consolidated subsidiariepegpared on
the basis of accounting principles generally a@xpt Japan, which are different in certain respastto the
application and disclosure requirements of Intéomai Financial Reporting Standards, and are cadgdilom the
consolidated financial statements prepared by thragany as required by the Financial Instrumentseamhange Law
of Japan.

The notes to the consolidated financial statemiectade information which is not required under@aating
principles generally accepted in Japan but is pteseherein as additional information.

As permitted by the Financial Instruments and ErgealLaw of Japan, amounts of less than one mi§l@nhave
been rounded down. As a result, the totals shoviihheéraccompanying consolidated financial statematih in yen
and U.S. dollars) do not necessarily agree withstivas of the individual amounts.

(b) Consolidation Policy

The accompanying consolidated financial statemientade the accounts of the Company and signifisabsidiaries
controlled directly or indirectly by the Companyg@ificant affiliates over which the Company exsgs significant
influence in terms of their operating and finangalicies have been included in the consolidatedrfcial statements
by applying the equity method. All significant iiempany balances and transactions have been atigdim
consolidation.

Investments in subsidiaries and affiliates whidh mot consolidated nor accounted for by the equéthod are
carried at cost or less. Where there has beemagpent decline in the value of such investmenesbmpany has
written down the investments.

There were 172 consolidated subsidiaries as of Matg 2021. The following companies have becomeaiated
subsidiaries: TLUS Charlotte Holdings LLC and 2estbompanies became consolidated subsidiariebggsmere
newly established. Silent Partnership Q's Logi #ddther companies (due to new investments) becamsolidated
subsidiaries.

On the other hand, Tokyu Homes Corporation was veghérom the scope of consolidation as a resulisaherger
through absorption into TOKYU LAND CORPORATION tkarviving entity. Tokyu Stay Co., Ltd. and Tokywa$t
Service Co., Ltd. were removed from the scope abobidation as a result of its merger through gtsmm into Tokyu
Resort Service Co., Ltd. the surviving entity. they companies were also removed from the scoperafolidation, as
a result of the completion of liquidation and satioTokyu Resort Service Co., Ltd. has changettade name to
Tokyu Resorts & Stay Co., Ltd.
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(c) Securities

The Company classifies its securities into the following three categories; trading, held-to-maturity, or available-for-
sale securities. Based on this classificationpfahe Company’s securities were classified aseeitield-to-maturity or
available-for-sale securities.

Held-to-maturity securities are carried at amotizest.

Available-for-sale securities with determinable k&dvalues are carried principally at market valtlee difference
between the acquisition cost and the carrying vafibese securities, consisting of unrealized gjaimd losses, is
recognized net of the applicable income taxes mld&tion difference on available-for-sale secusftia “Net assets.”
Available-for-sale securities without determinafvlarket values are carried principally at cost. ¢bst of available-for-
sale securities sold is principally determinedHtoy tnoving average-method.

For investments in silent partnerships and prefleeguity securities of special purpose companiesptvnership
interest equivalent profits and losses attributéabldne Group are recorded as operating revenopenating cost, and
the corresponding amounts are added or deductbeé &ecurities or investment securities account.

(d) Inventories
Inventories are stated at the lower of cost or miafReal estate for sale, real estate for saledogss and costs on
uncompleted construction contracts are determipetidogross average method or individual methodchandise by
the retail method and supplies by the moving averagthod.

(e) Property, Plant and Equipment (except for ldassets)

Property, plant and equipment are stated at cagipxor land revalued pursuant to the Law Conogrhiand
Revaluation. Property, plant and equipment arecjally depreciated by the declining-balance mettrer their
estimated useful lives.

Depreciation for buildings acquired after April1998 and structures acquired after April 1, 20cmputed by the
straight-line method.

Most of estimated useful lives are as follows:
Buildings and structur 3 to69year:

Repairs and maintenance that do not improve ondxtee life of the respective assets are chargedpense as
incurred.

(f) Intangible Assets (except for leased assets)
Intangible assets are amortized by the straigkt#iethod. Software (for internal use) are amortirest their
estimated useful lives of 5 years.

(9) Leases
Finance leases are principally recognized as adsersed property is depreciated over the lease ligrthe straight-
line method with no residual value.
Finance leases, which commenced on or before M&kcB008, other than those in which the ownershipeleased
assets is to be transferred to the lessees ahthefe¢he lease term, are accounted for usingdheegnethod as that of
operating leases.

(h) Deferred assets
Share issuance cost is amortized by the straightriethod over three years.
Bond issuance costs are charged to income as atturr
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(i) Allowance for Doubtful Accounts
The Company and its consolidated subsidiaries geofor an allowance for doubtful accounts to cdherestimated
probable losses on collection. The allowance ctssisa general reserve calculated based on tharibie write-off
rate, and a specific reserve calculated basedenedfimate of uncollectible amounts with respeeach identified
doubtful account.

(j) Provision for Bonuses
The estimated amount of bonus payments relevahgtéiscal year is provided to cover the paymertiafuses to
employees.

(k) Provision for Warranties for Completed Constiat
A warranty reserve for completed construction cacts is provided at an estimated amount, baseleohistorical
level of warranty costs incurred on completed cwmsion contracts.

() Retirement benefit liability

Liability for retirement and severance benefitsdarployees is recorded based on the retiremenfibehkgation
and the fair value of the pension plan assets #wedfalance sheet date.

Actuarial gain and loss are amortized from the yellwwing the year in which the gain or loss isumred by the
straight-line method over the period of principdbgm 3 to 10 years, which is shorter than the ageremaining years
of service of the employees. Prior service coatigrtized by the straight-line method over theqekof principally
from 5 to 12 years, which is shorter than the ayer@maining years of service of the employees.

(m) Recognition of Revenue
Methods for recording construction contract reveang construction contract cost
Construction for which the outcome of the consinrctctivity performed by the end of the curremisalidated
fiscal year is deemed certain: Percentage-of-caioplenethod (Estimation of the percentage of comnpteis
made by the cost proportion method)
Other construction: Completed-contract method

Method for recording advertising expense

Advertising expense in the condominium busineskateclearly linked to certain property is capzad before
delivery to match its corresponding revenue, angéesged in lump sum at the time of delivery.

The Accounting Standard for Disclosure of Accougiiolicy and Correction of Accounting Changes anois
(ASBJ Statement No. 24, March 31, 2020) has beeptad from the current fiscal year, and the disglesbove has

been made.

(n) Foreign Currency Translation

All receivables and payables denominated in foreigmencies at the balance sheet date are trathslathe exchange
rates in effect as of the balance sheet date tentianslation gain or loss is included in othem-nperating income or
expenses.

The assets and liability accounts and the revendeegpense accounts of the consolidated foreigsidialbies are
translated into yen at the year-end rates andvbeage rates in effect during the period, respeltiDifferences
resulting from the translation are presented aseigo currency translation adjustment” and “Non4colfing interests”
in the “Net assets” section.
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(o) Derivative Financial Instruments
The Company and certain consolidated subsidiatikzeuderivative financial instruments for the pose of hedging
their exposure to adverse fluctuations and chaimg@serest rates (interest rate swaps), but deentdr into such
transactions for speculative or trading purposes.

Derivative financial instruments are carried at falue with any changes recognized in income pease, except for
those which meet the criteria for deferral hedgmanting under which the gain or loss is defernedi presented in
“Deferred gains or losses on hedging”.

When the Company enters into interest rate swageaggnts to hedge the interest rate risks and tleemgnts meet
certain criteria, the interest rate swap agreenemetgligible for a special treatment. Under thecggd treatment, the
hedged debt is accounted for as if it had the éstesf the debt and the interest rate swap compim@dhe original
interest rate of the debt by itself.

(p) Amortization of Goodwiill

Goodwill is amortized by the straight-line methoabthe estimated period (from one year to tweeiyry) of its
effect.

(q) Cash and Cash Equivalents
For purposes of the consolidated statement of ftasis, cash equivalents are defined as low-risgghlyi liquid, short-
term investments (maturing within three months fibi acquisition date) which are readily conveetital cash.

() Income Taxes
Deferred tax assets and liabilities are determbestd on differences between the carrying amouctshe tax bases
of the assets and liabilities, using the enactedates in effect for the year in which those terapp differences are
expected to be reversed. Deferred tax assetssreeognized for the estimated future tax effatitibutable to tax
operating loss carry forwards. Valuation allowanaesprovided in order to reduce the deferred t3eis in case some
or all are not realized.

(s) Reclassification

Certain reclassifications have been made to thaqrs year’s consolidated financial statementsotaf@rm to the

presentation used for the year ended March 31,.2021
(Consolidated statement of income)

The Company has decided to separately state Insi@daim income, which was included in Other unutar-
operating income in the previous fiscal year, beeauch income has exceeded 10/100 of the totalr@mbénon-
operating income. Consolidated financial statemfmtthe previous fiscal year have been restatedftect this change
in presentation.

As a result, 606 million yen, which was presente@ther of non-operating income in the consolidatadement of
income for the previous fiscal year, has been ssifiad into 90 million yen as Insurance claim imsand 516 million
yen as Other.

Gain on sale of non-current assets under extraanglincome and Loss on disaster under extraordilogses, which
were separately stated in the previous fiscal yeare been included in Other in the current figealr because their
significance in value has diminished. Consoliddieancial statements for the previous fiscal yemrehbeen restated to
reflect this change in presentation.

As a result, the 78 million yen gain on sale ofoomrent assets under extraordinary income anch@i®n yen loss
on disaster under extraordinary losses, which wersented in the consolidated statement of incamhé previous

- 49 -



fiscal year, have been reclassified into Othepeegvely.

(Application of Accounting Standard for DisclosureAccounting Estimates)

The Accounting Standard for Disclosure of Accougititstimates (ASBJ Statement No. 31, March 31, 2838)been
adopted from the current fiscal year, and noteardigg significant accounting estimates are disdads the
consolidated financial statements.

However, information for the previous fiscal yeag aot disclosed in the notes in accordance wihrdnsitional
treatment stipulated in the proviso of Paragrapbfitthe Accounting Standard for Disclosure of Accting Estimates.

2. Basis of Financial Statements Translation

The accompanying consolidated financial statememsented herein are expressed in Japanese yesplafydfor the
convenience of readers, have been translated inted)States dollars at the rate of ¥110=U.S. $tH@0approximate
exchange rate prevailing on the Tokyo Foreign ErgkeaViarket on March 31, 2021. This translation &thoot be
construed as a representation that all the amatoisn could be converted into U.S. dollars at thas.

3. Significant accounting estimates

The Group’s consolidated financial statements aepgred in accordance with Generally Accepted Aoting
Principles in Japan (Japanese GAAP). When prepé#tagonsolidated financial statements, the Gragpth make
estimates and projections that could have an impaceported figures of assets and liabilitiestendlosing date, the
disclosure of contingent liabilities and reporteguifes of revenues and expenses during the reggetiriod. Therefore,
there are uncertainties in the estimates and piojes; and actual results in the future may diffem these estimates and
projections.

With regard to the impact of COVID-19, significaestrictions were imposed on the business activifeall segments
of the Group in the first quarter, due to the terappclosing and shortening of operating hoursavhmercial facilities
in the Urban Development business, facilities ofgeran the Wellness business and business fasilitieach segment
associated with the declaration of a state of earerg by the government. After the lifting of thatstof emergency,
operations gradually resumed, and the busineserpgahce has been on a recovery trend from the depoarter.
However, certain measures such as shortening otipg hours has been taken in some regions ifotiréh quarter due
to the redeclaration of a state of emergencygintlof these circumstances, we have made accoussiihgates based on
the assumption that the business performance d@&tbep will gradually recover from the followings@ial year.

In particular, the Group considers that the follogvaccounting estimates and assumptions will hasigraficant
impact on the Company's consolidated financiakstents.

1. Valuation of inventories and investments inrdilgartnerships (current)
(1) Amounts recorded on the consolidated finarstimlements for the current fiscal year

U.S. dollars
Yen (millions) (thousands)
2021 2021 2021
Merchandise ¥ 12,116 $ 110,145
Real estate for sale 343,715 3,124,682
Real estate for sale in process 332,329 3,021,173
Costs on construction contracts in progress 4,604 41,855
Investments in silent partnerships 7,448 67,709
Loss on valuation of inventories 2,942 26,745

Note: Investments in silent partnerships are inetlich "Securities" on the consolidated balancetshee
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In addition, loss on valuation of inventories islirded in "Operating cost" in the consolidatedestant of income.
(2) Information on the content of significant acoting estimates pertaining to identified items
(i) Calculation method
The decline in profitability is written down frorhé book value. If the net realizable value fallkbe
the acquisition cost, the net realizable valuesiduas the value on the consolidated balance stnekthe
difference is recognized as valuation loss. Thaat#n loss is directly reduced from inventoriesehet
realizable value is calculated by deducting thevegied costs of construction to complete and esticha
direct selling expenses from the selling price.
(ii) Key assumptions
Significant assumption in the valuation of inveigeris the market value in the selling market.
(i) Impact on the consolidated financial statetsefor the following fiscal year
Actual sales price could differ from the estimadas to trends in the selling market, etc.

2. Impairment of property, plant and equipment Emangible assets
(1) Amounts recorded on the consolidated finarst@tiements for the current fiscal year

U.S. dollars
Yen (millions) (thousands)
2021 2021 2021
Property, plant and equipment ¥ 1,180,549 ¢ 10,732,264
Intangible assets 109,691 997,191
Impairment loss 2,531 23,009

(2) Information on the content of significant acoting estimates pertaining to identified items
(i) Calculation method
We determine whether there is any indicator of immpant in an asset or an asset group. If an indicat
is identified, we compare the total amount of uodisted future cash flows provided from the assét®
asset group and the book value. If the total amofinhdiscounted future cash flows is less tharbthak
value, the book value is reduced to the recovenaddlee, and the reduced amount is recognized as
impairment loss. The recoverable value is calcdlaiethe net selling price or value in use.
(i) Key assumptions
Significant assumptions in the determination ofgatbrs of impairment, the estimate of future cash
flows and the calculation of recoverable valuestiagemarket value used in the calculation of sglprice,
tenant rents and occupancy rates of offices andramgial facilities based on historical performartbe,
unit prices and occupancy rates of resort facdjtend discount rates. In addition, assumptiofsiginess
plans to determine whether there is an indicatémpiirment and estimate future cash flows in esthte
development business include the status of negmigtvith land owners and local governments,
development period, costs of construction, andrterents and occupancy rates, etc. after developmen
(i) Impact on the consolidated financial statetsefor the following fiscal year
Although careful considerations are given in theniification of indicators of impairment, and
recognition and measurement of impairment lossesnpairment loss could become necessary if
conditions and assumptions on which the estimatenliats are based have changed, due to changes in
business plans or market environment, weathersaistirs, etc., and if the estimated amounts have
declined.
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3. Valuation of investment securities
(1) Amounts recorded on the consolidated finarstimlements for the current fiscal year

U.S. dollars
Yen (millions) (thousands)
2021 2021 2021
Investment securities ¥ 216,712 g 1,970,109
Loss on valuation of investment securities 151 1,373
Loss on valuation of shares of subsidiaries 24 218

Note: Loss on valuation of investment securitied lss on valuation of shares of subsidiariesraekided in "Other" of
"Extraordinary losses" in the consolidated statmodme.

(2) Information on the content of significant acnbing estimate pertaining to the identified item
(i) Calculation method
The market value method and the cost method ackfassecurities with market value and securities
without market value, respectively. For securitigth market value, if the market value at the ehthe
period falls 50% or more compared with the acgoisitost, an impairment loss is recorded baseden t
prospect that recovery is unlikely unless theme#&sonable counter-evidence. If the market valile fa
around 30% to 50% compared with the acquisition, @simpairment loss is recorded for the amouat th
is deemed necessary by taking into account thevegability, etc. For securities without market \&lon
the other hand, if the substantial value falls 5¥%nore compared with the acquisition cost, an
impairment loss is recorded unless recoverabityupported by sufficient evidence.
(ii) Key assumptions
Significant assumptions in the valuation of se@esitvithout market value are the business perfocean
of the investee and the valuation of assets helthéynvestee. For assumptions regarding the bssine
performance of the investee that engage in theestate development business, please refer to the
statement in "2. Impairment of property, plant agdipment and intangible assets."
(i) Impact on the consolidated financial statetsefor the following fiscal year
If the business performance of the investee anddhgtion of assets held by the investee diffemfr
those at the time of estimation, loss on valuatibimvestment securities could be recorded.
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4. Accounting standards issued but not yet adopteeic.

» Accounting Standard for Revenue Recognition (ASBitement No. 29, March 31, 2020)
« Implementation Guidance on Accounting StandardRfievenue Recognition (ASBJ Guidance No. 30, Ma&h

2021)

(1) Overview

The International Accounting Standards Board (IAGBJl the US Financial Accounting Standards

Board (FASB) jointly developed comprehensive actiognstandards for revenue recognition and
published “Revenue from Contracts with Customerdfiay 2014 (IFRS 15 in IASB and Topic 606 in
FASB). Given that IFRS 15 and Topic 606 would adpiyn the business year starting on or after Jgnuar
1, 2018, and after December 15, 2017, respectitrayAccounting Standards Board of Japan (ASBJ)
developed comprehensive accounting standards\ente recognition, which were published together

with the implementation guidance.

The basic policy of ASBJ for the development ofaaoting standards for revenue recognition states

that establishment of accounting standards statttstiae incorporation of the basic principles oRI& 15

in view of comparability among financial statemea$sone of the benefits of encouraging consistency

with IFRS 15 and that if there are items that sti@ive consideration to practices conducted indapa
alternative treatment will be added to the externtimpairing the comparability.

(2) Scheduled date of application

The Company and its consolidated subsidiariesapitlly the accounting standard from the beginning of

the fiscal year ending March 31, 2022.

(3) Impact of applying the accounting standard, etc

With regard to the application of the Accountingr@tard for Revenue Recognition, etc., the Company

will apply the new accounting policy from the batarof retained earnings at the beginning of theafis
year ending March 31, 2022, whereby the cumulagfiexts of retroactive application of the new

accounting policy prior to the beginning of thecfifyear ending March 31, 2022 are added and subtra
to such balance, in accordance with the transitivaatment stipulated in the proviso of Paragrépiof
the Accounting Standard for Revenue Recognitiofine impact on retained earnings at the beginning of

the fiscal year ending March 31, 2022 is minor.

* Accounting Standard for Fair Value Measuremerg8BA Statement No. 30, July 4, 2019)
» Accounting Standard for Measurement of Invent(®SBJ Statement No. 9, July 4, 2019)
» Accounting Standard for Financial Instruments BdSStatement No. 10, July 4, 2019)

« Implementation Guidance on Accounting Standard-fir Value Measurement (ASBJ Guidance No. 3% 4ul

2019)
« Implementation Guidance on Disclosures about Walite of Financial Instruments (ASBJ Guidance Na.
March 31, 2020)
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(1) Overview

Given that the International Accounting Standardar (IASB) and the US Financial Accounting
Standards Board (FASB) have separately publish&thgae for fair value measurement consisting of
nearly the same details (IFRS 13 “Fair Value Measwant” in the International Financial Reporting
Standards (IFRS) and the Accounting Standards ©€atldn Topic 820 "Fair Value Measurements and
Disclosures" of the US Generally Accepted Accoumfimninciples), the Accounting Standards Board of
Japan (ASBJ) has published the Accounting Stanfdardair Value Measurement and other standards in
an effort to establish the consistency of Japasts®lards with international accounting standards
primarily for guidance and disclosure about failuesof financial instruments.

The basic policy of ASBJ for the development of Aeeounting Standard for Fair Value Measurement
states that, in principle, all provisions of IFR®dre adopted to improve the comparability of ficiah
statements among domestic and overseas compaimgaungorm calculation methods and that the
treatment of individual items is determined withimange not significantly impairing the comparaili
among financial statements, taking into accouniriess practices that have been conducted in Japan.

(2) Scheduled date of application

The Company and its consolidated subsidiariesapitily the accounting standard from the beginning of
the fiscal year ending March 31, 2022.

(3) Impact of applying the accounting standard, etc

The impact of applying the Accounting StandardRair Value Measurement and other standards on
the consolidated financial statements is not yetrdgned.

5. Investments in Silent Partnerships and Operatioal Investment Securities

Investments in silent partnerships and TMKs holgingperties for sale, and operational investmeaiiriges included
in securities at March 31, 2020 and 2021 are sutizethas follows:

U.S. dollar.
Yen (millions’ (thousand:
202C 2021 2021
Investments in silent partnership ¥ 9,889 ¥ 7,448 $ 67,709
Securitie: 14,15¢ 13,18¢ 119,86-

6. Investments in Unconsolidated Subsidiaries andffiates

Investments in unconsolidated subsidiaries antiaaés at March 31, 2020 and 2021 consisted ofdh@wing:

U.S. dollar:
Yen (millions’ (thousand:
202C 2021 2021
Investment securities ¥ 101,106 ¥ 119,896 $ 1,089,964
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7. Contingent Liabilities

At March 31, 2020 and 2021 the Company and cores@itisubsidiaries have the following contingeritilites:

U.S. dollars
Yen (millions’ (thousand:
2620 2021 2021
Guarantee of loans on behalf

Individual customers for principally housiloans ¥ 11 ¥ 7 $ 64
Membership loan use 2 1 9
Employees for their purchase of residential houses 1 0 0
PT. TTL Residenct 152 137 1,24t
425 Park Owner LL 10,09¢ 10,27+ 93,40(
Mizuho Trust & Banking Co., Ltd. :

Therea-estate trust beneficiary comp: 5,50( - -
Yonago Biomass power plant Joint company 979 996 9,05¢
Rhapsody TMK 3,000 3,000 27,273
Renewable Japan Energy Operator SPC 1,00C 1,00C 9,091
Violet LLC - 3,50C 31,81¢

¥ 20,746 ¥ 18,917 $ 171,973

8. Revaluation of Land

Land owned by TOKYU LAND CORPORATION and 1ZU KANKOKAIHATSU, subsidiaries of the company,
were revalued pursuant to the Law Concerning LagwBRiation (Law No. 34, promulgated March 31, 1998)

Method of revaluation

Value of land is determined based on the price Wwhiaescribed in Article 2, Item 5 of the Ordinanmplementing
the Law Concerning Land Revaluation (Governmenti2mte No. 119, promulgated March 31, 1998). Valueertain
portions of the land is determined based on IteBy and 4 of the Government Ordinance.

Date of revaluation

TOKYU LAND CORPORATION March 31, 200
(Revaluation on merger of subsidiavies March 31, 2001
IZU KANKOU KAIHATSU January 31, 20(

The market value of the revalued land was highemn the book value after revaluation at March 32(2énd 2021
respectively. As such, the difference is not stated
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9. Pledged Assets and Secured Liabilities

Pledged assets and secured liabilities at MarcR@AQ and 2021 are summarized as follows:

(1) Pledged assets

U.S. dollars
Yen (millions) (thousands)
2020 2021 2021

Cash and deposits ¥ 229 ¥ 2,188 $ 19,891
Inventories (Real estate for sale) 26,283 61,153 555,936
Buildings and structures 97,481 188,010 1,709,182
Land 477,448 463,903 4,217,300
Leasehold interests in land 14,140 14,562 132,382
Investment securities 139 148 1,345
Long-term loans receivable 182 163 1,482

¥ 615,904 ¥ 730,129 $ 6,637,536

(2) Secured liabilities

U.S. dollars
Yen (millions) (thousands)
2020 2021 2021
Short-term borrowings ¥ 5,542 ¥ 16,368 $ 148,800
Long-term borrowings 323,341 420,459 3,822,355
Other non-current liabilities 2,261 2,261 20,555

¥ 331,144 ¥ 439,089 $ 3,991,718

In addition to the above, Investment securitie¥2d million and ¥10 million (U.S. $91 thousandMgrch 31, 2020
and 2021, respectively were pledged as collaterajdiarantee of the real estate agent business.

Tokyu Land Corporation, a subsidiary of the Comparansferred land to another company in which Toksnd
Corporation has made preferred equity investmedhtismated the transaction as a finance transaatioording to the
Practical Guidelines on Accounting by TransferarsDerecognition of Real Estate Securitized by rsezrSpecial
Purpose Companies (the Accounting System Comniittagment No. 15 of the Japanese Institute of figeltPublic
Accountants (JICPA) dated November 4, 2014).

Accordingly, the figures above include such assffesed as security and the secured obligatiorfelbsvs.

U.S. dollar.
Yen (millions) (thousands)
2020 2021 2021
Real estate for sale ¥ 2,261 ¥ 2,261 $ 20,555
Other non-current liabilities ¥ 2,261 ¥ 2,261 $ 20,555
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Of the long-term borrowings, the following are retform of non-recourse loans where security igtdichto certain
specified assets.

U.S. dollars
Yen (millions) (thousands)
2020 2021 2021
(SC}:J?:;:tegcr)?tiggrgﬂ\(l)vriggﬁn borrowings ¥ 5,542 ¥ 16,368 $ 148,800
Long-term borrowings 323,341 420,459 3,822,355
Specified assets subject to allowances for the payf such debt are as follows:
U.S. dollars
Yen (millions) (thousands)
2020 2021 2021
Cash and deposits ¥ 229 ¥ 2,188 $ 19,891
Real estate for sale 23,766 56,802 516,382
Land 477,448 463,903 4,217,300
Buildings and structures 97,481 188,010 1,709,182
Leasehold interests in land 14,140 14,562 132,382
Investment securities 0 -
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10. Short-term borrowings and Long-term Debt

Short-term borrowings at March 31, 2020 (¥50,01lfion) and 2021 (¥43,797 million ($398,155 thousgrabnsist of

loans principally from banks with weighted averagterest rates of 0.28% in 2021.

Long-term debt at March 31, 2020 and 2021 are suimethas follows:

U.S. dollar:
Yen (millions’ (thousand:
2020 2021 2021
0.639% unsecured corporate bond, maturing 2021 10,00( ¥ - $ -
0.856% unsecured corporate bond, maturing 2025 10,00( 10,00( 90,90¢
0.968% unsecured corporate bond, maturing 2026 10,000 10,000 90,909
0.371% unsecured corporate bond, maturing 2021 10,00( - -
0.190% unsecured corporate bond, maturing 2022 10,00( 10,00( 90,90¢
0.780% unsecured corporate bond, maturing 2032 10,00( 10,00( 90,90¢
0.800% unsecured corporate bond, maturing 2032 10,000 10,000 90,909
0.180% unsecured corporate bond, maturing 2022 10,00( 10,00( 90,90¢
0.455% unsecured corporate bond, maturing 2027 10,00( 10,00( 90,90¢
0.160% unsecured corporate bond, maturing 2023 10,00( 10,00( 90,90¢
0.790% unsecured corporate bond, maturing 2033 10,000 10,000 90,909
0.410% unsecured corporate bond, maturing 2028 10,00( 10,00( 90,90¢
0.170% unsecured corporate bond, maturing 2023 10,00( 10,00( 90,90¢
0.780% unsecured corporate bond, maturing 2033 10,00( 10,00( 90,90¢
0.390% unsecured corporate bond, maturing 2028 10,000 10,000 90,909
0.980% unsecured corporate bond, maturing 2038 10,00( 10,00( 90,90¢
0.180% unsecured corporate bond, maturing 2024 10,00( 10,00( 90,90¢
0.455% unsecured corporate bond, maturing 2029 10,00( 10,00( 90,90¢
0.370% unsecured corporate bond, maturing 2030 10,00( 10,00( 90,90¢
0.880% unsecured corporate bond, maturing 2040 10,000 10,000 90,909
0.190% unsecured corporate bond, maturing 2025 10,00( 10,00( 90,90¢
0.700% unsecured corporate bond, maturing 2040 10,00( 10,00( 90,90¢
0.440% unsecured corporate bond, maturing 2026 10,00( 90,90¢
0.600% unsecured corporate bond, maturing 2031 10,000 90,909
1.060% unsecured corporate bond, maturing 2056 40,00( 363,63t
1.240% unsecured corporate bond, maturing 2061 30,00( 272,72
Loans principally from Japanese banks and insurance
companies (including loans in foreign currencies),
maturing 2021 to 2040 with weighted average
interest rates of 62% in 2(21.
Secure 328,88« 436,82¢ 3,971,16.
Unsecure 672,14( 708,14! 6,437,68!
1,221,024 1,434,974 13,045,214
Less current portic (113,549 (100,160 (910,54)
1,107,48. ¥ 1,334,81. $ 12134,67:<

The aggregate annual maturity of long-term delardftarch 31, 2020 and 2021 are as follows:

2020

Yen U.S. dollar.
Year ending Marci31, (millions) (thousands
202z ¥ 89.79C $ 831,38t
202: 146,55- 1,356,98:
2024 135,65! 1,256,041
2025 137,913 1,276,973
2026 and thereaft 597,57. 5,533,08

¥ 1,107,48: $ 10,254,47
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2021

Yearending March 3:

2023
2024
2025
2026
2027 and thereatftt

11. Commitment Lines

Yen U.S. dollars
(millions) (thousand:
¥ 144,080 $ 1,309,818
139,43¢ 1,267,62
134,46 1,22205&
197,81 1,798,4E
719,05 6,536,/0C
¥ 1,334,81¢ $ 12,134,67

The Company and certain consolidated subsidiantsed into contracts for overdraft with 28 bankMarch 31,
2020 and 27 banks at March 31, 2021, and commitimerg with 10 banks at March 31, 2020 and March28P1
respectively. These contracts at March 31, 20202824 are summarized as follows:

U.S. dollar.
Yen (millions) (thousands)
202C 2021 2021
Limit of overdraf 249,71¢ ¥ 319,71¢ $ 2,906,53
Line of credi 104,00( 104,00( 945,45}
Borrowing outstandir 49,20° 43,79 398,15!
Available commitment line ¥ 304,51. ¥ 379,92. $ 3,453,83!
12. Change in Purpose of Possession

The following amount was transferred due to a ckandhe purpose of possession.

U.S. dollar.

Yen (millions’ (thousand:
2020 2021 2021

From property, r:wlant and equipment to y 23.491 y 34.140 $ 310,364
real estate for se
From property, plant and equipment to 3973 i i
real estate for sale in proc '
From intangible assets (leasehold interests
i 106 - -
in land) to real estate for s
From regl estate for sale to property, plant i 7232 65.745
and equipme!
From real estate for sale in process to 1175 i i

property, plant and equipm

13. Loss on Valuation of Inventories

The balance of inventories at the end of the figeak is the amount after a write-down correspagttindeclined
profitability. The following loss on valuation afiventories is included in “Operating cost”.

U.S.dollars
Yen (millions’ (thousand:
2020 2021 2021
Loss on valuation of inventories ¥ 1,566 ¥ 2,942 $ 26,745
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14. Selling, General and Administrative expenses

The main items of selling, general and administeatixpenses are as follows.

U.S. dollars
Yen (millions’ (thousand:
2020 2021 2021

Salaries, allowance and bont ¥ 24,23: ¥ 23,02« $ 209,30¢
Selling and advertising expen 12,22¢ 12,14¢ 110,44!
Rent expens: 17,49: 13,87¢ 126,14!
Provision for bonuses 2,735 2,218 20,164
Provision for ponuses for directors 150 121 1,100
(and other officer:

Retirement benefit expen: 1,361 1,36¢ 12,43¢
Provision for retirement benefits for 29 24 218

directors (and otheofficers!

15. Subsidies for employment adjustment

N

2

Not applicable

o

N

2021
In the first quarter, due to the impact of the COMI9 pandemic, the Company closed certain operddicitities and

business facilities following requests by natioaadl local governments to refrain from going out. fhis reason, the

Company recorded subsidies for employment adjudtasextraordinary income, which correspond togrersl

expenses during the closure period.

[

16. Impairment Loss on Fixed Assets

2020
For the year ended March 31, 2020, the Companygreézed impairment loss on fixed assets in the falhg asset
groups:
Impairment loss Impairment loss
Primary use Type Location P L U.S. dollars
Yen (millions)
(thousands
Project site Land Katsuyama-shi, Fukui ¥2,821 $26,120
Others (11 assets) Bundmgs and structures, oth Other area ¥715 $6,620
fixed assets

To determine impairment losses, assets are dividedjyroups that are minimal units that generagh dbows
independently of other assets and asset groupsequoantly, the Group wrote down the carrying anmohtl2 asset
groups to their recoverable values. These assapgrere those where sales or retirement were @taramd those
where losses were recorded from operating activitie consecutive years and those where decisioalsasting
operationalization of a project site were made. dm@unts written down were recorded as impairnms¥ bf ¥3,537
million ($32,750 thousand).

The recoverable value of the asset groups was mezhby their net selling price. The net sellingcprivas
determined by value based on real estate appstgsalards, value at which the asset group coutblade or market
price of land and other assets.
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2021

For the year ended March 31, 2021, the Companyrezed impairment loss on fixed assets in the falhgy asset
groups:

Impairment loss Impairment loss
Primary use Type Location L U.S. dollars
Yen (millions)
(thousands)
Retail store Buildings and structures, oth{ Toshima-ku,
(10 cases) fixed assets Tokyo, etc. ¥1,102 $10,018
Land, Buildings and Chiba City,
Leased assets structures, other fixed assets Chiba Prefecture ¥rrr $7.064
Others (6 assets) Bundlngs and structures, ot Other area ¥651 $5,918
fixed assets

To determine impairment losses, assets are dividedyroups that are minimal units that generash ¢dlows
independently of other assets and asset groupseguoantly, the Group wrote down the carrying an®ohtl7 asset
groups to their recoverable values. These assapgnwere those where sales or retirement were @thramd those
where losses were recorded from operating activitie consecutive years. The amounts written dowrewecorded
as impairment loss of ¥2,531 million ($23,009 treand).

The recoverable value of the asset groups was mexhby their net selling price. The net sellingcprivas
determined by value based on real estate appsiwalards, value at which the asset group cousiblae or market
price of land and other assets.

17. Loss on COVID-19

N

2

Not applicable

o

2021
In the first quarter, due to the impact of the COMI9 pandemic, the Company closed certain commideadities,
operating facilities and business facilities follag requests by national and local governmentsfiain from going out .
For this reason, the Company recorded certain foaestis during the closure period, such as rengedtion and

personnel expenses, as extraordinary losses.
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18. Other Comprehensive Income

The following table presents components of othenm@hensive income for the year ended March 310 202 2021.:
(1) Reclassification to income for the year of otbemprehensive income

U.S. dollar:
Yen (millions) (thousands
2020 2021 2021
Valuation difference on available-for-sale
securities
Amount arising during the year ¥ (9,375) ¥ 13,742 $ 124,927
Reclassification to income for the y 25 60 545
Total valuation difference on available-
for-sale securitie ¥ (9,350 ¥ 13,802 $ 125,473
Deferred gains or losses on hed
Amount arising during the ye 1,238 86 782
Reclassification to income for the year - - -
Total deferred gains or losses on hei ¥ 1,238 ¥ 86 $ 782
Foreign currency translation adjustment:
Amount arising during the ye 1,344 (1,366 (12,418
Reclassification to income for the y - (368 (3,345
Total foreign currency translation
adjustment ¥ 1,344 ¥ (1,734) $ (15,764)
Remeasurements of defined bene
Amount arising during the year (269) 490 4,455
Reclassification to income for the y 426 503 4,573
Total remeasurements of defined ben ¥ 156 ¥ 993 $ 9,027
Share of other comprehensive income of
entities accounted for using equity
method
Amount arising during the year (1,084) (5,347) (48,609)
Reclassification to income for the y - - -
Total share of other comprehensive
income of entities accounted for using
equity metho ¥ (1,084 ¥ (5,347 $ (48,609
Amount before tax effe (7,694 7,801 70,918
Tax effect 2,372 (4,714) (42,855)
Total accumulated other comprehensive
income ¥ (5,322 ¥ 3,086 $ 28,055
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(2) Tax effect of other comprehensive income

Yen (millions)

2C2C
Before tax Tax effect After tax effect
effect
Valuation difference on availat-for-sale securitie ¥ (9,350 ¥ 2,863 ¥ (6,486
Deferred gains or losses on hedges 1,238 (379) 859
Foreign currency translation adjustrr 1,344 - 1,344
Remeasurements of defined benefit 156 (111 45
Share of other co_mprehenswe income of entities (1,084) i (1,084)
accounted for using equ methoc
Total accumulated other comprehensive inc ¥ (7,694 ¥ 2,372 ¥ (5,322
Yen (millions)
2021
Before tax Tax effect After tax effect
effect
Valuation difference on availal-for-sale securitie ¥ 13,802 ¥ (4,183 ¥ 9,619
Deferred gains or losses on hec 86 (311 (224
Foreign currency translation adjustment (1,734) - (1,734)
Remeasurements of defined benefit 993 (220 773
Share of other comprehensive income of entities (5,.347) i (5.347)
accounted for using equ methoc
Total accumulated other comprehensive inc ¥ 7,801 ¥ (4,714 ¥ 3,086
U.S. dollar. (thousand:
2021
Before tax Tax effect After tax effect
effec
Valuation difference on availal-for-sale securitie ~ $ 125,473 $ (38,027 $ 87,445
Deferred gains or losses on hec 782 (2,827 (2,036
Foreigncurrency translation adjustm (15,764 - (15,764
Remeasurements of defined benefit plans 9,027 (2,000) 7,027
Share of other gomprehenswe income of entities (48,609) i (48,609)
accounted fousing equity metho
Total accumulated other comprehensive income $ 70,918 $ (42,855) $ 28,055
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19. Supplementary Cash Flow Information

For the purpose of the statement of cash flowsCitrapany considers all highly liquid investmentshwittle risk of
changes in value that have maturities of genethatlse months or less when purchased to be castadepis. The
components of cash and cash equivalents at March02D and 2021 are as follows:

U.S. dollars
Yen (millions’ (thousand:
2C2C 2021 2021
Cash and deposits ¥ 97,644 ¥ 190,028 $ 1,727,527
Time deposits with maturity over three (657) (518) (4,709)
months
Shor-term loansreceivabl 50 - -
Cash and cash equivalents ¥ 97,037 ¥ 189,509 $ 1,722,809
The details of significant non-cash transactions
U.S. dollar.
Yen (millions) (thousands)
2C2C 2021 2021

The amount transferred from property,
glant and equipment to real estate for salg 23.597 yv 34.140 $ 310,364

ue to change in purpose of holding the
real estate
The amount transferred from property,
plant and equipment to real estate for sale 3973 i i
in process due to change in purpose of !
holdings the real est:
The amount transferred from real estate
for sale to property, plant and equipment i 7232 65745
due to change in purpose of holding the
real estat
The amount transferred from real estate
for sale in process to property, plant and 1175 i i
equipment due to change in purpose of !
holdings the real est:
Assets related to finance leases 1,870 3,582 32,564
Liabilities related to finance leas 2,073 3,88t 35,31¢
Liabilities related to asset retirement 530 5130 46,636

obligation:

-64 -



20. Information Regarding Certain Leases

(Finance Lease Transactions as |essee)

Finance leases, which commenced on or before M&kcR008, other than those in which the ownershipeleased
assets is to be transferred to the lessees ahthefé¢he lease term, are accounted for usingdheegnethod as that of
operating leases. Additional information on theearfce leases as of and for the years ended Marc2020 and 2021
are as follows:

(1) Acquisition cost, accumulated depreciation, accateal impairment loss, and carrying amount of legsegderties
(mainly office equipment) at March 31, 2020 and 2@2hey were capitalized

U.S. dollar:
Yen (millions’ (thousand:
2020 2021 2021
Acquisition cos ¥ 6,251 ¥ 6,251 $ 56,827
Accumulated depreciati 3,97¢ 4,291 39,00¢
Carrying amour ¥ 2,27z ¥ 1,95¢ $ 17,80¢
(2) Future lease payments at March 31, 2020 and 2021
U.S. dollar:
Yen (millions’ (thousand:
202C 2021 2021
Due within one ye: ¥ 517 ¥ 517 $ 4,700
Due after one year 3,199 2,682 24,382
Total ¥ 3,717 ¥ 3,19¢ $ 29,082

(3) Amount of lease payments, reversal of impairmess lccount on leased assets, depreciation expgas@lent,
and interest expenses equivalent thereof at MatcB®0 and 2021

U.S. dollar:
Yen (millions’ (thousand:
2020 2021 2021
Lease paymer ¥ 517 ¥ 517 $ 4,700
Reversal of impairment loss account on
leased assets i i i
Depreciation expen equivalen 31z 312 2,836
Interest expenses equival 174 155 1,40¢
(Operating Lease Transactions as lessee)
Future lease payments of non-cancellable leaddarmh 31, 2020 and 2021 are as follows:
U.S. dollar:
Yen (millions’ (thousand:
2020 2021 2021
Due within one ye: ¥ 27,644 ¥ 31.06C $ 282,364
Due after ontyeal 524,467 568,111 5,164,645
Total ¥ 552,111 ¥ 59€,172 $ 5,447,01¢€

(Operating Lease Transactions as lessor)

Future lease payments of non-cancellable leades teceived at March 31, 2020 and 2021 are asnfsilo

U.S. dollars
Yen (millions’ (thousands
202C 2021 2021
Due within one ye: ¥ 31,359 ¥ 44,513 $ 404,664
Due after one ye 107,178 203,589 1,850,809
Total ¥ 138,537 ¥ 248,103 $ 2,255,482
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21. Financial Instruments

Financial instruments at March 31, 2020 and 2021sammarized as follows:
Overview

(1) Policy for financial instruments

The Group raises funds (primarily bank loans pagjabéeded for its capital expenditure plans. Irdforanagement,
the Group emphasizes liquidity and avoids marleisras much as possible by investing short-terra.pFimary purpose
of derivative transactions is to hedge exchangeftattuation risks and interest rate risks andicednterest payments.
The Group does not enter into derivative transastior the purpose of speculation.

(2) Types of financial instruments and related risk

Primary operational investment securities and ittmest securities are preferred equity securitiespetial purpose
companies under the Asset Liquidation Act, shareompanies with which the Group has businessioakttips, and
bonds held to maturity. The Group has exposuréset@redit risks of issuers, interest rate risksl market price
fluctuation risks.

Investments in silent partnerships are investmiangpecial purpose companies and are exposed toel# risks of
issuers and interest rate risks.

Lease and guarantee deposits for leased proparéesxposed to the credit risks of counterparties.

The purpose of loans payable and bonds payalthe isatsing of operating funds (primarily short-teumds) and funds
for capital expenditure (long-term funds). Floathage loans and bonds are exposed to interestis&ie but the risks are
hedged using derivatives (interest rate swaps).

Derivative transactions are foreign exchange cotgrand interest rate swap transactions for theqaar of hedging
against the risk of exchange rate fluctuationsagdeefer to “1. Summary of Significant AccountPgjicies (0)
Derivative Financial Instruments” above for hedgingthods and hedging targets related to hedginguatiog, hedging
policies, and methods for evaluating the effectégnof hedging.

(3) Risk management for financial instruments
(a) Monitoring of credit risk (The risk that custera or counterparties may default)

Each operating department monitors the status @moaunterparties and manages the due dates dentcba of
lease and guarantee deposits made by each coutyeffee Group seeks to identify at an early siage
collectability issues due to financial difficultie$ counterparties to mitigate credit risk.

(b) Monitoring of market risks

(The risks arising from fluctuations in foreign éange rates, interest rates and others)

To minimize the risks arising from fluctuationsiimerest rates on loans payable, the Group useesitrate swaps.
In relation to investment securities, the Grouputady monitors the fair values and financial pimsis of the issuers
(counterparties). The Group reviews the statussdialdings of financial instruments, other thand®held to
maturity, considering market trends and relatiopshvith counterparties.

(c) Monitoring of liquidity risk

(The risk that the Group may not be able to meatliligations on scheduled due dates)

Based on reports from each division, the Groupgmepand updates its cash flow plans on a timadistta manage
liquidity risk.

(4) Supplementary explanation of the estimated faivalue of financial instruments
The fair value of financial instruments is basedjonted market prices, if available. When themoigjuoted
market price, fair value is reasonably estimat@aceéSvarious assumptions and factors are usedimatsng the fair
value, different assumptions and factors couldlt@éswifferent fair value.
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Estimated Fair Value of Financial Instruments
Carrying value of financial instruments on the aditkted balance sheet as of March 31, 2020 andl,20®1 estimated
fair value are shown in the following table. Thédwing table does not include financial instrursefdar which it is

extremely difficult to determine the fair value éBte refer to Note 2).

2020
Yen (millions)
Book Estimated .
. Difference
value fair value
(1) Cash and deposits ¥ 97,644 ¥ 97,644 ¥ -
(2) Securities and investment securi
Held-to-maturity securitie 9 10 0
Available-for-sale securitie 61,927 61,927 -
Total asse’ ¥ 159,58: ¥ 159,58! ¥ 0
(1) Shor-term borrowing 50,017 50,017 -
(2) Commercial papers 90,000 90,000 -
(3) Bonds payab 220,00( 218,767 (1,232
(4) Long-term borrowing 1,001,02! 1,005,437 4,412
Total liabilities ¥ 1,361,042 ¥ 1,364,222 ¥ 3,180
Derivative:
Derivatives to which hedge accounting is not agblie (911 (911 -
Derivatives to which hedge accounting is applied (325) (325) -
2021
Yen (millions)
Book Estimated .
! Difference
value fair value
(1) Cash and deposits ¥ 190,028 ¥ 190,028 ¥ -
(2) Securities and investment securi
Available-for-sale securitie 79,97: 79,97: -
Total assets ¥ 270,000 ¥ 270,000 ¥ -
(1) Shor-term borrowing 43,79° 43,79° -
(2) Bonds payab 290,000 288,467 (1,532)
(3) Long-term borrowings 1,144,973 1,147,246 2,272
Total liabilities ¥ 1,478,770 ¥ 1,479,510 ¥ 74C
Derivative:
Derivatives to which hedge accounting is applied (239) (239) -
2021
U.S. dollars (thousands)
Book Estimated .
. Difference
value fair value
(1) Cash and depos $ 1,72752 $ 1,72752 % -
(2) Securities and investment securi
Available-for-sale securitie 727,01t 727,01t -
Total asset $ 245454 $§ 245454 $ -
(1) Short-term borrowings 398,155 398,155 -
(2) Bonds payab 2,636,364 2,622,427 (13,€27)
(3) Long-term borrowing 10,408,845 10,429,509 20655
Total liabilities $ 13,443,364 $ 13,450,091 $ 6,727
Derivative:
Derivatives to which hedge accounting is applied (2,179 (2,179 -
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Notes:

1. Methods to determine the estimated fair valuerdrcial instruments and other matters relateddorges and
derivative transactions

Assets
Cash and deposits
Since these items are settled in a short peridithef, their carrying value approximates fair value.
Securities and Investment securities
The fair value of held-to-maturity securities issbd on prices provided by Japan Securities DeAkssciation.
The fair value of available-for-sale securitieba@sed on quoted market prices.
Liabilities
Short-term borrowings
Since these items are settled in a short peridiongf, their carrying value approximates fair value.
Bonds payable (Including current portion of bonds)
The fair value of bonds is based on present vdltieeototal of principal and interest discounteddnyinterest rate
determined taking into account the remaining peobeach bond and current credit risk.
Long-term borrowings (Including current portion of long-term borrowings)
The fair values are estimated by discounting thed frincipal and interest, using rates at whichilsir new loans
would be made. Floating-rate long-term borrowingisséy the requirements for special treatment tdriest rate
swaps and are estimated by discounting the toitatipal and interest of the loans and the interast swaps
combined, using rates at which similar loans wdiddnade.
Derivatives
Please see Note 23. Derivatives.

2. Financial instruments for which it is extremelyfitifilt to determine the fair value

Yer U.S. dollar.
(millions) (thousand:
2C2¢ 2021 2021
Operational investment securil ¥ 1,78 ¥ 1,783 $ 16,209
Unlisted stock« curren 12,73 11,666 106,055
Unlisted stocks — non-current 125,988 123,772 1,125,200
Investments in silent partnershi- curren 9,88¢ 7,44¢ 67,70¢
Investments in silent partnersh nor-curren 7,20¢ 12,967 117,88.

Because no quoted market price is available anddidash flows cannot be estimated, it is extrerdificult to

determine the fair value. Therefore, the aboveniiia instruments are not included in the tabléraincial instruments
with estimated fair values.

Yen U.S. dollars
(millions) (thousand:
202¢ 2021 2021
Lease and guarantee deposits ¥ 89,553 ¥ 91,310 $ 830,091
Long-term lease and guarantee depo: 198,77t 204,38t 1,858,05!

Because no quoted market price is available, caionl of the substantial deposit period is diffictthe above financial
instruments are not included in the table of finahiostruments with estimated fair values.
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3. Redemption schedule for receivables and marketauerities with maturities at March 31, 2020 angd120
2020

Yen (millions’
Due after one  Due after five
Due in one year through  years througt Due after
year or les five year: ten year tenyear:
Cash and depos ¥ 97,64« ¥ - ¥ - ¥ -
Investment securitit
Held-to-maturity securitie
(1) National and local
government bond: 9 - - -
(2) Corporate bont - - - -
Available-for-sale securities with
maturitie:
(1) National and local
government bont 11 - - -
(2) Corporate bont - - - -
Total ¥ 97,665 ¥ - ¥ - ¥ -
2021
Yen (millions’
Due afterme  Due after ive
Due in one year through  years througt Due after
year orles: five year: tenyear: tenyear:
Cash and deposits ¥ 190,028 ¥ - ¥ - ¥ -
Investment securitit
Held-to-maturity securitie
(1) National and local
government bond: - - - -
(2) Corporate bonds - - - -
Available-for-sale securities with
maturitie:
(1) National and local
government bonds - - - -
(2) Corporate bont - - - -
Total ¥ 190,02 ¥ - ¥ - ¥ -
2021
U.S. dollars (thousands)
Due afterme  Due after ive
Due in one year through  years througt Due after
year or less five years ten years ten years
Cash and depos $ 1,727,52 $ - $ - $ -
Investment securitit
Held-to-maturity securities
(1) National and local
government bond: - - - -
(2) Corporate bont - - - -
Available-for-sale securities with
maturitie:
() National and local
government bont - - - -
(2) Corporate bonds - - - -
Total $ 1,727,52 $ - $ - $ -
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22. Securities

Securities held by the Company as of March 31, 20202021 are summarized as follows:
(1) Held-to-maturity Securities

2C2C Yen (millions)
Book value Fair value Difference
Securities whose fair value excee
book value
National and local government¥ 9 ¥ 10 y 0
bond:
Corporate bonc - - -
Othel - - -
Subtotal 9 10 0

Securities whose fair value does r
exceed book value:
National and local government
bonds
Corporate bonc - - -
Othel - - -
Subtota - - -

Total ¥ 9 ¥ 10 ¥ 0

2021
Not applicabl
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(2) Available-for-sale securities

2020 Yen (millions)
Book value ACC{UIS!tIOI’I Difference
cos
Securities whose book value
exceeds acquisition cc
Stock: ¥ 60,89« ¥ 48,177 ¥ 12,715
National and local government
bonds 11 10 0
Othe - - -
Subtota 60,90¢ 48,18¢ 12,717
Securities whose book value does
not excee@cquisitior cost
Stocks 1,021 1,178 (157)
National and local government
bond: - - -
Othe - - -
Subtotal 1,021 1,178 (157)
Total ¥ 61,927 ¥ 49,361 ¥  12,56(
2021 Yen (millions)
Book value Acquisition Difference
cost
Securities whose book value
exceeds acquisition cost:
Stock: ¥ 79,91¢ ¥ 53,64¢ ¥ 26,27
Bond: - - -
Othel - - -
Subtota 79,91¢ 53,64¢ 26,27
Securities whose book value does
not excee@cquisitior cost
Stock: 53 53 -
Bond: - - -
Other - - -
Subtota 53 53 -
Total ¥ 79,97 ¥ 53,70: ¥ 26,27
2021 U.S. dollars (thousanc
Book value ACC{UIS!'[IOH Difference
cos
Securities whose book value
exceeds acquisition cc
Stock: $ 726,53t $ 487,70 $ 238,82
Bond: - - -
Othel - - -
Subtotal 726,536 487,709 238,827
Securities whose book value does
not excee@cquisitior cost
Stock: 482 482 -
Bonds - - -
Othel - - -
Subtota 482 482 -
Total $ 727,018 $ 488,191 $ 238,827
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Notes: Securities for which it is extremely difficto determine the fair value

U.S. dollars
Available-for-sale securitie Yen (millions’ (thousand:
2020 2021 2021
Operational investment securil ¥ 1,78: ¥ 1,783 $ 16,209
Unlisted tocks, etc 37,258 37,119 337,445
Investments in silent partnersk ¥ 17,099 ¥ 20,415 $ 185,591

Because these instruments do not have quoted npaikes and is considered to be extremely diffitaitietermine their

fair values, they are not included in “Available-&ale securities” in the table above.

(3) Sales of Available-for-sale securities

Sales of Available-for-sale securities and corresipitg aggregate gains and aggregate losses fyethre ended

March 31, 2020 and 2021:

2C2¢ Yen (millions)

Sales amount Aggr_egate Aggregate
Type gaing losse
Stock: ¥ 58 ¥ 21 ¥ -
Othel - - -
Total ¥ 58 ¥ 21 ¥ -
2021 Yen (millions)

Sales amount Aggrggate Aggregate
Type gaing losse
Stocks ¥ 4,550 ¥ 4,463 ¥ -
Othel 1,32C 122 -
Total ¥ 5,87( ¥ 4,58¢ ¥ -
2021 U.S. dollar. (thousans)

Sales amount Aggr_egate Aggregate
Type gaing losse
Stock: $ 41,36 $ 40,57 $ -
Othel 12,000 1,109 -
Total $ 53,364 $ 41,691 $ -

(4) Loss on valuation of securities
Loss on valuation of securities for the years erdacch 31, 2020 and 2021:

U.S. dollar.
Yen (millions’ (thousand:
2020 2021 2021
Loss on valuation of investment securities
(Note) ¥ 619 ¥ 151 $ 1,373

Note: Securities which market value is very difftdo determine was 127 millions Yen (1,155 thowsadollars) in

2021.
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23. Derivatives

Contract /notional amount and the estimated fdinevaf the derivative instruments as of March 312@and 2021 are

summarized as follows:

(1) Derivatives to which hedge accounting is not applie

Currency-related transactions

Yen (millions)

Contract/ Amount due Unrealized
2020 Type of derivatives notional Fair value ;
after one year gain (loss)
amoun
Non-market NDF
transaction To sell foreign currency:
Indonesian rupie 8,69( ¥ - (911 ¥ (911
2021
Not applicabl

Note: The fair value is determined based on theegliprice obtained from the counterparty finaniiatitutions of the

derivatives transactions.

(2) Derivatives to which hedge accounting is applied

Currency-related transactions

202(
Hedge accounting o
method Type of derivatives
Forward exchange
contrac
Deferred treatment ~ Buy:
on hedge
U.S. dollars
2021

Hedge accounting Type of derivatives

method
Forward exchange
contrac
Deferred treatment Buy:
on hedge
U.S. dollars
2021

Hedge accounting Type of derivatives

method
Forward exchange
contrac
Deferred treatment  Buy:
on hedge
U.S. dollars

Yen (millions’

Major hedged Con_tract/ Amount due .
X notional Fair value
items after one year

amoun
Scheduled
transactions in ¥ 13,772 ¥ 13,772 ¥ 471
foreign currency

Yen (millions’

Major hedged Con_tract/ Amount due .
. notional Fair value
items after one year

amoun
Scheduled
transactions in ¥ 13,772 ¥ 13,772 ¥ 1,075
foreign currenc

U.S. dollars (thousands)

Major hedged Contract/ Amount due .
. notional Fair value
items after one year

amount
Scheduled
transactions in $ 125,200 $ 125,200 $ 9,773

foreign currenc
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Note: The fair value is determined based on theegliprice obtained from the counterparty finantiatitutions of the

derivatives transactions.

Interest rate-related transactions
202(

Yen (millions)

Hedge accounting I Major hedged Contract/ Amount due .

Type of derivatives . . - Fair value
methot items notiona amoun after one ye:
Deferred treatment y 15,099 y 15,024 y (796)
on hedg Interest rate swaps
Special treatment Receive/floating Long-term debt
for interest rate Pay/fixed ¥ 254,044 ¥ 205,598 ¥ (Note 1)
swaps
2021 Yen (millions)
Hedge accounting oo Major hedged Contract/ Amount due .

Type of derivatives . . ; Fair value
methoc items notiona amoun after one ye:
Deferred treatment y 28,053 y 26.925 ¥ (1,314)
on hedg Interest rate swaps
Special treatment Receive/floating Long-term debt
for interest rate Pay/fixed ¥ 218,711 ¥ 186,729 ¥ (Note 1)
swap:
2021 U.S. dollars (thousanc
Hedge accounting I Major hedged Contract/ Amount due .

Type of derivatives . . - Fair value
methot items notiona amoun after one ye:
Deferred treatment
on hedge Interest rate swaps $ 255,027 $ 244,773 $  (11,945)
Special treatment Receive/floating Long-term debt
for interest rate Pay/fixed $ 1,988,282 $ 1697536 $ (Notel)
swap:

Notes:

1. Interest rate swaps which qualify for the specidtment for interest swaps is treated togethdr thi2 hedged long-
term debt. Accordingly, the fair value of thoseeimist rate swaps are included in the fair valub®fong-term debt.

2. The fair value is determined based on the quotieg pbtained from the counterparty financial ingidans of the
derivatives transactions.
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24. Employees’ Retirement and Severance Benefits

The Group have defined benefit plans (i.e., welfsasion fund plans and lump-sum retirement bepkfit). The
amounts of benefit are determined by referenckd basic rates of pay, length of service, ancctiraitions under

which termination occurs.

The Company and certain consolidated subsidiaggs hdopted a defined contribution pension plampéot of their
retirement benefit system. Under the defined-bérefporate pension plan and lump-sum retiremengfiteplan owned
by certain consolidated subsidiaries, net defireelit liability and retirement benefit cost arécodated using the

simplified method.

Defined benefit plan

I. Table of reconciliation of retirement benefitligiations as of the beginning and end of the figealod

1. Principle method

U.S. dollar:
Yen (millions) (thousands)
202C 2021 2021
Retl_rement benfeflt obligations at y 35.389 y 35.995 327,227
beginning of ye:
Service cot 2,30¢ 2,347 21,336
Interest co 229 233 2,118
Actuarial loss (49) a77) (1,609)
Retirement benefits pe (1,997 (2,304 (20,945
The amount of transfer in association
with changing from the simplified 117 - -
method to the principle method
5eeat1|‘rement benefit obligations at end of y 35.995 y 36,095 328,136
2. Simplified metho
Retl_rement benfeflt obligations at ¥ 1,063 ¥ 1,028 9.345
beginning of yee
Retirement benefit cost 198 165 1,500
Retirement benefits pe (115 (131 (1,291
The amount of transfer in association
with changing from the simplified 117) - -
method to the principle meth
Retirement benefit obligations at end of v 1,028 ¥ 1,062 9.655

yeal
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Il. Table of reconciliation of pension assets athefbeginning and end of the fiscal period

U.S. dollars
Yen (millions’ (thousand:
2020 2021 2021
Pension assets at beginning of ¥ 7,30¢ ¥ 7,199 $ 65,445
Expected return on plan as 22% 223 2,027
Actuarial loss (319) 313 2,845
Contributions from employ 614 598 5,436
Retirement benefits pe (629 (643 (5,845
Pension assets at end of year ¥ 7,199 ¥ 7,692 $ 69,927

lll. Table of reconciliation of retirement benedibligations and pension assets as of March 31, 2682021 and net defined
benefit liability and net defined benefit assereled in the consolidated balance sheet

U.S. dollar.
Yen (millions) (thousands)
202C 2021 2021
Retirement benefit obligations under the
saving-type pla ¥ 9,011 ¥ 8,757 $ 79,609
Plan assets at fair value (7,199 (7,692 (69,927
1,811 1,064 9,673
Retlrem'ent benefit obligations under the 28,012 28.401 258,191
nor-saving-type pla
Net amount of liability and asset recorded i
the consolidated balance st ¢ 29,824 ¥ 29,465 $ 267,864
Net defined benefit liability 30,02z 29,732 270,291
Net defined benefit asset (199 (266 (2,418
Net amourjt of liability and asset recorded ig 20,824 y 29 465 $ 267,864
the consolidated balance st
IV. Components of retirement benefit cost for tlearyended March 31, 2020 and 2021
U.S. dollar:
Yen (millions’ (thousand:
2020 2021 2021
Service co¢ ¥ 2,30¢ ¥ 2,347 $ 21,336
Interest cost 229 233 2,118
Expected return oplan asse (225 (223 (2,027
Amortization of actuarial lo: 388 468 4,255
Amortization of prior service cc 38 34 309
Retlrtlame_n_t benefit cost calculated using 198 165 1,500
the simplified methao
Retlrgment benefit cost for the defined y 2936 y 3.027 $ 27518
benefit plan
V. Remeasurements of defined benefit plans, bafore
U.S. dollar:
Yen (millions’ (thousand:
2020 2021 2021
Prior service co ¥ (38) ¥ (34) $ (309
Actuarial los: (118 (959 (8,718
Total ¥ (156 ¥ (993 $ (9,027
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VI. Remeasurements of retirement benefit plans

The following items are recorded under remeasuréairetirement benefit plans (before deductiotaafeffects) for
the year ended March 31, 2020 and 2021.

U.S. dollars
Yen (millions’ (thousands
2020 2021 2021
Unrecognized prior service ¢ ¥ (203 ¥ (169 $ (1,536
Unrecognized actuarial Ic (1,810 (851 (7,736
Total ¥ (2,014 ¥ (1,020 $ (9,273

VII. Pension assets

1. The ratio by major category of the total pensisegets as of March 31, 2020 and 2021 are setldelthv.

2020 2021
Bond: 3%% 34%
Stock: 17% 21%
General account 29% 28%
Other: 15% 17%
Total 100% 100%

2. Method of establishing the long-term expected od return on pension assets
To determine the long-term expected rate of returpension assets, the current and forecast dtbocat pension

assets and the current and expected long-termahtesirn on various assets constituting the menassets are
considered.

VIIl. Matters regarding assumptions for actuaricalations
Major assumptions for actuarial calculations aMafch 31, 2020 and 2021

202C 2021
Discount rat (0.17)% - 1.58% (0.07)% - 1.58%
Long-term expected rate of return on pension
assets 0.75% - 3.20% 0.75% - 3.20%
Expected rate of salary incre 1.8%% - 7.47% 1.85% - 7.22%

Defined contribution plan

The amount required to be contributed to the ddfitantribution plan are ¥1,525 million and ¥1,52#iom ($13,900
thousand) for the year ended March 31, 2020 and.202
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25. Income Taxes

Significant components of deferred tax assets afiehicbd tax liabilities at March 31, 2020 and 2@24 as follows:

U.S. dollars
Yen (millions’ (thousand:
2020 2021 2021

Deferred tax asse

Valuation loss on inventori ¥ 213 ¥ 622 5,655

Valuation loss on securiti 2,50¢ 2,517 22,882

Amortization of intangible assets 4,397 5,091 46,282

Allowance for doubtful accour 115 71 645

Accrued expens 4384 537 4,882

Accrued bonuses to employ: 3,907 3,664 33,309

Net defined benefit liability 8,755 8,679 78,900

Tax loss carried forwa (Note 2 10,73 17,820 162,000

Unrealizedinter-company profit 1,024 1,211 11,009

Impairment losses on fixed as: 5,532 5,583 50,755

Loss of investments in silent partners| 21 85 773

Valuatlpn_dlfference on consolidated 109 111 1,009

subsidiarie

Undistributed loss from consolidated

I 283 - -

subsidiarie

Accrued enterprise tax/business office tax 1,400 1,243 11,300

Revaluation of assets for merg 7 7 64

Asset retirement obligatio 2,33: 3,751 34,100

Assetadjustment accou 1,92¢ 385 3,500

Other 8,048 7,129 64,809
Gross deferred tax ass 51,80¢ 58,51« 531,94!

Valuation allowance related to tax loss

carried forward (Note 2) (6,802) (13,242) (120,382)

Valuation allowance related to future

deductible temporary differenc (13.161) (13,211) (120,100)
Less: valuation allowance (Note (19,964 (26,453 (240,482
Total deferred tax ass ¥ 31,84t ¥ 32,060 291,455
Deferred tavliabilities:

Valuatllqn difference on available-for-sale y 3.800 ¥ 7.976 72.500

securities

Valua_tlt_)n.dlfference on consolidated 28,031 26.476 240,691

Subsidiarie

Reserve for advanced depreciation of 2423 2285 20773

non-current assets

hgf{;m approval for exchange of land 1,118 1,118 10,164

Property, plant and equipment

corresponding to asset retirement 1,460 2,689 24,445

obligations

Othel 2,192 2,828 25,709
Total deferred taliabilities 39,027 43,375 394,318
Net deferred tax assets (liabilities) ¥ (7,182) ¥ (11,314) (102,855)

Notes:

1. The valuation allowance increased by ¥6,489onillThe main reason for the increase was thatahetion allowance
was additionally recognized for consolidated subsigls whose deferred tax assets were deemed nowemble in full

due to the occurrence of tax loss carried forwetd,
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2. Tax losses carried forward and the amountsedf theferred tax assets according to carry-forvpemilbd deadlines.

2020 Yen (millions’
More than one| More than two| More thanthree| More than four|
One year . More than
or less year but two | years but threg years but four| years but five five years Total
years or les years or les years or les years or les
Tax loss carried
- - 8 95 1,370 9,263 10,737
forward (Notel)
Valuation
allowance - - - (66) (1,260) (5,476) (6,802)
Deferred tax 3,934
- - 8 29 110 3,786 ,
asset (Note 2
2021 Yen (millions’
More than one| More than two| More than threq More than four|
One year . More than
or less year but two | years but threg years but four| years but five five years Total
years or les years or les years or les years or les
Tax loss carried
- - - 120 1,168 16,531 17,820
forward (Notel)
Valuation
allowance - - - (98) (12) (13,131) (13,242)
Deferred tax 4,578
- - - 21 1,155 3,400
asset (Note 3)
2021 U.S. dollars (thousanc
More than one| More than two| More than threq More than four|
One year , More than
or less year but two | years but threg years but four| years but five five years Total
years or les years or les years or les years or les
Tax loss carried . . . 1,091 10,618 | 150,282 | 162,000
forward (Notel)
Valuation
o ance ; ; ; (891) (109) | (119,373) | (120,382)
Def
aseszreo' tax . . . 101 10,500 30,909 41,618
Notes:

1 Tax losses carried forward indicate amounts mugiipby legally-designated effective tax rates.

2 Deferred tax assets amounting to ¥3,934 milliorehasen posted in conjunction with the tax lossiedrfiorward of
¥10,737 million (multiplied by the legally desigedteffective tax rate). The portion of the saidltess carried forward that
is deemed recoverable based on expected futurbléaixeome is not recognized as a valuation all@m&an

3 Deferred tax assets amounting to ¥4,578 millior5(1$41,618 thousand) have been posted in conjumeiith the tax
loss carried forward of ¥17,820 million (U.S. $18X) thousand) (multiplied by the legally designagéfdctive tax rate).
The portion of the said tax loss carried forwarat s deemed recoverable based on expected fatxeble income is not
recognized as a valuation allowance.

U.S. dollar.
Yen (millions’ (thousands
202C 2021 2021
Deferred tax assets — non-current ¥ 21,799 ¥ 18,280 $ 166,182
Deferred tax liabilitie— nor-curren 28,98: 29,595 269,045
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Breakdown by major items that caused a significéfference between the statutory tax rate and fileeteve tax rate is as
follows:

2020 2021
Statutory tax rate (Adjustmen 30.6% 30.6%
Items not included in tax deductions 0.7% 0.5%
permanently, such as entertainment expe ’ '
Items not included in taxable income
permanently, such as dividend incc (0.0)% (3.8)%
Temporary difference for consolidation (1.0)% -
Inhabitant tax on a per capita bi 0.5% 0.8%
Increase/decrease in the amount of valuation 3.7% 15.2%
reserv
Amortization of goodwil 2.7% 4.1%
Equity in earnings of entities accounted for by (0.0)% (0.1)%
the equity methc ’ ’
Eg(ﬁl:lss;on from tax deductions directors 0.1% 0.2%
Others 1.4% 0.7%
Effective tax rate 38.8% 48.3%
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26. Investment and Rental Properties

The Company and certain consolidated subsidiamesoffice buildings for lease in Tokyo and othaeeas.

Rental profits related to those properties wer&28million yen (Rental revenue is recorded in afirg revenue, and
main rental expenses are recorded in operating) castl Gain on sales of fixed assets (recordexxt@aordinary
income) was 64 million yen ithe fiscal year ended March 31, 20R@ntal profits related to those properties were
21,336 million yen(U.S. $193,964 thousan(}ental revenue is recorded in operating reveané main rental
expenses are recorded in operating cost.), andiimeat loss (recorded as extraordinary loss) wasriiflion yen(U.S.
$7,064 thousandp the fiscal year ended March 31, 2021.

The carrying value in the consolidated balancetshred corresponding fair value of those propesdigdarch 31, 2020
and 2021are as follows:

2020

N

N

Yen (millions)
Carrying value Fair value
As of April 1, Net change As of March As of March
2019 31, 2(2C 31, 2(2C

¥ 816,148 ¥ 18,306 ¥ 834,454 ¥ 1,091,527

21
Yen (millions)
Carrying value Fair value
As of April 1, Net change As of March As of March
2020 31, 221 31, 221
¥ 834,454 ¥ 3,823 ¥ 838,277 ¥ 1,103,565
21
U.S. dollar: (thousand:
Carrying valu Fairvalue
As of April 1, Net change As of March As of March
2020 31, 221 31, 221
$ 7585945 $ 34,75¢ $ 7,620,70 $ 10,032,40
Notes:

1. The carrying value represents the acquisitiest Isss accumulated depreciation and cumulativeimment loss.

2. Of the changeshe increase during the year ended March 31, 2@20mainly attributable to the acquisition of
properties, new opening and progress of propeudibgs developed before opening of ¥58,970 milliime increase
during the year ended March 31, 2021 was maintibatable to the acquisition of properties arelv opening of
properties of ¥56,460 million ($513,273 thousand).

The decrease during the year ended March 31, 2@20wainly due to the sales of properties of ¥18r6dlion, and
transfers to real estate for sale of ¥19,059 mnillithe decrease during the year ended March 31, @2 mainly due to
transfers to real estate for sale of ¥33,013 mil{® 300,118 thousand).

3. Fair value is estimated by internal appraisem@ccordance with appraisal standards issued hiah@nese
Association of Real Estate Appraisers.

4. Determining the fair value of properties in thanning stage (consolidated balance sheet amé&m4g708 million
and ¥79,696 million ($724,509 thousand) as of M&th2020 and 2021) is extremely difficult, sinbeyt are in the
early stages of development. For this reason, dineyot included in the table above.
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27. Per Share Information

Basic net income per share was computed basecearettincome available for distribution to shareleos of
common stock and the weighted average number oéslod common stock outstanding during the year.
Diluted net income per share is not presentedexe tre no dilutive potential shares.

Yen U.S. dollar.
2020 2021 2021
Net asset peshare of common stock ¢ y 811.04 y 829 50 $ 754
of March 3:
Net income per share of common stc y 53.70 y 30.13 $ 0.27

for the year ended March

Bases of calculation for net income per share sifelbpws:

U.S. dollars
Yen (millions) (thousand:
2020 2021 2021

For the year ended March
Profit attributable to owners of par ¥ 38,€11 ¥ 21,66¢ $ 196,98.
Profit attributable to owners of parent 38.611 21.668 196,982
of common stock

Weighted average number of shares of
common stock (thousant

719,040 719,198

Bases of calculation for net asset per share aidlaws:

U.S. dollars
Yen (millions’ (thousands
2020 2021 2021
As of March 3.
Total net asse ¥ 594,24« ¥ 608,72: $ 5,533,84
Amount deducted from total net as: 10,95¢ 12,05( 109,545
Non-controlling interests (10,956) (12,050) (109,545)

Net assets of common stock

at March 3

Number of shares of common stock
at March 31 (thousanc

¥ 583,289 ¥ 596,673 $ 5,424,300

719,189 719,318

28. Shareholders’ Equity
The Corporation Law of Japan provides that an ameqgual to at least 10 percent of distributionglpaicash be
appropriated as a legal reserve until the aggrdgateunt of the capital reserve and the legal vesequals 25 percent
of common stock.

The portion of such aggregated amount in exce8$ glercent of common stock may become available for
distributions subsequent to release of such exoestained earnings.
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29. Segment Information

The business of the Company and its consolidatesidiaries is composed primarily of seven segments:

(1) Urban Development; (i) development, leasingl aperation of office buildings, renewable energwepr facilities,
logistics facilities and other properties and, §&)es of properties for investors, (2) Residentialelopment and sales of
condominiums and detached housing, (3) Propertyadament; (i) property management of condominiunmidings
and other properties and, (ii)construction of comraceas of condominiums, buildings and other ptoger(4) Real
Estate Agents; real estate brokerage and propaleg,45) Wellness; (i) development and sales ofhb@rship resort
hotels and country houses and, (ii) ownership aadagement of resort facilities, urban style hot&sjor housing and
membership sports clubs, (6) Tokyu Hands; retdéissaf materials and products for living and D-land (7) Innovation
Business, (i) development, sales, and leasing md@miniums and other properties in overseas, distruction of
residential homes and others.

Information by geographic areas is omitted as se&s sales of the Company for the year ended Mrck020 and
2021 are less than 10 percent of consolidated teven

Summarized information by business segment foyéae ended March 31, 2020 and 2021 are as follows:
Yen (millions)

Year ended

March 31, 2020 Urban Residential Property Real Estate Wellness Tokyu Innovation  Elimination/ Consolidated
Development Management  Agents Hands Business  Headquarters
Revenues:
Third party customers 286,340 136,158 171,108 128,829 113,842 95,646 31,270 - 963,198
Inter-segment 6,297 179 19,702 2,608 613 928 3,961 (34,290) -
Total 292,637 136,338 190,811 131,438 114,455 96,574 35,231 (34,290) 963,198
Operating profit/loss 52,525 8,541 8,729 15,220 3,474 243 (1,361) (8,062) 79,312
Total assets 1,612,161 282,53C 127,111 98,286 273,263 37,100 138,131 (81,215) 2,487,36¢
Depreciation expenses 16,458 858 1,561 1,573 9,442 1,568 89 792 32,345
Amortization of goodwill 1,008 - 1,897 - 0 - 1 2,513 5,421
Investment in entities accounted
for using equity method 2,339 - - 192 - - 97,306 779 100,617
Additions to property, plantand -y 4 659 1,663 2,401 2,761 11,688 2,153 77 991 136,359

equipment and intangible assets

Yen (millions)

Year en .
Meg’cl’? 3d1e'dz()21 Urban Residential Property Real Estate Wellness Tokyu Innovation  Elimination/ Consolidated
Development Management  Agents Hands Business  Headquarters
Revenues:
Third party customers 300,560 145,943 170,969 126,348 86,989 62,313 14,609 - 907,735
Inter-segment 4,338 378 13,857 2,067 648 840 2,057 (24,188) -
Total 304,898 146,322 184,826 128,416 87,638 63,153 16,667 (24,188) 907,735
Operating profit/loss 54,978 8,429 6,618 12,316 (11,390) (4,419) (2,753) (7,262) 56,517
Total assets 1,791,452 284,148 117,838 99,213 272,540 32,870 134,765 (80,531) 2,652,29¢
Depreciation expenses 22,814 902 1,770 1,600 10,064 1,481 424 744 39,803
Amortization of goodwill 1,008 - 1,913 - - - 1 2,412 5,336
Investment in entities accounted
for using equity method 2,305 - - 201 - - 95,775 774 99,056
Additions to property, plant and g7 394 975 1,415 1,970 9,932 1,662 1,956 658 105,970

equipment and intangible assets
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U.S. dollars (thousands)

Year ended Urban . ) Property Real Estate Tokyu Innovation  Elimination/ )
Well C lidated

March 31, 2021 Development Residential Management  Agents einess Hands Business  Headquarters onsolidate
Revenues:

Third party customers 2,732,364 1,326,75¢ 1,554,264 1,148,61¢ 790,809 566,482 132,809 - 8,252,13¢€

Inter-segment 39,436 3,436 125,973 18,791 5,891 7,636 18,700 (219,891) -

Total 2,771,80C 1,330,20C 1,680,23¢ 1,167,41¢ 796,709 574,118 151,518 (219,891) 8,252,13¢
Operating profit/loss 499,800 76,627 60,164 111,964  (103,545) (40,173) (25,027) (66,018) 513,791
Total assets 16,285,927 2,583,164 1,071,25% 901,936 2,477,63€ 298,818 1,225,13¢ (732,100) 24,111,78:
Depreciation expenses 207,400 8,200 16,091 14,545 91,491 13,464 3,855 6,764 361,84t
Amortization of goodwill 9,164 - 17,391 - - - 9 21,927 48,509
Investment in entities accounted
for using equity method 20,955 - - 1,827 - - 870,682 7,036 900,50¢
Additions to property, plant and 79, 557 8,864 12864 17,909 90,291 15109 17,782 5982 963,364

equipment and intangible assets

The breakdown of the impairment loss by businegmset for the year ended March 31, 2020 and 202 asr

follows:
Yen (millions)
Year ended Urban . ) Property Real Estate Tokyu Innovation  Elimination/ )
March 31, 2020 Development Residential Management  Agents Wellness Hands Business  Headquarters Consolidated
Impairment loss - - - - 2,910 626 - - 3,537
Yen (millions)
Year ended Urban . ) Property Real Estate Tokyu Innovation  Elimination/ )
March 31, 2021 Development Residential Management  Agents Wellness Hands Business  Headquarters Consolidated
Impairment loss 777 - - 14 636 1,102 - - 2,531
U.S. dollars (thousands)
Year ended Urban . ) Property Real Estate Tokyu Innovation  Elimination/ )
Residential Wellne: Consolidated
March 31, 2021 Development esidentia Management  Agents ss Hands Business  Headquarters sol
Impairment loss 7,064 - - 127 5,782 10,018 - - 23,009
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Company Profile (parent company)

Established October 1, 2013
Headquarters SHIBUYA SOLASTA, 1-21-1 Dogenzaka, Shibuya-ku, Tokyo 150-0043, Japan
Capital ¥ 77,562 million (as of March 31, 2021)

URL https.//www.tokyu-fudosan-hd.co.jp/english/






