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Presentation

Moderator: Ladies and gentlemen, thank you very much for attending today's financial results briefing for Q2
of the fiscal year ending November 30, 2024 of Tosei Corporation.

First, we would like to inform you about today's proceedings. Today, we will begin with a presentation in line
with the documentation, and then move on to a Q&A session. Please refer to our website for the documents.
Today's financial results briefing is scheduled to end around 5:00 PM.

Next, we would like to introduce the attendees from the company who are at today's meeting: President and
CEO, Seiichiro Yamaguchi; and Managing Executive Officer, Nobuto Fujiwara. These two people are
representing Tosei Corporation. Managing Executive Officer Fujiwara will now provide an overview of the
financial results for H1 of the fiscal year ending November 30, 2024, beginning on page three of the financial
results presentation materials.

Fujiwara: My name is Fujiwara, as just introduced. | would like to present an overview of the financial results
for Q2 of the fiscal year ending November 30, 2024.

FY2024 2Q(6M) Highlights TOSEI

| Revenue ¥57.6B (up 9.0% YoY), Profit Before Tax ¥14.3B (up 19.0% YoY), Profit for the Period ¥10.0B (up 23.3% YoY)
| Progress ratio against full-year forecast is Revenue 62.5%, Profit Before Tax 87.1%, Profit for the Period 89.8%
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FY2022 FY2023 FY2024 FY2022 FY2023 FY2024 -2,369 -3,251 -1,600 (Head office expenses efc )
2Q(6M) 2Q(6M) FY2022 FY2023 FY2024
2Q(6M)
Profit Before Tax Profit for the Year/Period Fixed Cost Coverage by Profit from Stock Business
=1Q =2Q »3Q m4Q =1Q ®m2Q =3Q =4Q -e~ ROE m Fixed Cost m Stable (Stock) Business Gross Profit
8 30/
7 16,500 (Forecast) 12.5% 13.6% 13.09, (Forecast) (¥million) Qoi'gj’g;
(¥milion) 4 E A4 memmmm—- e . i Fixed Cost
15,310 i g Sy [106.5%
114,372 1,209 Forecast) b Coverage
12,753 Yoy (¥milion) 10,508  _.l__- ) 12,589 Ratio
557 1,143 L0002 11,818 * Stable Business
2,237 - +19.0% 8,607 1201 .- XoY: Gross Profi
15158 - - +23.3% I Fixed Cost
Progress
Roko Progress
87.1% Ratio
89.8%
FY2022 FY2023 FY2024
2Q(8M)
FY2022 FY2023 FY2024 FY2022 FY2023 FY2024 | * Stable Business Gross Profit: The sum of gross profit (net of effects of internal transactions) of

2Q(6M) 2Q(6M) | thed Stable Businesses (Rental, Fund & Consulting, Property Management, and Hotel)

1 * Fixed Cost = Seling, general and administrative expenses - property selling expenses +

' interest expense

pyright @ 2024 TOSEI CORPORATION, Al Rights Reserved

Please see page four. This shows the financial highlights for Q2 of the fiscal year ending November 30, 2024.
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The bar graph on the left side of the page shows revenue, operating profit, profit before tax, and profit for
the period for the past three years.

Revenue increased 9% YoY to JPY57.6 billion, and the dotted-line box shows the forecast for the full year,
which is JPY92.1 billion, of which 62.5% has already been achieved. Similarly, operating profit increased 19.1%
to JPY14.9 billion, with a progress rate of 84.2%, and profit before tax increased 19% to JPY14.3 billion, with
a progress rate of 87.1%, showing extremely steady progress.

Operating profit by segment and stable business ratio are shown on the right side of the page. We have six
segments. The segments that are boxed off here—the real estate rental business, the real estate property
management business, the real estate fund and consulting business, and the hotel business—are designated
as stable businesses.

For H1 of the fiscal year ending November 30, 2024, the stable business ratio was 35%, as profits from the
trading business led the way, but the ratio is expected to increase toward the full-year plan of 47.2%, as stable
businesses will generate stable profits over time.

TOSE|

Revenue ¥29.3B (down 13.6% YoY), Operating Profit ¥5.5B (down 21.9% YoY)
Ope'a"’""' Sold 28 whole buildings (up 2 properties YoY), out of which 2 properties were sold to Tosei Reit
33.9% Sold 65 pre-owned condo units (up 1 unit YoY)

Revenue/Gross Profit Margin

= WhcioBudng o Genera Cufcmors

Whole Building to Tosei Reit FY2023  FY2024 2Q(6M)
Pre-owned Condo Uﬁ§ Pre-owned Condo Unis 16.2% 19.0%
~&~ Gross Profit Margin Whole Buiding 24.8% 28.2%
Total 228% 25.6%
(émllion) * Exduding valuation loss and reversal of valuation loss under LCM
| 28.6%
24.0% 26.3% 20.3% 21.1% ° 22.3%
.. -
23,717 FY2024 2Q(6M)
3,708 GPM 25.6%

Shinjuku-ku Building Complex ‘Yokohama-shi Income-generating Apt.
15,487 S
13,911 (Office & Apartment) (Sold to Tosei Reit)

3,637 —
4,613 4

3,686

FY2023 1Q FY20232Q FY20233Q FY20234Q FY2024 1Q FY2024 2Q

(¥million) FY2023 2Q(6M) FY2023 FY2024 2Q(6M) FY2024 Forecast

Revenue 34,017 47,535 29,399 45,889

Gross Profit 8,390 11,183 7,531 9,171

Operating Profit 7,165 8,877 5,597 6,181
No. of Sales

(Pre-owned Condo Units) 54 108 g5 e
No. of Sales

W e ey 26 45 28 50

* The Gross Profit includes the folloy luation loss and I of valuation loss under LCM Chuo-ku Vacant Office
e Gross Profit includes the following valuation loss and reversal of valuation loss under Income-generatlng Apt

FY2023; +¥365M, FY2024 2Q(6M); +¥12M

I would like to explain each of the six businesses that we are engaged in. Please see page six. This is the real
estate revitalization business.

We acquire existing assets that have lost value due to their age, etc., renovate and add the value, and sell
them to investors and others.
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H1 revenue totaled JPY29.3 billion, down 13.6% YoY, and operating profit was JPY5.5 billion, down 21.9% YoY.
Although the YoY comparison makes it look like a slump, we believe that in reality the market was very
favorable, and that trading remained strong.

As described on pages 15 and 16, we keep roughly two to three years' worth of inventory in our revitalization
business and development business, and from that inventory we formulate sales plans for a mix of properties
for sale in the revitalization business and development business so that earnings in the trading business will
steadily increase.

In the current fiscal year, we had planned to sell large projects in the development business, so we had
planned for slightly lower sales in the revitalization business. The forecast for the full year is JPY45.8 billion in
revenue and JPY6.1 billion in operating profit, and we have achieved 90% of our operating profit in H1.

We sold 28 whole-buildings, like those shown in the photos on the right. In addition, revenue of pre-owned
condo units, as shown in the lower, dark-yellow bar graph, totaled JPY8.2 billion as 65 units were sold in Q1
and Q2. Both revenue and profits were very strong as we focused on the three central wards of Tokyo,
including Minato ward.

»n
m

Revenue ¥14.3B (up 124.1% YoY), Operating Profit ¥5.1B (up 295.3% YoY)

OpaRont Sold own developed logistics facility “T's Logi Ome” and commercial facility “T'S BRIGHTIA Jiyugaoka™ in 1Q
3"/« Sold 5 detached houses for high-end customers in 2Q
Revenue/Gross Profit Margin
m Detached House,

Land Lot, Housing Construction
Condominium

FY2023 FY2024 2Q(6M)

Property for End Users™ 27.2% 29.0%
Whole Building
2 . Whole Buildin 31.9% 38.7%
(Rental Apt.,, Commercial Facilty, “
Logistics Facility) Total 29.4% 37.6%
~@— Gross Profit Margin *1 Excluding valuation loss and reversal of valuation loss under LCM

*2 Condo, detached house etc.

49.4%
38.4%

28.7% 30.2% 31.5%

e —

'
H
‘ 28‘7% 5
H H ), .

(¥million) i (Excluding reversal of valuation bss T's Logi Ome T'S BRIGHTIA Jiyugaoka
: under LCM) (Logistics Facility) (Commercial Facility)
i FY2024 2Q(6M
i 5PM 39.4

4,644 v 12,772
'
I
1,752 2,154 - ! 1300
160232 ’
w834 1 232 oo RN

FY20231Q FY20232Q FY2023 3Q FY20234Q FY2024 1Q FY2024 2Q

(¥million) FY2023 2Q(6M) FY2023 FY2024 2Q(6M) FY2024 Forecast

Revenue 6,396 7,246 14,334 18,650
Gross Profit 1,906 2,133 5,642 6,249
Operating Profit 1,296 1,036 5,123 5,030
No.ofSaes
_ (Detached House, efc) 43 52 14 63 THE Palms Court Denenchofu Comodo CASA Tama-ku Kuriya
. of Salk 21 21 2 2 (Detached House) (Detached House,
(ON%?%OF“"SE%)* Net Zero Energy House (ZEH))
(Whole Buikding) 1 2 2 2

* The Gross Profitincludes the following valuation loss and reversal of valuation loss under LCM:
FY2023; +¥5M, FY2024 2Q(6M); +¥269M

~N

Please see page seven. This is the real estate development business.
Revenue was JPY14.3 billion, up 124.1% YoY, and operating profit was JPY5.1 billion, up 295.3% YoY.

Revenue of whole buildings, shown in the dark yellow portion of the bar graph, for Q1 of the fiscal year ending
November 30, 2024, totaled JPY12.7 billion, showing extremely steady progress. Specifically, we sold a
logistics facility T's Logi Ome and a commercial facility in Jiyugaoka, which we developed, pictured on the right.
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The gross profit margin on whole-building sales in H1 of this fiscal year was 38.7%, with whole-building sales
driving a significant portion of revenue and profits.

In Q2, we sold five detached houses to high-end customers, resulting in revenue of JPY1.3 billion.

The gross profit margin of the development business in H1 of the year was 28.7%, just outside the green graph
line. The 49.4% gross profit margin shown above is the gross profit margin after taking into account the
reversal of past valuation loss under LCM. Although the gross profit margin is higher in accounting terms than
28.7% of the actual margin, we believe that we were able to sell at a relatively higher profit margin than
ordinary detached houses.

TOSEI

Acquired and delivered properties (41 whole buildings, 61 pre-owned condo units, 70 units worth land lots for detached houses) worth
¥44.6B in expected disposition value

Including the contracted not yet delivered properties of ¥19.6B, reached ¥64.3B worth of properties against full-year target (progress rate 64.3%)
Acquired 23 income-generating offices and commercial facilities, etc. worth approx. ¥9.5B in 2Q, through support for business succession

Trends in Annual Acquisition Amounts (expected disposition value)

Revitalization: Stripes, Development: Filled

Detached House, Land Lot m Land Lot etc. Delivered FY2024
Whole Apt/Rental Apt. m Office ¥44 63 Acquisition
Condominium Pre-owned Condo Units 2 Target
m Logistics Faciiity .
= Hotel 92,831 Delivered -0.-1 ¥1 OOB
Commerdial Faciity C:é'r’;: (delivery basis)
(¥million) v e
/841 ‘ /- Detached House,
e // Land Lot Development
8,080 (Delivered + / 5,042 X ¥11.48
Contracted) I/ Res?;/;m- (down 39.6% YoY)
/ ,
1,519 - %780 64,309 / / J
Yy, T i / / 7
/) Logistics Faciltes
53,150 , 768
17,220
Upadl Land Lot etc.
N 1498
Pre-owned
71,48 % Condo Units
9,997 Revitalization
10,828 25,620 - ¥33.28
Whale ot (up9.1% YoY)
"""""" 8,957 up 9.17% Yo
2 2 L Commercial Fadity
%// 3917
P17 963//‘ !
"// / Office
8,370 4 | e
FY2021 FY2022 FY2023  FY2024 2Q(6M) J Chibecshi Nerima-ku
*1 Contracted: Properties before delivery but already contracted Commercial Facility Income-generating Apt.

* For more details on the Inventories (expected disposition value), please see P.15-16

Please see page eight. This shows the progress in acquisitions in the revitalization and development
businesses that | just explained.

In the portion that has already been delivered, acquisition is in progress for an estimated disposition value
worth of JPY44.6 billion. Lower down you will find the amount for each individual asset type. We have
purchased 41 whole buildings, 61 condo units, and 70 units worth land lots for detached houses.

In addition, the dotted line in the bar graph near the middle of the page shows progress to JPY64.3 billion,
including JPY19.6 billion that has been contracted but has not yet been delivered. We are 64% of the way
toward our full-year acquisition target of JPY100 billion, and we believe we will be able to achieve this target
as well.
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In Q2, we acquired 23 income-generating offices and commercial facilities, estimated at JPY9.5 billion in
disposition value, through business succession support. The top photo on the right shows an income-
generating office in Chiba City. We have been able to efficiently acquire properties like this in bulk.

Rental Business TOSEI|

oreliE ot | Revenue ¥3.7B (up 15.4% YoY), Operating Profit ¥1.7B (up 17.5% YoY)
10.9v, | Occupancy rate of fixed assets 93.9% (as of the end of May, based on floor area)

Revenue/Operating Profit Margin Breakdown of Properties™ (Book Value / No. of Properties)

= Fixed Assets m Inventories = Sublease ~#- Operating Profit Margin Inventories m Investment Properties 111,640

109,231 (123 properties)
(114)

|
51.3% ‘
47.4%  46.4% 44.7% i 45.7% 49.6% (¥million) 88,333
v 82,350 (91)
FY2023 ! FY2024 2Q(6M) ®4)
H OPM 47.7%
LAl ; %544 o = B pmpe'442rll )
1es2 700 MB8* 1 1810 ) hzgos o001 ”
’ ] — et '
1,600 4 : ) : o ©2) (70)
H
1,010 g 1,141 38,558
806 854 874 : )
i
|
! ¢ ies)
FY2023 FY2023 FY2023 FY2023 FY2024 FY2024
1Q 2Q 3Q 4Q 1Q 2Q '20/11  '21/11 '22/11  '23/11  '24/5
- Increase and Decrease of Properties™ during FY2024 2Q(6M)
amion Praveszam) Fvaozs
7 (Properties) b5 . LB
Revenue 3,253 6,81 3,754 7,979 114 N - sl o
Gross Profit 1,674 3,546 1,959 4,114 i Acquired  Leasing Sold Be
Newly  through Vacated
Operating Profit 1,525 3,232 1,791 3,727 Acquired  M&A
*2
Operating Profit Margin 46.9% 47.4% 477% 46.7% 8l
* The Revenue includes interal transactions
'23/11 "24/5
*1 Properties which have rental income (excluding pre-owned condo units) 9

Copyright © 2024 TOSEI CORPORATION, Al Rights Reservec *2 Includes properties acquired through business succession support

Please see page nine. This is the third segment, the real estate rental business.

This is positioned as one of our stable businesses. The bar graph also shows stable profits. In H1, revenue was
JPY3.7 billion, up 15.4% YoY, and operating profit was JPY1.7 billion, up 17.5% YoY.

On the right is a breakdown of the number of rental properties, with dark blue being investment properties
of fixed assets and light blue being inventories. There was no movement in investment real estate from the
end of the previous period. Inventories increased by 9 buildings from the end of the previous period due to
new acquisitions and acquisitions through M&A, although 22 buildings were sold, as noted in the bottom line.
We are also making good progress in this area.
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Revenue ¥3.6B (down 12.3% YoY), Operating Profit ¥2.3B (down 22.6% YoY)
Opgiating Profit The balance of assets under management (AUM) progressed to ¥2,377B (up ¥25.3B from the end of previous fiscal year),
5.0% against the full-year AUM target of ¥2,550B
Earned a large amount of disposition fees in 2Q

Revenue/Operating Profit Margin

mAM Fee = Acquisition Fee m Disposition Fee CRE w Private Placement Funds AM = Tosei Reit AM AUM (total)
Brokerage Fee / Others  ~#- Operating Profit Margin FY2024 Full-year Target (from the end of FY2023)
e ¥2,550B Net +25,354 ©
FY202 (¥million) Increase © 147,681
| OPM 3% 2,352,454 2,377,808 Decrease & 122,327
i
64.1% 75.6% ' 65.9% 99,945 94,201 CRE
. 46:5% 518% IO
> 27 ) Net .5,744
© ' 1,722,896 Increase -
'
» ) 102,295 Decrease 5,744
(¥million) _— 3 1,:3([]],:767 ! P = Funds
’ i 2094 1,123,406 4 Net +27,428
337 ' 4 64,304 2,173,454 2,200,883 Increase 144,011
. 1,760 | Decreat 116,583
1655 el | 433 Dy | LO78 392 1,542,327 -
106 ! o7 B 274 1,281,388 o
30" i 507 F{d».h'. ; 56 S aebts Tosei Reit
(disposition fee) 62 ! 7 Net +3,670 ©
' ’7 Increase © 3,670
1,179 1191 Decrease .
4 : 70,382 72,392 78,274 . 79,054 83774
: '20/11 21/11 '22/11 '23/11 '24/5
FY2023 FY2023 FY2023 FY2023 FY2024 FY2024 * The AUM balance of ¥2,377,808M as of the end of May 2024, consists of ¥2,341,740M in private placement

1Q 2Q 3Q 4Q funds, etc. managed by Tosei Asset Advisors Inc. and ¥36,067M in CRE, etc. managed by Tosei Corporation

1Q 2Q
S— S PERIEY 2023 Changes in Asset Type under Asset Management

Breakdown of asset types under management has changed significantly in 2.5 years

Revenue 4,191 7,384 3673 6,943 vita FM Contracts,
= 1% Others
Gross Profit 4,020 7,040 3,458 6,591 FM Contracts, R"s'sg‘:/:'ﬁ" Data conter | 13% Residsiitial
Operating Profit 2,978 4,555 2,305 3,931 istol Ofnals 2 S 41%
ogis'
Operating Profit Margin 71.1% 61.7% 62.8% 56.6% 1% S5 ps of the feci) Asotthe
end of /o end of

* The Revenue includes intemal fransactions Logm:;s%hc""" Nov. 2021, May 2024
Office/Commercial Office/Commercial R
facility ci 10

14%
Please see page 10. This is the real estate fund and consulting business.

Revenue in H1 totaled JPY3.6 billion, down 12.3% YoY, and operating profit was JPY2.3 billion, down 22.6%
YoY.

As you can see in the bar graph on the lower left, the reason for the decrease in revenue here is that a large
amount of spot income, such as brokerage fees, acquisition fees, disposition fees, etc., was recorded in Q1
and Q2 of last year. In the previous fiscal year, we were able to obtain large projects, such as Otemachi Place,
and many spot incomes, but this fiscal year, we do not expect the same spot projects as in the previous fiscal
year, so we are planning a decrease in revenues and profit.

As operating income for H1 of the fiscal year is 58% of the initial plan, we believe that we are on track.

As for assets under management (AUM), the bar graph on the right shows that as of the end of Q2 of this
fiscal year, AUM was JPY2,377.8 billion, up JPY25.3 billion from the end of the previous fiscal year. The full-
year plan for the current fiscal year calls for an annual increase of JPY350 billion in new accumulation and a
decrease of JPY150 billion due to sales and other factors, for a net increase of JPY200 billion. While an increase
of about JPY100 billion at the end of H1 would be ideal, the actual results were slightly behind.

The bar graph on the upper right shows the increase/decrease in AUM in H1, with an increase of JPY147.6
billion and a decrease of JPY122.3 billion. Although the increase was generally steady, AUM increased by only
JPY25.3 billion as sales preceded.
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Property Management Business

| Revenue ¥4.2B (up 10.5% YoY), Operating Profit ¥0.6B (up 23.0% YoY)

"Pﬁ:"“‘ I Properties under management increased to 963 properties (up 105 properties from the end of previous fiscal year) as a result of
3. taking over the property management business of a general company in Chiba-shi through support for business succession in March

Revenue/Operating Profit Margin Number of Properties Under Management

Condo/Apartment

mPM/EM Fee mRepair Works, Commission and Fee m Office Buildings, Commercial Facilities, Hotels, Logistic Facilities, Others

~a- Operating Profit Margin

(Properties)

14.1% 12.9% 14.5% 15.4% —

8.4% g.70p 858

FY2024 2Q(6M) 758 793

rnslan) FY2023 OPM 15.0% 695 55

OPM 10.4% . - .

287
1,869 1,984 1g70 2072; 1,993 246

FY2023 FY2023 FY2023 FY2023 FY2024 FY2024 20/11 21/11 22/11 '23/11 '24/5
1Q 2Q 3Q 4Q 1Q 2Q
| Example of Properties Under Management
(¥million) FY2023 2Q(6M) FY2023 —
Revenue 3,853 7,796 4,258 8,558 \ . 1
Gross Profit 1,365 2,754 1,550 3,021
Operating Profit 518 813 637 841
Operating Profit Margin 13.5% 10.4% 15.0% 9.8% :
* The Revenue includes internal transactions " 2 Apartment Commercial Hotel <I:)‘gbllc

Facility Facility
11

Please see page 11. This is the property management business.
Revenue was JPY4.2 billion, up 10.5% YoY, and operating profit was JPY637 million, up 23% YoY.

As you can see in the bar graph lower down, in addition to the usual management contracts, we also gained
a lot of spot works and commissions this fiscal year, especially through proposal-based sales activities such as
renovation works.

The number of properties managed by the company increased by 105 from the end of the previous fiscal year
to 963, mainly due to the takeover of the management business of an operating company in March through
business succession support.
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Hotel Business

| Revenue ¥3.0B (up 65.3% YoY), GOP ¥1.5B (up 83.7% YoY), Operating Profit ¥1.0B (up 120.0% YoY)
Gg | Occupancy rates of Tosei Hotels remained steady with 93.3% in office area and 86.8% in tourist area in 2Q (Mar.-May)
9%

Revenue/Operating Profit Margin Hotels Held by Tosei (as of the end of May 2024)

= Own Management, Consulting = Lease ~#-Operating Profit Margin No.of | Average Occupancy Rate

'
Name
18.1% 32.0% 31.7% ! 30.3% 38.1% AULL FY2023 1st Half FY2024 1st Half
3 I
8.9% ' 1 | Tosei Hotel COCONE Kanda 111 93.5% 92.1%
| FY2024 2Q(6M)
e ! OPM 34.6% 2 | Tosei Hotel COCONE Ueno 126 92.6% 90.3%
Y2023 !
(¥million) OPM 23.79 1 1,657 3 | Tosei Hotel & Seminar Makuhari 137 84.1% 83.7%
|
E 4 | Tosei Hotel COCONE Asakusa-Kuramae 130 79.8% 85.3%
'
1,043 1,011 H 5 | Tosei Hotel COCONE Ueno-Okachimachi 171 94.6% 93.3%
'
i 6 | Tosei Hotel COCONE Asakusa 80 78.9% 90.6%
E 7 | Tosei Hotel COCONE Kamakura 73 89.9% 87.4%
'
E 8 | Tosei Hotel COCONE Tsukii Gnza Premier] 205 |Opened Sep. 2023 76.5%
FY2023  FY2023  FY2023  FY2023  FY2024  FY2024 Total 1,033 88.1% 86.6%
1Q 2Q 3Q 4Q 1Q 2Q * The lease of Tama-shi Income-generating Hotel (leased to third party) was terminated in March 2024.
FY2023 2Q(6M) FY2024 2Q(6M) 2
P ezl |~ Average Occupancy Rates of Tosei Hotels by Area
M Oy Lease Total » Ol Lease Total Average occupancy rates of hotels in office areas are stable with 90% level and in
tourist area, it rose to 87%
Revenue 1,768 62 1,830 4,180 2,979 47 3,026 5537 100.0%
Average O Rate
Gross Profit 1,736 26 1,762 4,036 2923 34 2957 5384 = e (During FY2024 2Q)
GOP 864 - 864 2,045 1,587 - 1587 2659  s0.0% - A
Operating Profi 450 24 475 990 1,016 29 1,046 1,538 ¥ = 92.3%

Tourist Area
86.8%

OperatingProftMargn ~~ 25.5%  40.2% 26.0% 23.7% 34.1% 62.0% 34.6% 27.8% 60.0%

~&— Office Area (Kanda, Ueno, Okachimachi)
* The Revenue includes internal transactions

U/‘ - ri A k Kus iii Gil
* GOP: Gross Profit — Operating ing Deprediation expense) e Tourist Area ( Tsukiji Ginza)
FY2021 FY2022 FY2022 FY2023 FY2023 FY2024 1 2
pyright © 2024 TOSET CORPORATION, Al Rights Reserved aQ 2 % 2Q 4Q P

Please see page 12. This is the hotel business.

Revenue was JPY3 billion, up 65.3% YoY; GOP was JPY1.5 billion, up 83.7% YoY; and operating profit was JPY1
billion, up 120% YoY, all very strong.

The occupancy rate for the Q2 period was 93.3% for the office area and 86.8% for the tourist area. The Tsukiji
Ginza Premier (No. 8) opened in September of last year, and this hotel contributed significantly to the increase
in profit this time. The list of hotels held by Tosei is shown on the right.

Also, looking at the occupancy rate, you may have the impression that the rate in this year has not increased
much from last year. ADR is not shown here, but we have been able to increase ADR by approximately 20%,
although there is some variation from hotel to hotel. The hotel business is performing well due to strong
demand from within Japan and overseas.

That concludes my explanation of our business segments.
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Summary of Balance Sheet (Consolidated) -Assets-

| Total Asset ¥254.4B (up ¥9.1B from the end of previous fiscal year)
| Inventories ¥124.0B (up ¥5.7B from the same), Investment Properties/PPE ¥70.1B (down ¥0.6B from the same)

(¥million) End of Nov. 23| Change d of Feb. '24 Change End of May ‘24

Total Assets 245,329 245,149 +9.314

Cash and Cash Equivalents 39,197 +144 39,342 +388 39,731 +533
+10,278 +26,889 +37,168 |1
i i & ' 4 +5,768
Inventories (Properties) 118,252 9,379 19,657 108,873 | +15,147 1,742 124,020 s 31.400 |2
+65 +66 B +131 |3
i 3 4 -632
Investment Properties/PPE 70,823 311 377 70,511 320 387 70,190 764 |
Other Assets 17,056 +9,366 26,422 -5,900 20,522 +3,466
A Change in Inventories (Properties) B Change in Investment Properties/PPE
In 1H, ¥5.7B increase from the end of previous fiscal year mainly due to acquisitions In 1H, ¥632M decrease from the end of previous fiscal year (increased ¥131M,
(increased: ¥37.1B, decreased: ¥31.4B) decreased ¥764M)
(¥million) 1Q 2Q 1st Half (¥million) 1Q 2Q 1st Half
Purchase of properties = < =
(includes real estate M&A) 7,002 22,524 29,043 I Vaﬂjerf::::s;ﬁ:‘:: o
S +3,263 +3,689 +6,942 Factor other assets *65 168 #131
Increase - Transfer from Inventories - - -
Factor M&A - - .
Transfer from R R ~ Total +65 +66 #31 | ()
|nvestment)l;:ogenleslPPE 5 e 7 Decrease | Depreciation expense, etc. -377 -387 -764
e * = = Facbor Transfer to Inventories - - -
ol
Sales of properties =19, =11, =30,
TSI Change =311 -320 -632
Factor | Investment Properties/PPE - - -
Others -559* - -559
Total -19,657 -11,742 -31,400 |(*2)
Change -9,379 +15,147 +5,768
* Decrease due to loss on retirement of held asset 13
Copyright @ 2024 TOSEI CORPORATION, All Rights Reserved

Starting on page 13, | will briefly explain the assets section of the balance sheet.
Total assets amounted to JPY254.4 billion, up about JPY9.1 billion from the end of the previous period.

The breakdown on the right side shows a JPY0.5 billion increase in cash, a JPY5.7 billion increase in inventories,
and a JPYO0.6 billion decrease in investment properties/PPE due to depreciation and other factors. Other assets
increased by about JPY3.4 billion, mainly due to additional acquisition of investment units of Tosei Reit
Investment Corporation.

As for the increase in inventories, as noted on the lower left, there was an increase of JPY37.1 billion due to
property acquisitions, construction costs, etc., and a decrease of JPY31.4 billion due to sales of properties.
Although sales were strong, we were able to purchase more properties than we sold.
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Summary of Balance Sheet (Consolidated)

-Liabilities/Equity- TOSEI CORPOR TION
| Equity ratio 35.0%, Net D/E ratio 1.21 times
(¥million) End of Nov. ‘23 Change End of Feb. 24 Change End of May ‘24 Total
ota ab es/Eq 4 g 80 4 49 9 4 464 a A
Total Liabilities 163,010 -3,566 159,444 +5,682 165,026 +2,016
: i +20,666 +23,916 - 44583 | v
Interest-bearing Debt 146,587 | -3.149 153l 143,438 | +3.825 5579y i *675 43907 |
Current +6,151 +7,669 +13,820
Interest-bearing Debt fies | 1582 —6m BB 20 oap 1612 1,829 3557
Non-current +14,515 +16,246 +30,762
Interest-bearing Debt 132,804 | -4681 39797 128122 | +3.528 35748 131,650 4153 i g1s
Other Liabilities 16,422 416 16,005 +1,757 17,762 +1,340
Equity 82,319 +3,386 85,705 +3,732 89,438 7118
Equity Ratio (%) 334 +14 34.8 +0.1 35.0 +1.5
Net D/E Ratio (times) 1.31 0.09 1.22 -0.01 1.21 0.10

* Equity Ratio and Net D/E Ratio is calculated based on “Total equity attributable to owners of parent”

A Change on Interest-bearing Debt
Interest-bearing debt increased ¥30.9B due to new/additional borrowings (@)

Decreased ¥30.1B due to repayments upon disposition and scheduled repayments ((2))
1Q 2Q 1st Half 8
(émillion) P R, (R Cirartt | Nes it [nCUMTeNL: Increase in retained earings +¥10.0B ¥7.1B increase
FE Payment of cash dividends -¥3.1B fofn fasend of
New borrowings upon| 11846 | +12,134 | +2477 | +11,810 | +4323 | +23944 | +28267 o ym . previous fiscal year
£ [Additional borrowi g
ngs 3
B |Eonetucton foo. o) S| +1346 S| o+331 - | 2677 | 42677 3
g | Otter (efnance, etc) - | +1010 - | +3,105 S a5 | wants
Non-current transferred
e - | +s080 | vo2es | +028 n
Lease liabilities +146 +24 +102 - +248 +24 +273
Total +6,151 | +14515 | +7,669 | +16,246 | +13,820 | +30,762 | +44,583 |(*1)
Repayments upon =
_ bl 2,707 | 13893 | 3364 | 6,964 6072 | -20857 | -26,930 o Equity Ratio Up 1.5 points > 35.0%
g Scheduled 1,737 144 1,224 -138 -2,962 -282 -3,244 from the end of previous fiscal year
% | Other (refnance, etc) -69 695 | 2,680 423 | 2749 | 1118 -3,867
Non-current transferred
- | 4159 - | 5089 - -9,248 9,248 5
§ | o s bostuumgs ' : ' - Net D/E Ratio Down 0.1 pots P> 1.21times
Lease liabilities 104 305 103 102 208 407 615 from the end of previous fiscal year -
Total 4619 | 19197 | 7372 | 2718 | 11991 | -31915 | -43907 |z
Change +1,532 | -4681 +29 | +3,528 | +1,829 | 1,153 +675
Copyright @ 2024 TOSEI CORPORATION, All Rights Reserved 14

Please see page 14. This is the liabilities and equity section of the balance sheet.

Overall, total liabilities and equity increased JPY9.1 billion to JPY254.4 billion. Interest-bearing debt increased
slightly to JPY675 million. The major increase was in total capital, which increased by JPY7.1 billion to JPY89.4
billion.

The breakdown of changes in total equity is shown in the lower right-hand corner. The increase in total equity
was JPY10 billion due to the accumulation of retained earnings, with a decrease of JPY3.1 billion due to
dividends, resulting in a net increase of JPY7.1 billion.

While liabilities have barely increased, equity capital has increased, resulting in a 1.5-point increase in the
equity ratio to 35% and a net debt-to-equity ratio of 1.21 times, which means that the company has been able
to firmly maintain its financial soundness.
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Breakdown of Inventories

| Inventories book value ¥124.0B (up ¥5.7B from the end of previous fiscal year),
Tosei's expected disposition value ¥188.1B (up ¥4.9B from the same)

Total Book Value S Z A 71 T E<timated Book Expected

as of the end of May 2024 HEpero Value on Completion ¥149,980u Disposition Value ¥188,100m
(¥million) Book Value i Expected Disposition Value

Property Type Revitalization Development ' Revitalization | Development Total
Office 28,998  40properties 5,387 4 properties 34,386 At 40,866 8,728 49,594
Commerdial Facility 9,202  15properties 3,329 3 properties 12,531 Cost 11,316 3,514 14,830
Whole Apartment/Condo 27,669 39 properties 16,236  30properies 43,905 | (Construction, 34,294 33,860 68,154
Pre-owned Condo Units 14,848 239units - - 14,848 Tanealeon) 19,722 - 19,722
Hotel - - - - - 25,959 > - - -
Logistics Facility 603 1 property 4,310 1 property 4,914 768 6,000 6,768
Detached House, Land Lot 2,567  22properiies 9,719 344unis 12,286 3,739 23,916 27,655
Other 1,147 31 properties - - 1,147 1,374 - 1,374
Total 85,037 MSm 38,982 ﬂm 124,020 149,980 112,082 76,018 188,100

* The “Whole Apartment/Condo” in Development Business includes both rental and projects.
* Condominiums are counted as one per project in the Development Business. Exp ected Gross Profit 38, 120
[ Expected Disposition Value Basis
Expected Gross Profit Margin 20.3%
* The above estimated sales amounts are based on the Company's
estimates based on information available as of the end of the period
and actual results may differ significantly due to various factors.

(Reference) Past Record
Gross Profit Margin*

* Average of past three years (FY2021-FY2023) gross profit rate of
and D Includes valuation loss
and reversal of valuation loss under LCM

* Detached houses and condominiums for sale 15
are classified by the amount per unit

24.2%

Copyright & 2021 TOSEI CORPORATION, All Rights Reserved

Please turn to page 15. This is the status of inventories.

As of the end of May, we currently hold inventories with a book value of JPY124 billion, 195 properties, and
583 units, including condo units and detached houses. The middle section here shows the breakdown by asset
type for each of the revitalization and development businesses. Adding construction and value-add costs to
this book value, we are forecasting a book value at the time of completion of JPY149.9 billion and an estimated
disposition value of JPY188.1 billion.

The expected gross profit margin on inventory held is 20.3%, and since the average gross profit margin for the
past three years is 24.2%, we believe this is a relatively conservative estimate.
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Trends in Inventories TO S E,il

188,100
Revitalization: Stripes, Development: Filled 183,172 ﬁf— -
m Office » Commercial Facility Detached
11% 13% | House
m Hotel m Logistics Facility Development
m Land Lot, etc. Whole Apt. (Condominium, Rental Apt., Wood-frame Rental Apt.) ¥76,01 8M
Detached House = Pre-owned Condo Units 145,871 | -¥2,006M
I | Whole Apt./Condo from the end of
133,215 ‘ previous fiscal
126,761 year
(¥million) Logistics Facility
Commercial Facility
Office =
105,357
99,428 100,076 £ 100,847 z 3% 7 Land Lot, etc.
1 ? Pre-owned
1% 10% [10% ] Cootnis
B l = 0% = Logistics Facility
i ! E Revitalizati
! evitalization
69 \ Whole Apt.
- 2 ¥112,082wm
f 22 | ; | ' - | +¥e934m
¢ f 1 / 4% | | 6% | Commercial Facility | from the same
7 23% / | 4 / o
Y ‘Zs%y 72 76%7
Z a0 %/ //
% é / // 22% 2% 7 Office
,///// %4% Z é%
2 22% %
7 7 J

FY2012 FY2013 FY2014 FY2015 FY2016 FY2017 FY2018 FY2019 FY2020 FY2021 FY2022 FY2023 FY2024

Next Stage >  “AdvancingTogether ¢ SeamlessGrowth . © Infinte Potential 2023 ~ + Further Evolution ~
2014 2017 2020 2026
- Balance b i iesandr
(¥million) FY2022 FY2023 FY2024 (Plan)
Beginning-of-year Inventories’! 133,215 145,871 183,172 ) ) )
btpleh b Possess inventories equivalent to just over 2 years
Revenue™ 51,269 54,782 64,540 worth of sales (Revitalization and Development Business)
Revenue /Beginning-of-year Inventeries 38% 38% [ 35% ]
*1 Expected disposition values
*2 Revenue from the trading business (R and De 6
1

pyright @ 2024 TOSEI CORPORATION, All Rights Reserved

Please see page 16. This shows past trends in inventory based on expected disposition value.

The figure on the far right is an estimated disposition value of JPY188.1 billion for inventories held as of the
end of May 2024. Inventory in the development business decreased by JPY2 billion from the end of the
previous period to JPY76 billion worth, while inventory in the revitalization business increased by JPY6.9 billion
from the end of the previous period to JPY112 billion. In recent years, construction costs have skyrocketed,
and we have been purchasing properties in order to focus on revitalization rather than development, and this
strategy is reflected in changes in inventories.

In addition, the balance between inventories and sales is shown in the bottom row. The middle section shows
the inventory at the beginning of the period was JPY183.1 billion, compared with planned revenue of JPY64.5
billion in the revitalization and development businesses for the current fiscal year, so we will have roughly
two to three years’ worth of inventory with which to increase profits in a stable manner.
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Breakdown of Fixed Asset / TD _S E,.

| Fixed assets (real estate) 34 properties with fair value of ¥129.1B (Tosei's estimation) against book value of ¥67.58
| Unrealized gains increased to ¥61.6B (up ¥1.7B from the end of previous fiscal year) due to the review of cap rate of commercial facilities, etc.

Total Book Value ¥67,516m Fair Value ¥129,185m

as of the end of May 2024 34 properties

pSslion) : Unrealized Gains as of
PrTeRE T Book Value (A) Fair Value (B)

Office 37,196 16 properties 69,166 31,969 31,774
Commercial Facility 7,254 8 properties 11,887 4,632 3,323
Condo/Apartment - - - - -
Hotel 22,017 8 properties 46,054 > 24,036 23,769
Logistics Facility 875 1 property 1,904 1,029 1,022
Land Lots, Others 172 1 property 172 - -
Total 67,516 34 properties 129,185 61,668 59,890

*1 Calculated by corporation tax rate 33% Income Tax' -20,350 19,763

* The PPE book value does not include the book value of right-of-use (lease) assets, tools, fumiture and fixtures, etc. (¥2,673M)

* The fair value in above is calculated by the Company based on “Real Estate Appraisal standards” Unrealized Gains
after Tax #1317 Aze

| Total Equity including Unrealized Gains After Tax [ TrendsinInvestment Properties and PPE (Book Value)
= Property, plant and equipment

68,016 67,516

- e end of Mav 2024 m Investment Properties 5](.571)54 51(,3%?5 (34) (34 propetties)
Per Share (¥mIIlIon)46('3:;)70 4"?’3%)?9
Total Equity ¥89,037M ¥1,837.30
Unrealized Gains after Tax ¥41,317M ¥852.60
Total ¥130,355M ¥2,689.90
* Total Equity the total equity to owners of the parent company.

'19/11 '20/11 '21/11 '22/11 '23/11 '24/5 17

Copyright ® 2024 TOSET CORPORATION, Al Rights Reserved

Please see page 17. This shows the status of fixed assets.

There is no change in the figures and the number of properties from the end of the previous fiscal year, but
we estimate the book value to be JPY67.5 billion and the fair value to be JPY129.1 billion. The blue column in
the table on the right shows JPY61.6 billion in unrealized gains, and if we were to sell the properties, we would
have to deduct corporate tax, so we estimate that there would be JPY41.3 billion in unrealized gains after tax.

We calculated the figures per share as shown again on the bottom left, total equity per share is JPY1,837, and
the unrealized gains of JPY41.3 billion per share is JPY852, for a total NAV of JPY2,689.
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Borrowings from Financial Institutions TOS E,Zl

| Average interest rate 1.156% as of the end of 2Q (up 0.083 points from the end of previous fiscal year)
Despite a sense of high interest rates, the lending attitude of financial institutions remains generally favorable
| Average borrowing period for Inventories is 6.1 years, for Fixed Assets is 16.6 years

Changes in Borrowing Rate*'/Period™ Balance of Borrowing"?

~®- Average Interest Rate m Borrowing for Inventories, etc.
~o~ Average Borrowing Period (Fixed Assets) Borrowing for Fixed Assets * () are balance of fixed-rate loans against fixed assets
=@~ Average Borrowing Period (Inventories, etc.)
(émilion) 144,092 145111
1.156%
0
1053% g o30 Ooo0 LOST% 1073%__ @ 123,736
P i e it e 113,483 45331 #3304
16.2 16.6 years (9,705) (11,318)
15.4 |
47 59 e 89,815 90,056 o
3 : 45,687 (11,542)
(11,922)
29,546 34,613
8.2 s (8,039 (7 762)
7.1 .
6.3 6.0 6.1years
'19/11 '20/11 '21/11 '22/11 '23/11 '24/5 '19/11  '20/11 '21/11 '22/11 '23/11 '24/5

*1 The weighted-average rate of borrowing balance of end of each fiscal year.

*2 Borrowing period are calculated using the weighted average of period from the initial date of borrowing until due
date of g onthe b balance.

*3 Lease Liabilities are not included.

18
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Finally, please see page 18. This shows the status of borrowings from financial institutions.

The average borrowing rate at the end of Q2 was 1.156%, up 0.083 points from the end of the previous period.
Although there is a sense of high interest rates, we recognize that financial institutions' lending attitudes are
generally favorable.

Considering the length of time we hold inventories, the majority of our borrowing is based on TIBOR, so we
are affected by the current rise in market interest rates. The Bank of Japan is expected to raise interest rates
once or twice this year, and we must incorporate such concerns about rising interest rates into our future
management plan.

However, since a sharp rise in interest rates is not expected at this time, we believe that we can adequately
control the situation by raising rental income and securing gross profit in the revitalization and development
businesses.

That concludes my presentation. Thank you very much.

Moderator: Continuing from page 22, President Yamaguchi will now explain business developments during
H2 of the fiscal year ending November 30, 2024.
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Performance of the First Half

| Sold properties with high profit margin in the Revitalization and Development Business and the Profit before Tax progressed to 87.1% of the full-year
target (Profit before Tax ¥14.3B against the full-year target of ¥16.5B)

I concluded capital and business alliance agreement with Nagoya Railroad Co., Ltd. and started initiatives to maximize the value of both companies
| High performance in the Hotel Business by capturing the strong inbound demand

I Succeeded in achieving prime properties by trying various ways of acquisition such as supporting business succession of companies that hold real
estates (Chiba project, Nakano project)

+ Active investments to Japanese real estates from domestic and foreign investors continues thanks to the favorable financing environment
Macro

¢ +The number of hotel lodgers hit record high level due to the inbound demand as the weaker yen continues
Environment

*While Japan ended era of negative interest rates following the change of monetary policy by the BOJ, the rise is expected to remain moderate

+Weakening investment appetite among the real estate investors due to the shrinking yield spread
Concerns +Decline in the motivation of end-users to purchase homes due to the rising mortgage rate
+Construction costs increasing due to the further price soar of building materials (especially steel and cement) and the labor costs remaining high

+Promote sales and acquisitions while monitoring domestic and foreign monetary policy trends and real estate investors’ investing stance
+Focus on expanding AUM by attracting demand from domestic and foreign investors to the growing private fund market
+Proceed research on large assets such as data centers and hotels

+Consider joint projects with Nagoya Railroad Co., Ltd.

Yamaguchi: My name is Yamaguchi, as | was introduced earlier. | would like to review H1 of the fiscal year,
which Fujiwara explained, and talk about business developments in H2.

Please turn to page 23. First, let’s look at the H1 performance trends shown in the top section.

First, profit before tax was JPY14.3 billion, more than 87% of the full-year plan of JPY16.5 billion, as the
revitalization and development businesses led profit.

The reason for this is that we had a conservative business plan that assumed a slight adjustment in profit
margins due to rising interest rates in the market, but this did not end up having much influence. And, as | will
explain later, investors have been quite impressed with our development capabilities and our Eco Friendly
revitalization capabilities.

Second, we have just concluded a capital and business alliance with Nagoya Railroad Co., Ltd. We will explain
the details of this later.

Third, the hotel business has been very strong, with ADR up 15%-20%.

The fourth is related to support for business succession to real estate holding companies. We have been able
to acquire prime real estate through real estate M&A, which has very few rivals, and acquisition have been
favorable in H1 of the year. We have built up a track record of 21 deals, including business succession, and
are now able to receive considerable amount of M&A information.

The middle area of the slide shows our understanding of the external environment.
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First is about the macro environment, with domestic and foreign investors continuing to invest in Japanese
real estate due to the favorable financing environment. As we have previously mentioned, there was some
concern that there might be an adjustment due to the high interest rates, and last year, due to the decline in
the US office market and the fall in Chinese real estate, there were signs of restrained investment in offices,
especially by US investors, but the market is now recovering quite well.

Second, the yen is very weak, so this is positive for the hotel environment and hotel revenue.

Let's skip ahead a little and talk about the concerns. The first concern is that the yield spread is shrinking,
which is discouraging the investment appetite of investors. Since the COVID-19 pandemic, cap rates have been
gradually declining, in other words, real estate prices have been rising, and if interest rates rises, the yield
spread will shrink, so we have to watch the market closely.

The second is the decline in end-users' willingness to purchase due to higher mortgage rates. For example, in
the condominium and detached house markets, we have already seen a slight shrinkage in some areas around
Tokyo due to rising asset prices. We believe that any future increase in mortgage rates will require us to watch
for the possibility of a further decline in demand.

And the third is the rising cost of construction materials. Price hikes, especially for RC construction, have not
stopped. We are shifting our investments from RC development to revitalization of existing buildings, and to
wooden structures such as detached houses and apartments, which price rise is relatively moderate.

Condo/apartment market is favorable and the office market shows signs of rebound thanks to the trend of returning to central Tokyo
The interest rate trend following the BOJ's change of monetary policy will need to be monitored

Office The vacancy rates are declining and rents show signs of increase mainly in the newly and recently built offices thanks to the
‘ o, return to office movement. Large supply is expected in 2025 but the supply in 2024 will be limited.

The demand for rental apartments continues to increase due to the soaring price of condominiums and concerns over the
Rental Apartment rising mortgage interest rate. The asking rents of rental apartments in the Greater Tokyo Area are on the rise due to the trend
of retuming to central Tokyo.

The supply restrain due to the soaring land and construction costs will continue and the sales prices are expected to remain

Condos high. Developers are expected to be more selective for the area to supply based on the difficulty of reflecting the increased

- - costs of land and construction costs.
The number of detached house starts from Jan. to Apr. 2024 were 17,863 units (down 6.3% YoY) and the starts are
Detached Houses ‘ ‘ restrained as the construction costs rises. Although sales prices are rising, there have been adjustments in some area, thus
causing polarization.
Hotel The number of lodgers in Tokyo is exceeding last-year level, which was record high, thanks to the growing inbound demand.
@2 The occupancy rates in the business hotels in Tokyo has currently recovered to 80% level.

Although domestic personal consumption is at a standstill, domestic consumption is on a gradual recovery thanks to the
Commercial Facility inbound demand. Strong demand for store openings in the commercial areas in central Tokyo continues and the rising trend

o - in rent is expected to continue.
- The vacancy rate rose to 7.4% (as of Apr. 2024) due to oversupply and prolonged leasing period. Vacancy rates and rent
L t - S
ogistics ‘ ‘ trend vary depending on the location and characteristics of the assets.
Private The domestic private placement fund market size grew to ¥35.0 trillion (up ¥5.3 frillion YoY) as of Dec. 2023. Going forward,
Placement = the growth of assets under management may change depending on the BOJ's monetary policy actions.
Funds

J-REIT ‘ ‘ The balance of assets under management was ¥23.1 trillion (up ¥0.9 trilion YoY) as of Apr. 2024 and the moderate increase

continues. J-REITs acquire properties mainly by property replacement as extemal growth through capital increase is difficult.

Loans to the real estate industry from financial institutions was ¥128 trillion and the ratio of loans to the real estate industry to
Loan Environment total loans (¥760 trillion) increased to 16.9% (as of Mar. 2024). Although the lending attitude towards the real estate industry
is accommodative, changes in the attitude following the BOJ'’s change in the monetary policy should be monitored.

| would like to proceed to page 24. The weather forecast for the real estate market is shown here.

| would like to mention two points that have changed.
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First, regarding offices in the top row, the forecast has been changed from a cloudy mark in the previous
forecast to sunny with partial cloud.

As | have explained a number of times, office vacancy rates rose sharply in the year before last due to the
spread of remote work after the COVID-19 pandemic, but occupancy rates have been rising steadily since last
year. Vacancy rates have bottomed out and, moreover, rents in the Tokyo area are rising.

The investment environment for small- to mid-sized offices, which is our specialty, has high liquidity and very
popular with investors. Thus, we have changed our mark from cloudy to sunny with partial cloud.

The second change is the private placement fund market in the third row from the bottom, which has changed
from a sunny mark to a mark of sunny with partial cloud.

Last year, the balance of privately placed funds increased by JPY5 trillion to JPY35 trillion, so we had marked
it as sunny. Although currently there are many active investors, we have heard some opinions that core
investors are becoming more cautious about the future rise in interest rates and the shrink of yield spreads.

Therefore, we have set the mark as sunny with partial cloud. In addition, the balance of assets under
management by J-REITs is JPY23 trillion and that by private funds is JPY35 trillion, and taking into account the
fact that the supply of prime properties is decreasing considerably, we have added some cloudy marks.

Strengthen each business through the promotion of joint projects in the Greater Tokyo and Nagoya Area and accelerate for growth

Nagoya Railroad Company Overview
Company name Nagoya Railroad Co., Ltd.

Head Office Nagoya-shi, Aichi : MEITETSU

Capital ¥101.1B (as of the end of Mar. 2024)
ratin . . P .
gg:mueg ¥601.1B (FY ended Mar. 2024) +Mainly in the _Grgalgr Tokyo Area +Mainly in Nagoya Area
s 5 Traffic, transport, real estate, Business promotes revitalization and promotes a wide range of business
X;';:::mss leisure/service, distribution, aviation A development of small- and mid- size centered around railroad including
services, others rea properties, real estate fund business, transportation business, real estate
hotel business, etc. i 2
Nagoya-shi Overview busnessietn
e Nagog_s,hk'm Y°k°ha";:';;1 +Extensive track record of real estate -Brand power in Nagoya Area
e o) Sy investment in the Greater Tokyo Area and -Rich management resources
opul afmn (20_24) ] - e real estate solution capabilities «Stable financial base
Fopuation projection (o0) 242M 9.53M «Track record of real estate fund management
Number of households (2024) 1.17M 1.81M
Nominal GDP (2021) ¥139T ¥14.6T v

Number of offices (2021 118thousand 117 tho d . e . . .
BEEREED e Promote joint projects in the real estate business and

] strengthen real estate investments and fund businesses
Shareholder Composition After the Alliance in the Greater Tokyo and Nagoya Area
Build a cooperative system keeping Tosei's independence

Composition Ratio 2 %‘ Expected Business Synergies / Joint Projects

Nagoya Railroad Co., Ltd. 15.50%

Z"fs:"’::" ""““°: ’ ﬁ';‘g‘;" Initiatives for Real estate Real estate T
elichiro Yamaguchi % (] . . .

it Sl . large-scale investments in private placement R

real estates Nagoya Area fund business

*1 The shareholding ratio is the percentage aganst the total voling rights of il
sharenoiders etc. The denominator is 48,360,000 shares (483,600 voting
rights), which is the total number of shares issued as of November 30, 2023
(48,683,800 shares), less the number of shares with no voing rights.

*2 Zeus Capital Limited and Seiichiro Yamaguchi are the joint holder of the
Company's shares

We will proceed to page 25. This details the capital and business alliance with Nagoya Railroad, which we have
already announced.
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Please see the bottom row on the right. These four points are about trying to promote joint projects in the
future.

First, on the left, is to begin initiatives for large-scale properties. In the past, investment in assets or bulk
investment ranging from JPY10 billion to JPY20 billion was a major undertaking for Tosei. In the future, we
would like to work with Nagoya Railroad to invest in large-scale assets because we can invest with them when
there are development investment opportunities of JPY30 billion or JPY40 billion or JPY50 billion.

Next, second from the left, is real estate investment in Nagoya area. Nagoya Railroad has excellent
infrastructure and information in Nagoya area, and we would like to work with Nagoya Railroad to seek
investment opportunities, especially in the revitalization of small- to mid-sized buildings, which is Tosei's
specialty.

The third point is the expansion of real estate private placement funds. Since last year, our group has been
number one in Japan in terms of assets under management, and we are aiming to create a private fund with
assets in the Nagoya area together with Nagoya Railroad, by utilizing our asset management capabilities and
know-how of the private placement funds. We would then like to promote the acquisition of AM fees with
Nagoya Railroad.

And finally, is the tech business. The group has been ahead of the curve in issuing ST, security tokens, the first
of which was listed on the ADDX in Singapore.

As | will discuss later, we have issued a fourth security token backed by assets in the Tokyo area. In addition,
we have established a 10th fund for crowdfunding. We are considering promoting projects with the aim of
issuing STs backed by assets in Nagoya area, as well as offering and issuing STs to people in the Nagoya area,
including fans of Nagoya Railroad.
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1 0 ore 0 & G 0 (3 SS
Composition Composition Composition Composition 5 R a
Al Ratio - Ratio 5 % Ratio Ratio Iyea
(¥million) Profit Margin Profit Margin Profit Margin Profit Margin oreca
Revenue 79,446 100.0% 92,116 100.0% +12,670 +159% 52,861 100.0% 57,618 100.0% +9.0% 62.5%
Revitalization Business 47,535 59.8% 45,889 49.8% 1,645 35% 34,017 64.4% 29,399 51.0% -136% 64.1%
Development Business 7,248 9.1% 18,650 202% +11,403 +157.4% 6,396 12.1% 14,334 24.9% +124.1% 76.9%
Rental Business 6,817 86% 7,979 87% +1,161 +17.0% 3,253 6.2% 3,754 6.5% +154% 47.1%
Fund and Consulting Business 7,384 93% 6,943 75% 440 6.0% 4191 7.9% 3673 6.4% -123% 52.9%
Property Management Business 7,796 9.8% 8,558 93% +762 +9.8% 3,853 73% 4258 7.4% +10.5% 49.8%
Hotel 4,180 53% 5,537 6.0% +1,356 +324% 1,830 35% 3,026 5.3% +65.3% 54.7%
[ internal 1,515 = 1,441 +73 - 681 - 828 =
Gross Profit 30,285 38.1% 34,150 371% +3,865 +12.8% 18,930 35.8% 22902 39.7% +21.0% 67.1%
Revitalization Business 11,183 235% 9,171 200% 2,011 18.0% 8,390 24.7% 7,531 25.6% -10.2% 82.1%
Development Business 2,133 29.4% 6,249 335% +4,116 +192.9% 1,906 29.8% 5,642 39.4% +196.0% 90.3%
Rental Business 3,546 520% 4,114 516% +567 +16.0% 1674 51.5% 1,959 52.2% +17.0% 47.6%
Fund and Consulting Business 7,040 953% 6,501 94.9% 449 6.4% 4,020 95.9% 3,458 94.1% -14.0% 52.5%
Property Management Business 2,754 353% 3,021 353% +267 +9.7% 1,365 35.4% 1,550 36.4% +136% 51.3%
Hotel 4,036 96.6% 5,384 972% +1,347 +33.4% 1,762 96.3% 2,957 97.7% +67.8% 54.9%
| Internal Transactions -410 - -381 - +28 - -188 - -196 - - -
Operating Profit 16,254 205% 17,702 19.2% +1,448 +8.9% 12,516 23.7% 14,901 259% +19.1% 84.2%
Revitalization Business 8,877 187% 6,181 135% -2,695 304% 7,165 21.1% 5,597 19.0% -21.9% 90.5%
Development Business 1,036 143% 5,030 27.0% +3,904 +385.5% 1,296 20.3% 5123 35.7% +2953% 101.8%
Rental Business 3,232 474% 3,727 28.7% +494 +15.3% 1525 46.9% 1,791 47.7% +17.5% 48.1%
Fund and Consulting Business 4,555 617% 3,931 56.6% -624 137% 2978 1% 2,305 62.8% -226% 58.7%
Property Management Business 813 104% 841 98% +27 +33% 518 13.5% 637 15.0% +23.0% 75.8%
Hotel Business 990 237% 1,538 27:8% +547 +55.3% 475 26.0% 1,046 34.6% +1200% 68.0%
] Corporate Expenses, etc. 3,251 . 3,547 . 296 3 1,442 " 1,600 : - 2
Profit Before Tax 15,310 19.3% 16,500 17.9% +1,189 +7.8% 12,072 22.8% 14,372 24.9% +190% 87.1%
[income Tax Expenses 4,802 2 5,290 5 +487 B 3,909 ) 4,309 E 2 :
Profit for the Year 10,508 13.2% 11,209 122% +701 +6.7% 8,163 15.4% 10,062 17.5% +233% 89.8%
[owners of the Parent 10,507 . 11,209 2 +702 B 8,164 2 10,058 = = =
I Non-controlling Interests 1 = = = - = A = 4 = =
EPS (¥) 219.74 231.72 +11.98 17235 207.75 +20.5%
ROA 67% 6.4%
ROE 13.6% 13.0%

* Figures for FY2024 forecast are as disclosed on Jan. 12, 2024
N The green portion shows gross profit margin and operating profit margin

26

Copyright © 2024 TOSEI CORPORATION, All Rights Reserved

Please refer to page 26 for the progress made in H1 of the fiscal year ending November 30, 2024, and segment
information compared to full-year targets.
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SEI

Determine the investment stance of real estate investors considering market conditions, and promote property sales and acquisitions

Creating added value through "Tosei's Value-Up"

Promote Sustainable Value Up
Revenue/Ful I-year Sales Plan Revised “Value-Up Codes” to promote real estate revitalization with conscious of SDGs

Pre-owned condo units = Whole BL over ¥2.0B

Whole BL over ¥1.0B mWhole BL less than ¥1.0B
~~-Gross Profit Margin
Value Up for a sustainable Value Up for that Value Up for improved
(¥million) society, including energy contributes to improved security and disaster

5 conservation, introduction landscaping, aesthetics, prevention performance and

0,000 23.5% 20.0% 25.6% of renewable energy and comfort and convenience  community revitalization and

[ s | T _. = resource conservation preservation
60,000 [F I
ull-year
Salesgan] Solar panels installed to Renovation using recycled Effective use of the
50,000 47,535 45,889 reduce CO2 emissions building materials rooftop for a place to rest
11,415 (106)
40,000 v 14,015 (163) [Sales Result]
29,399
30,000 3) EEVAN(2)
8,250 (65 units)
11,608 (9)
20890 9,222 (7) ’ (LM 2 BLs)
si00 | 4,068 (3 BLs) T'seco Kawasaki T's garden Nishiterao Mikawashima Tosei Building
13,822 ¥5) 15,227 (&)
i 10,315 (bx):180) &
Promote Sales of Pre-owned Condo Units

Renovation examples

Y2023 :;gg:t ;tvifg:l: Sales price in the 6 central wards of Tokyo continues to rise in the high price range
=Focus on the 3 central wards of Tokyo and Toyosu as priority areas, promote sales
(¥million) FY2023 FY2024 FY2024 Progress by leveraging our renovation design capabilities.
Forecast 2Q(6M) Rate Sales price of pre-owned condos in the 23 wards of Tokyo
Revenue 47,535 45,889 29,399 64.1% (70n*.convectsd; 12:month. moving average)

(¥10 thousands)
Gross Profit 11,183 9,171 7,531 82.1% 12,000

~— 6 central wards of Tokyo

(Whole buildings) 45 50 28 6,000

10,853

10,500
Operating Profit 8,877 6,181 5,597 90.5% " G wardscf Jonanand Josal
No. of Sales o000 — 11wadsolchokua o
(Pre-owned condo units) 106 163 65 7500 6006

4,500 _’_J/

3,000

'19/1 '20/1 '21/1 '22/1 '23/1
| would like to go over each segment again.

First, we have the real estate revitalization business on page 27.

'24/1

Renovated to a luxurious

floor plan with a view

Tower condo in Minato-ku

Source: Prepared by Tosei based on press D 7
release from TOKYO KANTEI Co., Ltd.

In H1 of the fiscal year, Tosei's efforts were well received, with revenue of JPY29.3 billion compared with a
full-year target of JPY45.8 billion and operating profit at more than 90% of the full-year forecast. For H2 of the

year, we will accelerate acquisitions.

On the right side of the page, you will see our policy for Sustainable Added Value. The three codes for value
improvement, as shown in the boxed area, are Eco Friendly, Well-being, and Resilience. Our real estate
revitalization efforts, which make full use of these three codes, have been well received by both individual
and institutional investors, and we intend to continue to promote value enhancement.

Below that you can see our work in pre-owned condo units. We believe that our investment activities from
last year to this year, in which we focused on high-end condominiums and tower condominiums in the central

wards of Tokyo, have returned a positive result.

We are engaged in sales of renovated high-end residential properties ranging from JPY100 million-JPY200
million to about JPY500 million, and we intend to promote sales of high-end products to wealthy people while

closely monitoring market conditions.
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fF=

Promote leasing activities for commercialization of completed properties and sales activities for detached houses
Selecting investment projects and expanding development menu for growth under continuously soaring construction costs

Measures for Continuing High Construction Costs
Revenue/Full-year Sales Plan ) - o .
Construction costs rose significantly due to soaring building material prices and

Whole BL = Condominium m Detached house, chronic labor shortages
Land lot, Housing construction —e- Gross Profit Margin Especially for RC, its costs skyrocketed due to the rising price of steel (iron shock)
(¢million) =Expanded menu of wood-frame developments with relatively moderate
30,000 39.4% construction cost increase
’ 33.5% ° (¥thousand/tsubo) Construction Costs per Tsubo
29.4% nE
25,000 >-==F 1,759 -~ Steel Reinforced Concrete(SRC)
! [Full-year 1660 2 Reinforced Concrete(RC)
Sales Plan] ' Wood
20,000 18,650
[Sales Result] 1200
15,000 14,334 800
12,766 (2 568 569 582 ~
10,000 (@) 900 5020 2021 2022 2023 2024
b 1-4
7:246 12,772 (2 BLs) Source: Prepared by Tosei based on Ministry of Land, Infrastucture, Transport and Tourism “Stafistcs on Buiding Starts”
2314 (2)
2% 984 _(21) T
ERTl (52) 3,884 (GY] Expansion of wood-frame rental apartment business
0 REIDE(14 units) +  Contribute to increase opportunities for land acquisition
FY2023 Fy2024 Fy2024 « Research for high customer appeal for
foleces: 2Q(6M) differentiation(e.g., music residences, lofts, etc.)
- FY2024 FY2024 Progress [Development project as of the end of May 2024]
(¥million) Fy2023 Forecast 2Q(6M) Rate Completed:
Revenue 7,246 18,650 14,334 76.9% 4buildings, expected disposition value ¥0.97B L
Gross Profit 2,133 6,249 5,642 90.3% To be completed: T’s Cuore Ukimafunado I
Operating Profit 1036 5.030 5123 101.8% 16buildings, expected disposition value ¥3.298 -
3 s o . o
No. of Sales . .
Detached houses/land lois) 52 63 14 Began to supply high-priced detached houses
No. of Sales + Plans in central Tokyo area for high-end customers
(Condominiums) 21 - - =Sold in Denenchofu and Gakugei Daigaku area in 1H
No. of S_al_es > > 2 =In 2H, expand the lgrget to Jo;ai area an§ promote 7
(Whole buildings) development focusing on design and environmental Inokashira, Mitaka-shi

performance Detached House PJ

Page 28 is about the real estate development business.

Revenue reached JPY14.3 billion, progressed to 76.9% of the full-year target of JPY18.6 billion. Gross profit is
already JPY5.6 billion, more than 90% of the full-year target of JPY6.2 billion, so we do not see any problem in
achieving the full-year target.

In H2 of the fiscal year, we intend to focus on sales of the remaining high-priced detached houses, etc. In
addition, as shown in the middle of the right-hand side of the page, we will create wood-frame rental
apartments of JPY200 million to JPY300 million as investment properties for the wealthy individuals. We
currently have about 20 buildings in inventory and development plans, and we have already sold three
completed buildings, and we feel that the market is responding very well. We would like to expand this area
significantly over the medium to long term.

While it is difficult to pass on the increased construction costs of RC construction to projects, the construction
costs of wooden construction are rising moderately, and | believe we can adequately respond to the market
if we create quality apartments.

We would like to make full use of Tosei's originality in these apartments as well, such as by adding lofts or by
soundproofing the apartments so that people can enjoy music, rather than building ordinary apartments.
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Business Strategy: Development Business TOSEI
-Future Development Plan- A ==

Development project schedule (holding/scheduled to be completed)

No. of Buildings
Completed S FY2025 FY2026 and after g
2nd Half Expected Disposition Value

1 building
Logistics Facility -T's Logi Sano
¥6,000M
2 buildings
Condominium +Tanmachi, Yokohama-shi PJ
+Kozukue, Yokohama-shi PJ
¥7,780M
ms gﬁtmg (K::Is;aiw;‘ o -Kamirenjaku, Mitaka-shi PJ -Toyotama-kita, Nerima-ku PJ 17 buildings
‘THE PALMS Nism’;mfu . Shinmaruko, Kawasaki-shi PJ .Higashi-ogu, Arakawa-ku PJ
Rental Apartment :THE PALMS Higashi-6i -Isogo, Yokohama-shi PJ -Kamirenjaku, Mitaka-shi PJ 1 -Miyazaki, Kawasaki-shi PJ
THE PALMS K‘g ich +Yono, Saitama-shi PJ .Haramachida, Machida-shi PJ ¥21,807M
:THE AN inshil ‘]’1 .Ojima, Koto-ku PJ .Nakano, Nakano-ku PJ !
-Yagisawa, Nishitokyo-shi PJ
+T's Cuore Shiinamachi ::ag:ls:kh;t:snlirﬁ-g Fd :g;?mliﬁélzkszama-shl P 20 buildings
Wood-frame Rental -T's Cuore Ukimafunado 1 ~Hgg|nal'(a Otaku PJ -Shibamata, Katsushika-ku PJ
Apartment -T's Cuore Ukimafunado g -Kar?'nllshm;ara -Chofu shipJ -Jiyugaoka, Meguro-ku PJ
s Cloreryotslgl -Koenji-minami, Suginamiku py -Anamorkinar, Ota-ku Py ¥4,271M
Fminamt. 2uginami: -Mitsukyo, Yokohama-shi PJ 2
-Minami-hanahata, Adachiku PJ I -IV
.T'S BRIGHTIA Kichijojity T g
Rental Office/ 1.5 SRIGHTIA Oyamadal . Morino, Machida-shi Office PJ
. ... -T'SBRIGHTIA Jiyugaokapy
Commercial Facility -MonzennakachoTosei Buiding «Asakusa, Taito-ku Office PJ Wiz 24
- Kojimachi Tosei Building
344 units
Detached House
¥23,916M
* Projects and names are subject to change ¢4
* Hotels held as fixed assets are not shown S dousdngs et units
Total
¥76,018M

29

Continuing on, page 29 shows our development plan.

As you can see at the bottom of the right-hand column, we already have a pipeline of more than JPY76 billion
in the development business, which, when combined with the revitalization business, is equivalent to
JPY188.1 billion.

Since our announced revenue plan for the fiscal year ending November 2024 is approximately JPY64 billion,
we have just under three years' worth of inventories, and we are in a situation where we have a sufficient
pipeline for medium- to long-term growth. Furthermore, | would like to reiterate that acquisitions are on track
for the current fiscal year as well, making full use of M&A.
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Business Strategy: Acquisition Progress and Strategy

Acquisition Target and Strategy

Acquisition Target ZQ(:M") Pro:ress Delvered P Focus asset type and area
elvere +Contracted Residential > Office > Hotel > Logistics
;:ivoeg ;?ﬂBs' Pm::s»:.SB . Pm:ess:.33 Assets in 10 central wards of Tokyo with high liquidity and competitive price
expected disposition value) Rate: 44.6% Rate: 64.3% Pre-owned condo units in 3 central wards of Tokyo and Toyosu
(¥billion) “genl:::::d) » Measures for soaring material and construction costs
Focus on revitalization more than development projects for the time being
100.0 Development projects are carefully selected and acquired
» Producing acquisition opportunities
Utilize real estate M&A and business succession support actively
FY2021 FY2022  FY2023 FY2024 FY2024 a
2Q(6M) Forecast

Examples of Real Estate M&A and Business Succession Support

Real Estate Acquired 9 prime properties and lands for development that were not on Business | Obtained priority rights for negotiation to acquire properties and some businesses
M&A the market through acquisition of a real estate holding company with an Succession | through business succession support and in the process of separation of non-
issue of no successor utilizing M&A Support business assets and business split, etc.

I Maximize revenues through a menu of renovations and development tailored to the
characteristics of acquired properties

Warehouse for lease
At the time of acquisition, leased as

= Acquired properties
:
& e P |
Real Estate Successor
Owner
Tosei
Obtained priority rights for negotiation to
acquire properties
=»Acquired 23 income-generating offices and
commercil facilties, etc. worth approx. ¥9.58

Business
Succession
Support

TOSEI

THE PALMS Toda Master Grace

Developed condominium leveraging its Tosei Community Co., Ltd.

a warehouse to a major housing

favorable living environment

Took over property management business
=The number of buildings under

materials wholesaler Revenue  :¥5,318 million % ”
Gross Profit : ¥1,617 million gmlme:;d by 118. In addition,
Gross Profit Margin: 30.4% ir employees joined us.
pyrigh 4 TOSEI CORPORATION, All Rights Reserved

Next is page 30.

The upper section shows progress of JPY64.3 billion toward the target of JPY100 billion in acquisition, and the
lower section shows our use of M&A in acquisitions.

Just for potential M&A alone, we have already received information equivalent to JPY60 billion. Due to the
circumstances of the other party, we do not know whether our initiatives will blossom in H2 of this year or in
the next fiscal year, but we would like to work hard on acquisitions through M&A.
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Focus on building up AUM through increasing new entrustments from domestic and foreign investors, re-entrustments from sellers, sub
asset management entrustments, etc.

Revenue/Full-year Plan

mAM Fee = Acquisition/Disposition Fee
Brokerage Fee/Other ~ —#— Operating Profit Margin AUM Change (from the end of FY2023 )
Increase ¥25.3billion ©
Increase © ¥147.6 billion
Decrease © ¥122.3 billion

As of the end of 2Q: ¥2.377 trillion FY2024 target: ¥2.55 trillion

(¥million)

006 61.7% c6.6% 62.8% 2,550
. - (¥billion) 23778
2,352.4 377
8,000
7,384 et 1,722.8
812
55 1,420.8
6,000
2,091 1,467
21111 2211 23111 '24/5 24111

4,000 + Forecast
2,000 F

Expanding the investor base and building up AUM by leveraging our track record in
Green x Value Up Residential Fund formation and our ability to handle a wide range of

FY2023 FY2024 FY2024 assotypes
Forecast 2Q(6M) FM Contracts,
Others
FY2024 FY2024 Progress Tou: Reit O!hoars H:;:l brive
(¥million) FY2023 Foresast 2Q(6M) Rate gL 14% ous o
34% Development center | ";1.,:' “
Revenue 7,384 6,943 3,673 52.9% 3% 2% AN
30%  |nvestor's Opp! ﬁ‘ri‘vg:{]nfem Core Lwi'"” Asset
Gross profit 7,040 6,591 3,458 52.5% Country P 64% Type
Operating Profit 4,555 3,931 2,305 58.7% Europe e o

13%

Value-add
1% 31

Page 31 is about the real estate fund and consulting business.

We are on track with revenue of JPY3.6 billion in H1 of the year, which is 52.9% of our full-year sales forecast
of JPY6.9 billion for the fiscal year ending November 30, 2024.

The reason for the drop in the full-year revenue forecast for the fiscal year ending November 2024 compared
to the revenue of JPY7.3 billion in the year that ended November 30, 2023, is due to spot fees received last
year, such as for the Otemachi Place project, which was commissioned for more than JPY400 billion. This year,
we plan to achieve new AUM of JPY350 billion with net AUM of JPY200 billion without any big-hitting deals,
and we are generally on track to do that.

We have shown Pie charts at the bottom right of the page.

The pie chart on the left shows the current allocation of investors in each country. We have good balance,
with 34% of investors in the US, 13% in Europe, 20% in Asia, and 30% in Japan. During the growth period, the
ratio of US investors was very high, but we believe that we have been able to achieve balanced allocation
through our efforts over the years.

Regarding the fund investment style in the middle, the ratio of the core type is 64%. In the early days, the
proportion of opportunistic types was high and they would often sell within one or two years, resulting in a
decrease in AUM, but with the increasing proportion of core types, which generally have an investment period
of about five years, the style has changed to one that can maintain AUM for a long time.

Regarding asset types, as shown in the pie chart on the far right, | would like to explain the diverse asset
composition, including residential, office, and logistics.
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Business Strategy: Fund and Consulting Business

i Strengthen the organization as a partner chosen by global real estate investors and expand services for individual investors

Potential for Expansion of Fund Market Prop Tech X Fund Business

» Under the environment of global monetary easing, the real estate private fund »» Expand the customer base of the fund business to individual investors by providing
market has expanded to ¥35 trillion investment opportunities through digital utilization
(¥ trillion) Real Estate Fund Market » Contribute to expand exit of our revitalized properties
35.0 Private fund - Gl s
e Privale fund.- Spedalzed n Japan o i - Expansion of Security Token Business
* JRETS el 29 Cumulative Total 4funds Total amount ¥11.1B

Tosei Property Fund (Series 3)
» Plan to start ST transaction through the Proprietary Trading System operated by ODX
Overview of the ST

Name of the product Tosei Property Fund (Series
3) Ichigaya (Digital transfer
system)
Appraised value of ¥4.0B
¢ investment property (as of February 1, 2024)
2017/12 2018/12 2019/12 2020/12 2021/12 2022/12 2023/12 £
Source: Prepared by Tosei based on Sumitomo Mitsui trust research institute Total amount of issue ¥1.7B
"Survey on Privately Placed Real Estate Funds” and ARES "Private REIT quarterly” Subject Property
Planned management About 5 years and 2 months
» The standby funds of real estate funds targeted mainly in the Asian-Pacific region period
has grown to approx. ¥10 trillion, and is expected to invest in domestic real estate
Standby Funds for Asian-Pacific region in Real Estate Fund Market [ Expansion of TOSEI Real Estate Crowd TREC FUNDING
(¥ trillion) (Dry Powder)

11.0
Approx. ¥10
10.0 trilon

9.0

¥ Launched as a fund aiming to maximize capital gains
80 . Overview of TREC No.10
70 \ Property Type Income-generating Apt.
0 Total Amount of Fund ¥474M
" Expected Distribution
0 . . I Rate (Annual) 6:6%
.0

Cumulative Total 10funds Total amount ¥2.6B

TREC No.10 Apartment Fund Gakugei Daigaku —

o

o

>

2017 2018 2019 2020 2021 2022 2023 202472 Subject Property s;’:}zﬂ management ?go;(tlr:n)‘(:ar and
Source: Prepared by Tosei based on CBRE report “Japan Brief: Impending end to negative interest
rate policy to have imited impact on Japan's real estate investment market”. 3 2
Calculated by $1=¥145

Page 32 gives additional explanation of the fund business.
In particular, the right side of the page shows the utilization of prop tech.

In the security token business, we are managing 4 funds with total AUM of JPY11.1 billion, and we are
increasing our track record step by step. We are currently considering listing (handling) the security token
issued for the Ichigaya property in H1 of the year, on to the Osaka Digital Exchange (ODX).

As for the real estate crowdfunding business shown on the lower right-hand side of the page, we have built

up a considerable track record with a total of 10 funds, and we are looking to increase the number of users
each fiscal year.
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Business Strategy: Hotel Business TD S E_l

i Mainly due to strong inbound demand under a weak yen environment, GOP exceeded the forecast (+¥0.2B against 2Q(6M) forecast)
| Began considering new hotels to further capture domestic and inbound demand

Revenue/Full-year Plan . Initiatives to Capture Inbound Demand

» More than two-thirds of the guests staying at “Tosei Hotel COCONE" are
= Hotel Lease m Own Management foreign visitors. g yng

~e— Operating Profit Margin [Breakdown of guests by area (number of rooms basis)]

¥million; i
{ i Office Area (Asakusa Kur:r?lggs;‘:ar:uasa Kamakura
8,000 34.6% (Kanda, Ueno, Okachimachi) i ’ 4
27.8% R Tsukiji Ginza)

7,000 23.7% e

- - e Oceania Other Regions Oceania Other Regions

2% — 1% 2% 2%

6,000 5,537 North America

7%

5,000
4 Domestic
23% Domestic

4,180 | 15
33%

4,000
3,026 47 (Hotel Lease)
3,000

2,000

1,000 "
Inbound ratio Inbound ratio

7% 67%
0 7 b
FY2023 FY2024 FY2024
Forecast 2Q(6M) J\/L
i FY2024 FY2024 Pro
(¥million) FY2023 Eoioasst 2Q(6M) ngartjss ) Continue to stimulate inbound customer demand
=Newly installed fithess gym exclusive for
Revenue 4,180 5,537 3,026 54.7% hotel guests in COCONE Tsukiji Ginza Premier
Gross profit 4,036 5,384 2,957 54.9% » Focus on improving service level and customer =
isfaction by strengthening recruitment and .
GOP 2,045 2,659 1,587 59.7% training of hotel staff add
Fitness gym
Operating Profit 990 1,538 1,046 68.0% (newly installed in June)

B3

pyright @ 2024 TOSEI CORPORATION, All Rights Reserved

Please go to page 33. This is the hotel business.

The revenue in H1 was JPY3 billion compared with the full-year target of JPY5.5 billion. The GOP, in particular,
was JPY1,587 million compared with the target of JPY2.6 billion, progressing more than 59%. This is due to
the fact that ADR is higher than when the forecast was established due to the effect of inbound tourism.

We believe that H2 of the year will also be favorable, barring any particular negative events. In addition, the
company has resumed considerations on new hotel investments. Within our portfolio of assets, we are
currently considering one new development and two properties for conversion from offices to hotels. If
possible, we would like to supply about two hotels each fiscal year to promote Tosei's hotel brand.
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Shareholder Returns Policy

| Return the results of profit growth to shareholders. Plans to gradually increase the dividend payout ratio to 35% over the three-year
period of the mid-term management plan

| Taking into account share buybacks by comprehensively considering the business environment, stock price trends, and improvement

in shareholder value Gradually increase the dividend
mDividend per Share (¥) ~ ~o~ Payout Ratio payout Rt to 3k

35.0% taent®
punrenantEees 35.0%
o annnnnt® 33.0%
30.0% e
30.0%
25.0% 28.1%
23.8%
21.2%
51.0
38.0
30.0
FY2018 FY2019 FY2020 FY2021 FY2022 FY2023 FY2024 FY2025 FY2026
it o 6,852 8,447 3,602 6,721 8,607 10,507 11,209
Egimings petShias ¥141.36 ¥176.40 ¥76.05 ¥142.56 ¥181.66 ¥219.74 ¥231.72
(EPS) Gradually increase the
Dividend per Share ¥30 ¥42 ¥19 ¥38 ¥51 ¥66 ¥73 dividend payout ratio to
Payout Ratio 21.2% 23.8% 25.0% 26.7% 28.1% 30.0% 31.5% 35%
Share Buyback = ¥1bilion  ¥500million  ¥500million  ¥885million  ¥113million e
Total Return Ratio® z 35.5% 38.8% 34.5% 38.3% 31.5% g

*1 Profit attributable to owners of the parent
*2 Total Return Ratio = (Total dividends + Total share buybacks) / profit for the year. Disposal of treasury stock is not considered.

35

Copyright ® 2024 TOSEI CORPORATION, All Rights Reserved
Lastly, on page 35, we have our shareholder return policy.

This fiscal year is the first year of the new medium-term plan Further Evolution 2026, and we have announced
a plan to raise the dividend payout ratio to 35% during the period of this plan. We would like to generate
stable profits and stable dividends.

This concludes my explanation. Thank you for your attention.

Moderator: Thank you very much.
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Question & Answer

Moderator [M]: We will now answer your questions in turn.

Participant [Q]: The hotel business showed good profit progress in H1 of the year. Do you expect to record
larger renovation and other expenses in H2 of the year, or were you conservative and left your forecast
unchanged? Also, please tell us about any specific future hotel investment plans you are considering, such as
location, timing, etc.

Yamaguchi [A]: The reason we are leaving the full-year forecast unchanged is precisely because we took a
conservative view and did not revise it upward, and we do not have any major renovation plans. We will
monitor Q3 and Q4 results and work to achieve an upward revision.

As for future hotel plans, as | mentioned earlier, there are three projects under consideration. One involves
considering development at a location in front of a station in Chigasaki City, Kanagawa Prefecture. We also
have office properties in Kamata, in Ota ward, and Shintomicho, in Chuo ward, and are considering converting
them from offices to hotels.

Participant [Q]: Regarding the fund business, AUM growth in Q2 was somewhat sluggish. Is the situation that
investors in Europe and the US are returning slower than expected? Please tell us about the current
contracting environment and the outlook for the future.

Yamaguchi [A]: The new additions to AUM are about JPY145 billion, which compared to the JPY175 billion
target for H1 and is about 85% of the target. Although you have pointed out that the progress is sluggish,
fundamentally we are steadily increasing the balance.

Regarding the return of investors from Europe and the US, we have been told to do pricing or to do due
diligence, but our initiatives did not blossom in H1 of the year. Among European and US investors, we have
high expectations for H2 of the year and beyond, as the momentum for resumption of investment is growing
among the clients we have entrusted with AUM.

Participant [Q]: You are making good progress toward achieving your full-year plan, but how do you see the
possibility of exceeding the plan? Also, the acquisition progress seems to be a little weak, so what are your
thoughts on the probability of achieving full year target? | would also like to know about any M&A deals that
you are considering or can see.

Yamaguchi [A]: Particularly with regard to profit before tax, we reached 87% in H1, so we naturally believe
that there is a possibility of an upward revision. We will carefully consider how the financial results will look
after observing the future acquisition situation and sales activities up to Q3, and we will make an
announcement at the appropriate time.

Although there was some talk of a slight weakening in acquisition, we believe that acquisition is basically on
track, since it is just over JPY64 billion compared to the full-year target of JPY100 billion. We also have a
pipeline of M&A deals totaling more than JPY60 billion. Due to the circumstances of the other parties, we do
not know whether all of these will blossom in H2 of the year or next term, but we would like to carefully
nurture them.

Participant [Q]: You have indicated various possibilities for the capital and business alliance with Nagoya
Railroad. Are there any projects that are already underway at the moment, or are there any areas where you
expect to contribute to your company's performance early in the future?
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Yamaguchi [A]: We just concluded a capital and business alliance at the end of May, and | just had a kick-off
meeting with members of Nagoya Railroad last week. We have begun our own due diligence and pricing of
Nagoya Railroad's assets, and are currently exploring joint projects and other opportunities.

In addition, since June, after the announcement of this business alliance, while we are in Tokyo, we have been
receiving quite a bit of information on real estate in Nagoya. We would like to gather information, including
confirmation that Nagoya Railroad is aware of this information and the possibility of joint projects or joint
investments, and link this to future investments. It is this month that we are finally beginning to discuss such
joint projects.

Moderator [M]: That concludes the question-and-answer session.

This concludes the Tosei Corporation financial results briefing for Q2 of the fiscal year ending November 30,
2024. Thank you very much for joining us today.

[END]

Document Notes

1. Portions of the document where the audio is unclear are marked with [inaudible].

2. Portions of the document where the audio is obscured by technical difficulty are marked with [TD].

3. Speaker speech is classified based on whether it [Q] asks a question to the Company, [A] provides an
answer from the Company, or [M] neither asks nor answers a question.

4. This document has been translated by SCRIPTS Asia.
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Disclaimer

SCRIPTS Asia reserves the right to edit or modify, at its sole discretion and at any time, the contents of this
document and any related materials, and in such case SCRIPTS Asia shall have no obligation to provide
notification of such edits or modifications to any party. This event transcript is based on sources SCRIPTS Asia
believes to be reliable, but the accuracy of this transcript is not guaranteed by us and this transcript does not
purport to be a complete or error-free statement or summary of the available data. Accordingly, SCRIPTS Asia
does not warrant, endorse or guarantee the completeness, accuracy, integrity, or timeliness of the
information contained in this event transcript. This event transcript is published solely for information
purposes, and is not to be construed as financial or other advice or as an offer to sell or the solicitation of an
offer to buy any security in any jurisdiction where such an offer or solicitation would be illegal.

In the public meetings and conference calls upon which SCRIPTS Asia’s event transcripts are based, companies
may make projections or other forward-looking statements regarding a variety of matters. Such forward-
looking statements are based upon current expectations and involve risks and uncertainties. Actual results
may differ materially from those stated in any forward-looking statement based on a number of important
factors and risks, which are more specifically identified in the applicable company’s most recent public
securities filings. Although the companies may indicate and believe that the assumptions underlying the
forward-looking statements are accurate and reasonable, any of the assumptions could prove inaccurate or
incorrect and, therefore, there can be no assurance that the anticipated outcome described in any forward-
looking statements will be realized.

THE INFORMATION CONTAINED IN EVENT TRANSCRIPTS IS A TEXTUAL REPRESENTATION OF THE APPLICABLE
PUBLIC MEETING OR CONFERENCE CALL. ALTHOUGH SCRIPTS ASIA ENDEAVORS TO PROVIDE ACCURATE
TRANSCRIPTIONS, THERE MAY BE MATERIAL ERRORS, OMISSIONS, OR INACCURACIES IN THE
TRANSCRIPTIONS. IN NO WAY DOES SCRIPTS ASIA OR THE APPLICABLE COMPANY ASSUME ANY
RESPONSIBILITY FOR ANY INVESTMENT OR OTHER DECISIONS MADE BY ANY PARTY BASED UPON ANY EVENT
TRANSCRIPT OR OTHER CONTENT PROVIDED BY SCRIPTS ASIA. USERS ARE ADVISED TO REVIEW THE
APPLICABLE COMPANY'S PUBLIC SECURITIES FILINGS BEFORE MAKING ANY INVESTMENT OR OTHER
DECISIONS. THIS EVENT TRANSCRIPT IS PROVIDED ON AN "AS IS" BASIS. SCRIPTS ASIA DISCLAIMS ANY AND
ALL EXPRESS OR IMPLIED WARRANTIES, INCLUDING, BUT NOT LIMITED TO, ANY WARRANTIES OF
MERCHANTABILITY OR FITNESS FOR A PARTICULAR PURPOSE OR USE, FREEDOM FROM BUGS, SOFTWARE
ERRORS OR DEFECTS, AND ACCURACY, COMPLETENESS, AND NON-INFRINGEMENT.

None of SCRIPTS Asia’s content (including event transcript content) or any part thereof may be modified,
reproduced or distributed in any form by any means, or stored in a database or retrieval system, without the
prior written permission of SCRIPTS Asia. SCRIPTS Asia’s content may not be used for any unlawful or
unauthorized purposes.

The content of this document may be edited or revised by SCRIPTS Asia at any time without notice.

Copyright © 2024 SCRIPTS Asia K.K. (“SCRIPTS Asia”), except where explicitly indicated otherwise. All rights
reserved.
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