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Overview of Asset Management

1. Operating Results and Financial Position of Nippon Commercial Investment Corporation (“NCI’’)

Fiscal Period Second Third Fourth Fifth Sixth
September 1,| March 1, |September 1,| March1, |September 1,
2006 2007 2007 2008 2008
Calendar Period - - - - -
February 28, | August31, | February 29, | August31, | February 28,
2007 2007 2008 2008 2009

Operating revenue in millions of yen 5,617 7,675 8,894 9,777 8,611
[of which, total revenue from property leasing] in millions of yen [5,617] [7,675] [8,205] [8,477] [8,611]

Operating expenses in millions of yen 2,054 3,358 4,070 4,288 4,771
[of which, total expenses from property leasing] in millions of yen [1,852] [2,905] [3,392] [3,479] [3,659]

Operating income in millions of yen 3,563 4317 4,824 5,489 3,840

Ordinary income in millions of yen 2,478 3,226 3,539 4,097 2,338

Net income in millions of yen 2,470 3,225 3,538 4,088 2,341

Total assets inmillionsofyen| 234,361 269,568 291,527 294,472 284,354 l
[period-on-period percentage change] (Note 1) % [ [+15.0] [+8.1] [+1.0] [-3.4]

Net assets in millions of yen 119,075 119,807 119,969 120,621 118,883
[period-on-period percentage change] (Note 1) % & [+0.6] [+0.1] [+0.5] [-14]

Unitholders’ capital in millions of yen 116,753 116,753 116,753 116,753 116,753 .

Total investment units issued and outstanding investment units 257,400 257,400 257,400 257,400 257,400

Net assets per investment unit yen 462,606 465,452 466,081 468,614 461,860

Total cash distribution in millions of yen 2,460 3225 3,538 4,088 2,342

Net income per investment unit (Note 2) yen 11,160 12,530 13,746 15,883 9,097

[9,682]

Distribution per investment unit yen 9,558 12,530 13,746 15,883 9,097
[of which, distribution of earings per investment unit] yen [9,558] [12,530] [13,746] [15,883] [9,097]
[of which, distribution in excess of eamings per investment unit] yen -] [-] [-] -] [-]

Ratio of ordinary income to total assets (Note 3) % 2.1 13 13 1.4 0.8
[annualized] % [4.9] [2.5] [2.5] [2.8] [1.6]

Ratio of return on unitholders’ equity (Note 4) % 4.1 2.7 3.0 34 2.0 .
[annualized] % [9.7] [5.4] [5.9] [6.7] [3.9]

Ratio of net assets to total assets at end of the fiscal period (Note 5) % 50.8 444 412 41.0 41.8 .
[period-on-period change] (Note 1) % -] [-6.4] [-3.2] [-0.2] [+0.8]

Payout ratio (Note 6) % 99.5 99.9 100.0 99.9 100.0

Depreciation and amortization in millions of yen 678 878 955 979 1,020

Capital expenditures in millions of yen 98 395 507 800 265 .

Net operating income (NOI) from property leasing (Note 7) |in millions of yen 4,442 5,647 5,768 5,977 5971

Funds from operation (FFO) per investment unit (Note 8) yen 13,011 17,220 15,836 15,707 16,382 .

FFO multiples (Note 9) multiples 19 13 15 7 1

Debt service coverage ratio (Note 10) multiples 10 7 6 6 4

Net income before interest and depreciation (Note 11)| in millions of yen 3,711 5,160 5,756 6,422 4,759

Eiz{zztisgﬁltlesr?st expenses on investment corporation bonds) in millions of yen 362 728 1 1079 1116

Interest-bearing liabilities in millions of yen 96,700 129,100 149,500 151,000 147,637

Ratio of interest-bearing liabilities to total assets at end of the fiscal period (Note 12) % 413 479 513 513 519 .

Operating days (Note 13)| number of days 156 184 182 184 181




(Note 1) The period-on-period percentage change in total assets and net assets and the period-on-period change in the ratio of net assets to total assets at end of
the fiscal period for the second fiscal period do not serve as useful references and thus are indicated as [].

(Note2)  The net income per investment unit was calculated by dividing the net income by the daily weighted average number of investment units issued and
outstanding (second fiscal period: 221,341 units; third and subsequent fiscal periods: 257,400 units). Furthermore, for the second fiscal period, the net
income per investment unit calculated by the daily weighted average number of investment units issued and outstanding on September 26, 2006, the
day actual asset management activities commenced following listing on the Real Estate Investment Trust Section of the Tokyo Stock Exchange,
deemed as the beginning of the period (255,146 units) is also shown in parentheses [ ].

(Note 3)  Ratio of ordinary income to total assets = Ordinary income + ((Total assets at beginning of the fiscal period + Total assets at end of the fiscal period) +
2) x 100 (rounded to one decimal place)

Further, asset management activities commenced, in effect, during the second fiscal period on September 26, 2006.

(Note4)  Ratio of return on unitholders’ equity = Net income + ((Net assets at beginning of the fiscal period + Net assets at end of the fiscal period) +2) x 100
(rounded to one decimal place)

(Note 5)  Ratio of net assets to total assets at end of the fiscal period = Net assets at end of the fiscal period + Total assets at end of the fiscal period x 100
(rounded to one decimal place)

(Note 6)  Payout ratio = Total cash distribution + Net income x 100 (rounded down to the nearest one decimal place)

(Note 7)  NOI from property leasing = Total revenues from property leasing — Total expenses from property leasing + Depreciation and amortization

(Note 8)  FFO per investment unit = FFO (= Net income + Depreciation and amortization + Other amortized expenses — Gain (Loss) on sales of real estate
properties) + Investment units issued and outstanding at end of the fiscal period (rounded to the nearest yen)

(Note 9)  FFO multiples = Investment unit price at end of the fiscal period + Annualized FFO per investment unit (rounded down to the nearest whole number)

Fiscal period Second Third Fourth Fifth Sixth

Investment unit price at end of the fiscal period (yen) 604,000 453,000 478,000 223,100 45,350

(Note 10) Debt service coverage ratio = Net income before interest and depreciation + Interest expenses (including interest expenses on investment corporation
bonds) (rounded to the nearest whole number)

(Note 11) Net income before interest and depreciation = Ordinary income + Expenses not accompanied by cash outlays + Interest expenses

(Note 12) Ratio of interest-bearing liabilities to total assets at end of the fiscal period = Interest-bearing liabilities at end of the fiscal period + Total assets at end
of the fiscal period x 100 (rounded to one decimal place)

(Note 13) The calendar period of NCI’s second fiscal period was 181 days from September 1, 2006 to February 28, 2007.
(NCI had, in effect, conducted asset management activities for 156 days commencing on September 26, 2006.)

2. Asset Management in the Sixth Fiscal Period
A. Main Developments of NCI

NCI was established on February 22, 2006 with investments in capital of 100 million yen (200 investment units) in
accordance with the Law Concerning Investment Trusts and Investment Corporations (Toushishintaku Oyobi Toushihoujin ni
Kansuru Houritsu; Law No. 198 of 1951, including amendments thereto; hereafter, the “ITL”). Pacific Commercial
Corporation (hereafter, the “Asset Manager”) acted as NCI’s promoter. NCI registered with the Kanto Local Finance Bureau
in accordance with the ITL on March 22, 2006. Thereafter, on September 26, 2006, NCI issued an additional 245,000
investment units through a public offering and listed its investment units on the Real Estate Investment Trust Section of the
Tokyo Stock Exchange (J-REIT Section) where it was assigned a securities identification code of 3229. Moreover, NCI
issued an additional 12,200 investment units through a third-party allotment on October 24, 2006.

Consequently, at the end of the fiscal period under review (NCI’s sixth fiscal period, which is the fiscal period ending
February 2009: from September 1, 2008 to February 28, 2009), the number of investment units issued and outstanding totaled

257,400 investment units and unitholders’ capital amounted to 116,753 million yen.

(Note)  As of January 5, 2009, which is the date of enactment of the Law for Partial Amendments to the Law Concerning Book-Entry Transfer of Corporate
Bonds and Other Securities for the Purpose of Streamlining the Settlement of Trades of Stocks and Other Securities (Kabushiki Tou no Torihiki ni
Kakaru Kessai no Gourika wo Hakaru Tame no Shasai Tou no Furikae ni Kansuru Houritsu Tou no Ichibu wo Kaiseisuru Houritsu; Law No. 88 of
2004), the investment certificates issued by NCI were dematerialized, turning NCI’s investment units into book-entry investment units (the meaning
as defined in Article 226, Paragraph 1 of the Law Concerning Book-Entry Transfer of Corporate Bonds, Stocks, etc. (Shasai, Kabushiki Tou no
Furikae ni Kansuru Houritsu; Law No. 75 of 2001, including amendments thereto; hereafter, the “Book-Entry Transfer Law”); the same hereafter; in
addition, the investment units of NCI that are book-entry investment units hereafter referred to as the “Book-Entry Investment Units”). Concerning
the Book-Entry Investment Units, NCI is unable to issue investment certificates and to whom rights belong are as stated or recorded on the
book-entry transfer account register (Article 226 and 227 of the Book-Entry Transfer Law). Furthermore, unless otherwise stated, reference hereafter
to the investment certificates issued by NCI (hereafter, “NCI’s Investment Certificates™) shall include the Book-Entry Investment Units.



B. Investment Environment and Management Performance

The Japanese economy saw the turmoil in the financial and capital markets due to the global credit crunch spread to the real
economy. Notably, since last fall when there was a series of bankruptcies and bailouts of European and U.S. financial
institutions, the business sentiment has been worsening markedly, as evident by the decrease in corporate earnings and capital
investment as a result of the overseas economic stagnation and substantial decline in exports, as well as the growing severity

of the employment environment and other factors.

In the real estate market, there is a large decrease in sale and purchase transactions. This is in correlation with the deteriorating
financing environment, which is characterized by not only a more stringent lending stance being adopted by financial
institutions in and out of Japan, but also reduced credit accompanying the collection of lending and other factors. Even the
office market for downtown Tokyo has begun to see drops in real estate prices from rising cap rates and this trend has become

conspicuous with properties that are relatively less competitive.

Under such circumstances, while pursuing an enhanced and balanced portfolio that contributes to achieving a consistently
sound financial base, NCI acquired 1 property (floor space expansion at an existing property) (acquisition price: 2,210 million
yen) under the objective of newly strengthening the competitiveness of an existing property and sold 3 properties (total sale

price: 3,950 million yen) during the sixth fiscal period.

As of the end of the sixth fiscal period, NCI’s portfolio comprised of 29 office properties and 10 retail properties to total 39

properties with a total leasable floor space of 331,014.14m” and occupancy rate of 96.0%.

<History of Acquired Assets>

September October November December January February
2008 2008 2008 2008 2009 2009
Aggregate acquisition price of portfolio assets 253,763 255973 255,973 255973 255973 251,673
(in millions of yen) ’ ’ i i ’ i
Number of properties in the portfolio 42 42 42 42 42 39
Total leasable floor space (m?) 32997551 | 335,659.64 | 335,673.84 | 335,674.89 | 335,663.85 | 331,014.14
Occupancy rate (%) 973 973 974 96.6 96.5 96.0

C. Overview of Capital Procurement

During the sixth fiscal period, NCI borrowed long-term loans payable in the amount of 17,500 million yen in September
2008 and in the amount of 13,400 million yen in October 2008 to fund the repayment of long-term loans payable. As a result,
NCI managed to spread out the maturity dates for interest-bearing liabilities, along with increase the ratio of long-term

liabilities to interest-bearing liabilities, as well as reduce the risks of increases in interest rates and refinancing risks.

Thereafter, reviews of NCIs issuer ratings by credit rating agencies led to the signing of agreements on the grant of collateral,
dated December 26, 2008, and the grant of revolving mortgages and pledges for assets held by NCI. NCI believes that, by
doing so, it can anticipate the establishment of a stable capital procurement environment for the future. In addition, the spread

(the rate of premium from the base interest rate) for existing loans payable was changed on January 21, 20009.

Furthermore, NCI achieved a reduction in interest-bearing liabilities in February 2009 through the sale of 3 properties in the
portfolio as mentioned above in B. and the early repayment of some of the existing loans payable based on the

abovementioned agreements on grant of collateral (total amount: 2,763 million yen).
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As a result, the balance of NCI’s interest-bearing liabilities at the end of the sixth fiscal period totaled 147,637 million yen
borrowed from 19 banks, corporations, etc. (of which, the current portion of long-term loans payable accounted for 58,852
million yen, long-term loans payable accounted for 61,785 million yen and investment corporation bonds accounted for
27,000 million yen). Furthermore, the ratio of interest-bearing liabilities to total assets at the end of the sixth fiscal period was

51.9%.

Catego Loan Amount Ba;l;nge a th; (];z)ngd Lender(s) Applicable Drawdown | Repayment
£ory (in millions of yen) | ' F€PrUary (Name of Financial Institution(s)) Interest Rate Date Date
(in millions of yen)
Term Sumitomo Mitsui Banking Corporation | JBA 6-month yen Sept. 29, Sept. 29,
Loan 14,500 14,175 | Aozora Bank, Ltd. TIBOR + 0.80% 2008 2010
R The Bank of Tokyo-Mitsubishi UFJ, Ltd. (Note 1)
Term JBA 6-month yen
Loan 3,000 2,933 | The Sumitomo Trust and Banking Co, Ltd.| TIBOR +0.80% | Sobu2% | Sept-29,
2008 2010
U (Note 1)
Term JBA 1-month yen .
Loan 6,900 6,746 | Sumitomo Mitsui Banking Corporation TIBOR + 0.80% Oct. 30, Agpril 30,
2008 2010
S (Note 2)
Term JBA 6-month yen
Loan 6,500 6,354 | Sumitomo Mitsui Banking Corporation | TIBOR +080% | Cct0 | Oct29,
2008 2010
T (Note 3)
Total 30,900 30,208 - - — —
(Note 1) The interest rate applicable as of February 28, 2009 is shown. The interest rate applicable on and after March 30, 2009 is JBA 6-month yen TIBOR +
0.90%.

(Note 2) The interest rate applicable as of February 28, 2009 is shown. The initial applicable interest rate is JBA 1-month yen TIBOR + 0.70%.
(Note 3) The interest rate applicable as of February 28, 2009 is shown. The interest rate applicable on and after April 30, 2009 is JBA 6-month yen TIBOR +
0.90%.

The following summarizes the investment corporation bonds and ratings of NCI as of the end of the sixth fiscal period.

<Overview of Investment Corporations Bonds>

Name Offering Method | .. Isspg Amount Interest Rate Issue Date Maturity
(in millions of yen)
First Series Unsecured . o . .
Tvestment Corporation Bonds Private placement 10,000 | 1.52%p.a. | April 13,2007 | April 13,2010
Second Series Unsecured . o . .
Tvestment Corporation Bonds Private placement 17,000 | 1.96%p.a. | April 13,2007 | April 13,2012
Total - 27,000 - - -
<Status of Issuer Ratings>
Rating Agency Rating Details
Rating and Investment Information, Inc. (R&I) (BBB—) (Note 1) Rating Outlook: Negative

(Note 1) The rating was downgraded to (BB) on March 11, 2009 and remains on the rating monitor (with a view to downgrading).
(Note 2) NCI requested Moody’s Investors Service, Inc. on February 4, 2009 to withdraw the ratings of NCI. On February 5, 2009, Moody’s withdrew the
ratings after downgrading the ratings to Ba3. The rating outlook prior to the withdrawal was negative.

D. Overview of Performance and Distribution

As a result of the abovementioned management, the management performance for the sixth fiscal period was 8,611 million
yen in operating revenue, 3,840 million yen in operating income, 2,338 million yen in ordinary income and 2,341 million yen

in net income.

In principle, NCI intends to distribute as dividend such amount as it determines, which shall be in excess of 90% of its
distributable income as defined in Article 67-15 of the Special Taxation Measures Law (Sozei Tokubetsu Sochi Hou). NCI
decided to distribute the entire amount of unappropriated retained earnings, excluding fractional amounts less than 1 yen in
the distribution per investment unit, in the sixth fiscal period. Accordingly, total cash distributions amounted to 2,341,567,800

yen and distribution per investment unit amounted to 9,097 yen.
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3. Status of Capital Increase

During the sixth fiscal period, NCI did not increase or make other change to its capital and there is, therefore, no change in the

unitholders’ capital and such. The following table summarizes the change in the number of investment units issued and

outstanding and in the amount of unitholders’ capital up to the end of the sixth fiscal period.

Investment Units . > :
. Issued and Outstanding Unitholders’ Capital
Date Description (investment units) (in thousands of yen) Notes
Increase / Decrease| Balance |Increase / Decrease| Balance

Incorporation through

February 22, 2006 private placement 200 200 100,000 100,000 |(Note 1)
Capital increase through

September 26, 2006 public offering 245,000 245,200 111,119,750 | 111,219,750 |(Note 2)
Capital increase through

October 24, 2006 third-party allotment 12,200 257,400 5,533,310 | 116,753,060 |(Note 3)

(Note 1) NCI was established using capital contributed by Pacific Management Corporation (now known as Pacific Holdings, Inc.) at an issue price of

500,000 yen per investment unit.

(Note 2) NCl issued additional investment units through a public offering at an issue price of 470,000 yen per investment unit (issue price to underwriters:
453,550 yen per investment unit) to procure funds for acquiring new properties and commenced its asset management activities.
(Note 3) NCl issued additional investment units with Daiwa Securities SMBC Co. Ltd. as the allottee at an issue price of 453,550 yen per investment unit.

Price History of Investment Certificates on the Tokyo Stock Exchange

The following table shows the highest and lowest prices (based on the closing price) of NCI’s investment certificates on the

Real Estate Investment Trust Section of the Tokyo Stock Exchange for each fiscal period.

(in yen)
Fiscal Period Second Third Fourth Fifth Sixth
Settlement of Accounts February 2007 August 2007 February 2008 August 2008 February 2009
Highest 670,000 655,000 504,000 447,000 278,500
Lowest 461,000 442,000 369,000 200,400 43,400
Price at Beginning of the
Fiscal Period (Note) 472,000 585,000 451,000 447,000 226,900
Price at End of the
Fiscal Period (Note) 604,000 453,000 478,000 223,100 45,350
(Note)  The price at the beginning of the fiscal period and the price at the end of the fiscal period show the closing prices on the first date of the fiscal period

and the last date of the fiscal period, respectively. However, for the second fiscal period, the price at the beginning of the fiscal period shown is the
closing price on the date of listing (September 26, 2006).

4, Distribution Performance

In principle, NCI intends to distribute as dividend such amount as it determines, which shall be in excess of 90% of its

distributable income as defined in Article 67-15 of the Special Taxation Measures Law (Sozei Tokubetsu Sochi Hou). NCI

decided to distribute the entire amount of unappropriated retained earnings, excluding fractional amounts less than 1 yen in

the distribution per investment unit, in the sixth fiscal period. Accordingly, total cash distributions amounted to 2,341,567,800

yen and distribution per investment unit amounted to 9,097 yen.

(in yen)
Fiscal Period Second Third Fourth Fifth Sixth
September 1,2006| March 1,2007 |September 1,2007| March 1,2008 [September 1, 2008
Calendar Period - - _ _ _

February 28, 2007

August 31,2007

February 29, 2008

August 31, 2008

February 28, 2009

Total unappropriated retained earnings 2,460,319,770 3,225,343,336 3,538,271,709 4,088,389,697 2,341,579,938
Accumulated earnings 90,570 121,336 51,309 105,497 12,138
Total cash distribution 2,460,229,200 3,225,222,000 3,538,220,400 4,088,284,200 2,341,567,800
[Distribution per investment unit] [9,558] [12,530] [13,746] [15,883] [9,097]
Of which, total distribution of earnings 2,460,229,200 3,225,222,000 3,538,220,400 4,088,284,200 2,341,567,800
[Distribution of earnings per investment unit] [9,558] [12,530] [13,746] [15,883] [9,097]

Of which, total capital reimbursement

[Capital reimbursement per investment unit]

-]

-]

[-]

-]

-]




5. Future Management Policy and Key Topics
A. Management Environment

In addition to the turmoil in the global financial and capital markets, the economic downturn in the Japanese economy is
translating into reality. Consequently, the economy is in a state that economic recovery is difficult to anticipate for the time

being.

In the real estate rental market, the economic downturn will inevitably cause negative impact on market demand and NCI

believes that there is a need to keep a close track of such impact.

In the office rental market, the decline in corporate earnings and other factors have caused restructuring moves, such as
moves to exit or reduce offices, to become conspicuous among tenant firms. In addition, average rental rates also continue to
be on a downward trend and market rental rates hover at low levels, resulting in greater uncertainty over the future of the
office rental market amid the economic slowdown. According to Miki Shoji Co., Ltd.’s “Latest Office Building Market
Information” (March 2009), the vacancy rate in the Tokyo central business districts as at the end of February surpassed the
5% mark for the first time in 3 years and 8 months to hit 5.6%. The vacancy rate in the Osaka central business districts and
Nagoya central business districts are also on the rise, with the vacancy rate in the Osaka central business districts in the range

between 7% and 8% and the vacancy rate in the Nagoya central business districts in the range between 9% and 10%.

In the retail property rental market as well, sales turnover is falling due to the slowdown in personal consumption and there

are stronger moves among retail tenants to refrain from opening new outlets.

In the real estate trading market, there is a need to closely monitor how the lending stance adopted by financial institutions
will change hereafter. NCI recognizes the environment to be one in which the overall management capacity, such as the

ability to make investment decisions and procure capital in deteriorating market conditions, will be put to the test.

Under such circumstances, NCI will continue to conduct asset management that is able to generate a stable cash flow by
minimizing the decline in earnings based on management decisions that are more prudent than ever before. This will be
achieved through such measures as securing tenant firms based on a flexible leasing strategy and maintaining occupancy rates

by strengthening relations with existing tenants.
B. Future Management Policy and Challenges
(1) Selection of a New Sponsor

The Asset Manager’s parent company Pacific Holdings, Inc. filed a petition to commence corporate reorganization
proceedings with the Tokyo District Court on March 10, 2009 and received a decision to commence corporate

reorganization proceedings from said Court on March 31, 2009.

In response, NCI is making dedicated efforts to finalize as soon as possible the selection of a corporation, which will be
able to support the medium- and long-term growth of NCI as a new shareholder of the Asset Manager (hereafter, the “New
Sponsor”), with the Asset Manager playing a central role and with the Asset Manager, NCI and its main financial
institutions working in full cooperation. By doing so, a stable base for the management structure will be maintained at the

Asset Manager and the financing environment will improve for NCI.



(2) Management Strategy
(i) Value Added Strategy

With respect to office properties, in addition to enhancing the competitiveness of its portfolio assets in the office rental
market, NCI will strive to enhance the value of its assets on an ongoing basis by maintaining occupancy rates and rental
rate unit prices. Such maintaining of occupancy rates and rental rate unit prices will be derived from NCI engaging in
timely renovations to provide a comfortable office environment for its tenants, which will thereby improve the satisfaction

level of its tenants.

Moreover, with respect to retail properties, NCI will continue to renovate its facilities to prevent its facilities from
becoming obsolete and engage in various promotions, etc., from the perspective of tenants that operate the stores and

customers that use the facilities as well as to support the operation of its retail tenants.
(ii) Rental Rate Revisions

Under the management environment described above, NCI will aim to enhance its earnings on an ongoing basis by
responding appropriately to rental rate renewals and new contracts. Furthermore, by paying close attention to fluctuations
in economic and rental market conditions, and by making management decisions on a timely and case-by-case basis, NCI

will work to continue maintaining its high occupancy levels.
(iii) Maintenance and Management of Assets

To maintain and enhance the medium- to long-term value of its portfolio assets, NCI will strive to adequately repair and

renew its buildings and facilities based on its long-term repair plans and policies.
(3) Investment Strategy

Pursuant to its investment policy, NCI intends to focus its investment activity primarily on office and retail properties
located in the three largest metropolitan areas as well as other metropolitan areas (particularly in the central areas). In
addition, NCI intends to invest in office properties and retail properties located in central areas so that such investments
account for 70% or more of the entire portfolio (based on acquisition price). In light of the domestic and global economic
conditions and fluctuations in the real estate market, NCI intends to improve the quality of its portfolio taking into

consideration the profitability and future potential of individual properties.
(4) Financial Strategy

Positioning the minimizing of financing risks as a task of top priority, NCI will be totally devoted to maintaining favorable
relations with its financial institutions so as to realize smooth financing even in a financial environment that is in a state of

a global credit crunch.

Specifically, in each separate case of financing, to minimize interest rate fluctuation risks, NCI strives to achieve a balance
in such areas as long and short loan terms and fixed and variable interest rates, while also working to reduce financing
costs overall. In addition, to minimize refinancing risks, NCI aims to diversify repayment dates and sources of funding.
NCI has been committed to diversifying the sources of funding since its listing when it borrowed funds from 10 domestic

financial institutions. NCI will seek to maintain smooth relationships, while continuing to procure capital with a view to
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achieving balance.

Moreover, to address the risks of rising interest rates, NCI will pay close attention to interest rate fluctuations and continue
to strive to conduct systematic financial operations by considering the purchase of interest rate caps, execution of interest

rate swap agreements and other hedging instruments that hedge interest rate fluctuation risks.
6. Material Events Occurred Subsequent to the Settlement of Accounts
The following are the material events involving NCI that have occurred after the settlement of its accounts.
A. Sale of a Property

Pursuant to the policies stipulated in its articles of incorporation, NCI decided on March 19, 2009 to sell the following asset
taking into consideration a comprehensive list of factors, such as current and projected future earnings and projected
increases/decreases in asset value of the asset in question, as well as the asset composition, etc. of the entire portfolio. NCI

completed the sale on March 24, 2009.

The following summarizes the concerned asset.

Property no.: Office A-13

Property name: Urban Square Yaesu Building
Sale price (Note 1): 2,550,000 thousand yen
Location (Note 2): Chuo-ku, Tokyo

Asset type: Real estate

Use: Office

Date on which the sale

. March 24, 2009
agreement was entered into:

Sale date: March 24, 2009

Purchaser: The purchaser is a business corporation of Japan, but consent for disclosure has not
been obtained.

Impact on income/loss: Approximately 218 million yen is expected to be recorded as gain on sales of real estate
properties.

(Note 1) “Sale price” indicates the sale price excluding the consumption tax, local consumption tax, fixed property tax and city planning tax amounts
for which the sale price would be adjusted and excluding other sale costs.
(Note2) “Location” indicates the smallest independent administrative district of the region where the applicable property is located.

B. Borrowing of Funds

NCI decided on March 24, 2009 to borrow funds as follows to fund the repayment of funds in connection with the principal
repayment of the existing loans payable becoming due. NCI executed on March 27, 20009.

Term Loan V (term: 3 months)

Lender: The Bank of Tokyo-Mitsubishi UFJ, Ltd.
Loan amount: 3,524,000 thousand yen
Interest rate: JBA 1-month yen TIBOR + 1.5%
The rate applicable for the period between March 27, 2009 and April 26, 2009 is 2.0675%.
Drawdown date: March 27, 2009
Repayment date: June 29, 2009

Collateral/Guarantee:  Secured/Non-guaranteed



Term Loan W (term: 3 months)

Lender: Mitsubishi UFJ Trust and Banking Corporation
Loan amount: 3,524,000 thousand yen
Interest rate: JBA 1-month yen TIBOR + 1.5%
The rate applicable for the period between March 27, 2009 and April 26, 2009 is 2.0675%.
Drawdown date: March 27, 2009
Repayment date: June 29, 2009
Collateral/Guarantee:  Secured/Non-guaranteed

Term Loan X (term: 3 months)

Lender: Mizuho Corporate Bank, Ltd.
Loan amount: 3,524,000 thousand yen
Interest rate: JBA 1-month yen TIBOR + 1.5%
The rate applicable for the period between March 27, 2009 and April 26, 2009 is 2.0675%.
Drawdown date: March 27, 2009
Repayment date: June 29, 2009
Collateral/Guarantee: ~ Secured/Non-guaranteed

Term Loan Y (term: 3 months)

Lender: Aozora Bank, Ltd.
Loan amount: 1,321,000 thousand yen
Interest rate: JBA 1-month yen TIBOR + 1.5%
The rate applicable for the period between March 27, 2009 and April 26, 2009 is 2.0675%.
Drawdown date: March 27, 2009
Repayment date: June 29, 2009
Collateral/Guarantee:  Secured/Non-guaranteed

Term Loan Z (term: 3 months)

Lender: Shinsei Bank, Limited
Loan amount: 881,000 thousand yen
Interest rate: JBA 1-month yen TIBOR + 1.5%
The rate applicable for the period between March 27, 2009 and April 26, 2009 is 2.0675%.
Drawdown date: March 27, 2009
Repayment date: June 29, 2009
Collateral/Guarantee:  Secured/Non-guaranteed

Term Loan 27 (Note) (term: 3 months)

Lender: The Shinkumi Federation Bank
Loan amount: 926,000 thousand yen
Interest rate: JBA 1-month yen TIBOR + 1.5%
The rate applicable for the period between March 27, 2009 and April 26, 2009 is 2.0675%.
Drawdown date: March 27, 2009
Repayment date: June 29, 2009
Collateral/Guarantee:  Secured/Non-guaranteed

(Note) ~ While NCI has used the alphabet for the names of loans to date (A to Z totaling 26 agreements), NCI has decided to use Arabic numerals

for its 27th and subsequent agreements.

C. Repayment of Funds

On March 24, 2009, NCI repaid a portion of its existing loans payable in advance of the principal repayment date as follows.
These partial early repayments were based on the basic memorandums of agreement on collateral, dated December 26, 2008,

and were funded with part of the sales proceeds noted in “A. Sale of a Property” above.



Term Loan C (term: 3 years)
Lenders:

Loan balance at the end of February 2009:
Amount subject to partial early repayment:
Loan balance after partial early repayment:
Principal repayment date:

Sumitomo Mitsui Banking Corporation
Aozora Bank, Ltd.

Mizuho Corporate Bank, Ltd.

Shinsei Bank, Limited

The Sumitomo Trust and Banking Co., Ltd.
Resona Bank, Limited

Mitsui Sumitomo Insurance Company, Limited
The Norinchukin Bank

37,149,186 thousand yen

542,980 thousand yen

36,606,206 thousand yen

September 27, 2009

Term Loan D (term: 2 years and 10 months)

Lender:

Loan balance at the end of February 2009:
Amount subject to partial early repayment:
Loan balance after partial early repayment:
Principal repayment date:

Term Loan E (term: 2 years and 9 months)

Lender:

Loan balance at the end of February 2009:
Amount subject to partial early repayment:
Loan balance after partial early repayment:
Principal repayment date:

Term Loan F (Tranche A) (term: 5 years)
Lenders:

Loan balance at the end of February 2009:
Amount subject to partial early repayment:
Loan balance after partial early repayment:
Principal repayment date:

Term Loan F (Tranche B) (term: 5 years)

Lender:

Loan balance at the end of February 2009:
Amount subject to partial early repayment:
Loan balance after partial early repayment:
Principal repayment date:

Term Loan G (term: 5 years)

Lender:

Loan balance at the end of February 2009:
Amount subject to partial early repayment:
Loan balance after partial early repayment:
Principal repayment date:

Term Loan | (term: 1 year and 6 months)
Lenders:

The Chuo Mitsui Trust and Banking Company, Limited
3,421,635 thousand yen

50,011 thousand yen

3,371,624 thousand yen

September 27, 2009

The Chuo Mitsui Trust and Banking Company, Limited
2,150,742 thousand yen

31,435 thousand yen

2,119,307 thousand yen

September 27, 2009

Sumitomo Mitsui Banking Corporation
Sompo Japan Insurance Inc.

The Sumitomo Trust and Banking Co., Ltd.
The Hiroshima Bank, Ltd.

The Mie Bank, Ltd.

4,888,051 thousand yen

71,445 thousand yen

4,816,606 thousand yen

March 30, 2012

Daido Life Insurance Company
1,955,220 thousand yen

28,578 thousand yen

1,926,642 thousand yen

March 30, 2012

Daido Life Insurance Company
1,955,220 thousand yen

28,578 thousand yen

1,926,642 thousand yen

June 26, 2012

The Bank of Tokyo-Mitsubishi UFJ, Ltd.
Mitsubishi UFJ Trust and Banking Corporation
The Shinkumi Federation Bank

Mizuho Corporate Bank, Ltd.

Shinsei Bank, Limited

Aozora Bank, Ltd.
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Loan balance at the end of February 2009:

Amount subject to partial early repayment:
Loan balance after partial early repayment:

Principal repayment date:

Term Loan J (term: 3 years)
Lenders:

Loan balance at the end of February 2009:

Amount subject to partial early repayment:
Loan balance after partial early repayment:

Principal repayment date:

Term Loan K (term: 4 years)

Lenders:

Loan balance at the end of February 2009:

Amount subject to partial early repayment:
Loan balance after partial early repayment:

Principal repayment date:

Term Loan L (term: 4 years)

Lender:
Loan balance at the end of February 2009:

Amount subject to partial early repayment:
Loan balance after partial early repayment:

Principal repayment date:

16,130,568 thousand yen
235,768 thousand yen
15,894,800 thousand yen
March 27, 2009

The Bank of Tokyo-Mitsubishi UFJ, Ltd.
Mitsubishi UFJ Trust and Banking Corporation
Shinsei Bank, Limited

Aozora Bank, Ltd.

The Sumitomo Trust and Banking Co., Ltd.
12,708,932 thousand yen

185,756 thousand yen

12,523,176 thousand yen

September 27, 2010

National Mutual Insurance Federation of Agricultural Cooperatives

Aioi Insurance Co., Ltd.
1,955,220 thousand yen
28,578 thousand yen
1,926,642 thousand yen
September 27, 2011

Development Bank of Japan Inc.
977,610 thousand yen

14,289 thousand yen

963,321 thousand yen
September 27, 2011

Term Loan N (term: 2 years and 10 months)

Lender:
Loan balance at the end of February 2009:

Amount subject to partial early repayment:
Loan balance after partial early repayment:

Principal repayment date:

Term Loan O (term: 3 years)

Lender:
Loan balance at the end of February 2009:

Amount subject to partial early repayment:
Loan balance after partial early repayment:

Principal repayment date:

Term Loan Q (term: 3 years and 2 months)

Lender:
Loan balance at the end of February 2009:

Amount subject to partial early repayment:
Loan balance after partial early repayment:

Principal repayment date:

Term Loan R (term: 2 years)
Lenders:

Loan balance at the end of February 2009:

Amount subject to partial early repayment:
Loan balance after partial early repayment:

Principal repayment date:

The Chuo Mitsui Trust and Banking Company, Limited

1,955,220 thousand yen
28,578 thousand yen
1,926,642 thousand yen
September 27, 2010

Aozora Bank, Ltd.
3,226,114 thousand yen
47,154 thousand yen
3,178,960 thousand yen
November 29, 2010

Development Bank of Japan Inc.
1,955,220 thousand yen

28,578 thousand yen

1,926,642 thousand yen
September 27, 2011

Sumitomo Mitsui Banking Corporation
Aozora Bank, Ltd.

The Bank of Tokyo-Mitsubishi UFJ, Ltd.
14,175,347 thousand yen

207,190 thousand yen

13,968,157 thousand yen

September 29, 2010
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Term Loan S (term: 1 year and 6 months)

Lender: Sumitomo Mitsui Banking Corporation
Loan balance at the end of February 2009: 6,745,510 thousand yen

Amount subject to partial early repayment: 98,594 thousand yen

Loan balance after partial early repayment: 6,646,916 thousand yen

Principal repayment date: April 30,2010

Term Loan T (term: 2 years)

Lender: Sumitomo Mitsui Banking Corporation
Loan balance at the end of February 2009: 6,354,466 thousand yen

Amount subject to partial early repayment: 92,878 thousand yen

Loan balance after partial early repayment: 6,261,588 thousand yen

Principal repayment date: October 29, 2010

Term Loan U (term: 2 years)

Lender: The Sumitomo Trust and Banking Co., Ltd.
Loan balance at the end of February 2009: 2,932,831 thousand yen

Amount subject to partial early repayment: 42,867 thousand yen

Loan balance after partial early repayment: 2,889,964 thousand yen

Principal repayment date: September 29, 2010

In addition, NCI repaid the following existing loan payable, the principal repayment of which was due on March 27, 2009,
with the funds noted in “B. Borrowing of Funds” above and surplus funds.

Term Loan | (term: 1 year and 6 months)

Lenders: The Bank of Tokyo-Mitsubishi UFJ, Ltd.
Mitsubishi UFJ Trust and Banking Corporation
The Shinkumi Federation Bank
Mizuho Corporate Bank, Ltd.
Shinsei Bank, Limited
Aozora Bank, Ltd.

Repayment amount: 15,894,800 thousand yen (Note)
Repayment date: March 27, 2009
Principal repayment method: Lump-sum repayment

(Note) NCI has partially repaid in the aggregate 605 million yen of the initial 16,500 million yen loan amount on February 26, 2009 and March 24,
2009, prior to the principal repayment date.

(Additional Information)
(i) Change in the Name of a Portfolio Asset

In conjunction with a replacement of the tenant at its portfolio asset, NCI changed the name of that portfolio asset as it

contains the company name of the existing tenant.

Name of Portfolio Asset
Property No. New Name Old Name Date of Change
Retail C-2 Nitori Yokohama Kariba I.C. Keiyo D2 Kariba I.C. March 17, 2009
(ii) Relocation of NCI’s Head Office
NCI decided at a meeting of its board of directors held on April 14, 2009 to relocate its head office.
Scheduled
Old New Date of Relocation
Head Office 2-11-1 Nagata-cho, 1-14-1 Kanda Jinbo-cho, April 27. 2009
Location Chiyoda-ku, Tokyo 100-6105 Chiyoda-ku, Tokyo 101-0051 P >
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Overview of NCI

1. Overview of Capital

Second Third Fourth Fifth Sixth
Item Fiscal Period Fiscal Period Fiscal Period Fiscal Period Fiscal Period
(as of February 28,2007) | (asof August31,2007) | (as of February 29,2008) | (as of August31,2008) | (as of February 28, 2009)
;rlj)ttlil(l);uzlgllb(irn?tfs ;nvesmlem units 2,000,000 2,000,000 2,000,000 2,000,000 2,000,000
ITS‘S’E‘; dnﬁbfigimﬁﬁgms 257,400 257,400 257,400 257,400 257,400
Unitholders’ capital (yen) 116,753,060,000 116,753,060,000 116,753,060,000 116,753,060,000 116,753,060,000
Number of unitholders (persons) 11,369 9,692 8,864 9,682 11,760
2. Matters related to Investment Units
Principal unitholders as of February 28, 2009 are as follows.
Number of Percentage to
Name Investment Units | Total Investment Ugits
Held Issued and Outstanding
(units) (%) (Note 1)
Goldman Sachs International 21,954 8.52
NikkoCiti Trust and Banking Corporation (Investment Trust Account) 20,135 7.82
The Fuji Fire and Marine Insurance Co., Ltd. 17,976 6.98
Deutsche Bank AG London PB Non-Treaty Clients 613 14,684 5.70
Pacific Holdings, Inc. (Note 2) 12,400 4.81
The Master Trust Bank of Japan, Ltd. (Investment Trust Account) 8,631 335
Credit Suisse Securities Europe Limited PB Sec. INT Non-Treaty Client 8,412 3.26
State Street Bank and Trust Company 7,009 2.72
Northern Trust Company (AVFC) Sub Account British Client 6,500 2.52
Barclays Capital Securities London Cayman Clients 6,139 2.38
Total 123,840 48.11

(Note 1) The percentage (of the number of investment units held) to total investment units issued and outstanding is rounded down to the nearest two decimal

places.

(Note 2) Pacific Holdings, Inc. filed a petition to commence corporate reorganization proceedings with the Tokyo District Court on March 10, 2009 and
received a decision to commence corporate reorganization proceedings from said Court on March 31, 2009.

3. Matters related to Directors

The names of directors, etc. as of February 28, 2009 are as follows.

Title Name

Principal Concurrent Positions, etc. Held

Total Compensation of
Each Director, etc.

during the Fiscal Period
(in thousands of yen)
Executive Director Tomohiro Makino | — 4,800
Supervisory Director Masaharu Hino Partner, Masaharu Hino Law Office
Supervisory Director | Tsutomu Kuribayashi | Partner, Kuribayashi Sogo Law Office 4,500
Supervisory Director Junya Iwasaki Executive Director, Minoli Kaikei
Accounting Auditor | KPMG AZSA & Co. | — 12,500

(Note 1) The executive director and supervisory directors may also be directors of corporations other than those listed above, but none of said corporations or

those listed above are related to NCIL.

(Note 2) Neither the executive nor supervisory directors own investment units of NCI in their own name or the name of another.
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4. Asset Manager, Asset Custodian and General Administrators

The following are the asset manager, asset custodian and general administrators as of February 28, 2009.

Outsourced Responsibility Name
Asset manager Pacific Commercial Corporation
Asset custodian The Sumitomo Trust and Banking Co., Ltd.
General administrator (accounting matters) Heiseikaikeisha Tax Co.
General administrator (transfer agent) Mitsubishi UFJ Trust and Banking Corporation
General administrator (special account manager) Mitsubishi UFJ Trust and Banking Corporation
gfllrlr?irgilsé‘zirtrilxlfrgig:tttzrrs relating to administration of the organization) Mitsubishi UFJ Trust and Banking Corporation
gfilrlsirr?ils?irtrilxlfrel:li;r:tttzrrs relating to investment corporation bonds) Mizuho Corporate Bank, Ltd.
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Portfolio Assets of NCI

The following summarizes NCI’s portfolio assets as of February 28, 2009.

1. Composition of NCI Properties

. . Total Amount Owned Ratio to
Asset Type (Nléf: 1) Investment Tar(%st)gelo)gr aphic Region (in thousands of yen) Total Assets
(Note 2) (Note 3)
Urban Area of Tokyo 98,883,865 34.8%
. Urban Area of Osaka and o
Office Properties Urban Area of Nagoya 35,288,365 12.4%
Other Metropolitan Areas 3,482,834 1.2%
Beneficiary Right
of Real Estate Kanto Large Metropolitan Area 24,856,859 8.7%
in Trust

Kansai Large Metropolitan Area 36,369,890 12.8%

Retail Properties
Chukyo Large Metropolitan Area - -
Other Large Metropolitan Areas 6,880,335 2.4%
Urban Area of Tokyo 40,489,317 14.2%

. Urban Area of Osaka and

Office Properties Urban Area of Nagoya B B
Other Metropolitan Areas - -
Real Estate Kanto Large Metropolitan Area - -
Kansai Large Metropolitan Area 3,180,894 1.1%

Retail Properties
Chukyo Large Metropolitan Area 8,075,683 2.8%
Other Large Metropolitan Areas 1,452,481 0.5%
Deposits and Other Assets 25,393,882 8.9%
Total Assets 284,354,405 100.0%

(Note 1) Classified according to the investment policy of NCL
(Note 2) “Total Amount Owned” indicates the amount recorded on the balance sheets as of February 28, 2009 (the book value after depreciation in the case of

real estate properties).
(Note 3) “Ratio to Total Assets” indicates the ratio of the total amount owned of the applicable assets to the total amount of assets (rounded to one decimal

place).

_‘]5_




Arca Use/ Type Investmept Target Tlotal Amount Owned Ratio to
(Note 1) (Note 1) Geographic Region | Property No. Property Name (in thousands of yen) Total Assets
(Note 1) (Note 2) (Note 3)
Central | Office Properties Urban Area of Office A-1 Hitachi High-Tech Building 19,046,090 6.7%
Area Tokyo Office A-2 Pacific Marks Shinjuku ParkSide 15,604,605 5.5%
Office A-3 Pacific Marks Tsukiji 11,459,224 4.0%
Office A4 Pacific Marks Tsukishima 8,178,758 2.9%
Office A-5 Pacific Marks Nishi-Shinjuku 8,045,591 2.8%
Office A-6 Pacific Marks Yokohama East 7,098,131 2.5%
Office A-7 Pacific Marks Shin-Urayasu 4,726,875 1.7%
Office A-8 Oomori City Building 3,887,360 1.4%
Office A-9 Akasaka Hikawa Building 3,503,644 1.2%
Office A-10 Pacific Marks Shibuya-Koendoori 3,153,485 1.1%
Office A-11 Pacific Marks Nihonbashi-Tomizawacho 2,636,958 0.9%
Office A-12 Pacific Marks Akasaka-mitsuke 2,470,944 0.9%
Office A-13 | Urban Square Yaesu Building 2,234,131 0.8%
Office A-15 Yokohama Aioicho Building 1,721,699 0.6%
Office A-16 Pacific Marks Shin-Yokohama 1,652,707 0.6%
Office A-22 Pacific Marks Shinkawa 3,575,928 1.3%
Office A-24 Pacific Marks Megjiro 2,093,362 0.7%
Office A-25 Pacific Marks Kawasaki 15,705,432 5.5%
Office A-26 Towa Hamamatsucho Building 7,502,978 2.6%
Office A-27 | Lila Hijirizaka 4,483,793 1.6%
Office A-28 Pacific Marks Aobadai 3,175,228 1.1%
Office A-29 | Otsuka HT Building 2,083,351 0.7%
Office A-30 | Pacific Marks Shinjuku south-gate 5,332,908 1.9%
Office A Subtotal 139,373,182 49.0%
Urban Area of Office B-1 Pacific Marks Nishi-Umeda 8,822,691 3.1%
O;I?ga Office B2 | Pacific Marks Higobashi 5,811,116 2.0%
Urban Area of Office B-3 Nagoya-Nishiki City Building 5,325,546 1.9%
Nagoya Office B-4 Pacific Marks Esaka 15,329,012 5.4%
Office B Subtotal 35,288,365 12.4%
Other Office C-1 Pacific Marks Sapporo Kita-ichijo 2,249,517 0.8%
Metropolitan Areas | Office C-2 Shin-Sapporo Center Building 1,233,318 0.4%
Office C Subtotal 3,482,835 1.2%
Office Properties Subtotal 178,144,382 62.6%
Retil Propertes | ctopotin aea | Reil A6 | Albore Jingumae 2,625,706 0.9%
Kansai Large Retail A-1 Shinsaibashi OPA Honkan 32,767,231 11.5%
Metropolitan Area | Retail A-2 Shinsaibashi OPA Kireikan 3,602,659 1.3%
Other Large Retail A-3 PACIFIQUE Tenjin 3,680,753 1.3%
Metropolitan Areas | Retail A4 Albore Tenjin 1,452,480 0.5%
Retail A-7 Albore Sendai 3,199,582 1.1%
Retail A Subtotal 47,328411 16.6%
Central Area Subtotal 225,472,793 79.3%
S“Z‘rl;ga“ Mi‘fgf‘;:f;n . Mgfrz‘;t)"h%aagg:rea Retail B-1 | Mallage Kashiwa 17,696,924 6.2%
Retail Properties Mfﬁ;j;izriiea Retail B2 | Bellfa Uji 3,180,894 1.1%
Retail B Subtotal 20,877,818 7.3%
Suburban Kanto Large . Nitori Yokohama Kariba I.C.
Single-Tenant MetropolitangArea Retail C-2 (formerly, Keiyo D2 Kariba I.C.) (Note 4) 4,534,230 1.6%
Retail Properties Mft}rl(‘)ﬂgz;i LA | Retail 1| Tio-Yokado Owariasahi 8,075,683 2.8%
Retail C Subtotal 12,609,913 4.4%
Retail Properties Subtotal 80,816,142 28.4%
Suburban Area Subtotal 33,487,731 11.8%
Deposits and Other Assets 25,393,881 8.9%
Total Portfolio 284,354,405 100.0%
(Note 1) Classified according to the investment policy of NCL
(Note 2) “Total Amount Owned” indicates the amount recorded on the balance sheets as of February 28, 2009 (the book value after depreciation in the case of
real estate properties).
(Note 3) “Ratio to Total Assets” indicates the ratio of the total amount owned of the applicable assets to the total amount of assets (rounded to one decimal
place).
(Note 4) The name of the portfolio asset was changed, effective March 17, 2009. Please refer to “I. Overview of Asset Management; 6. Material Events
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2. Principal Assets Owned

The following summarizes the principal assets owned by NCI (the 10 properties with the highest book value at the end of the

fiscal period) as of February 28, 2009.

Book Value | Leasable Leased Occupancy Ratio to
Property (in thousands | Floor Space | Floor Space Rate at Total Revenue .
No. Property Name of yen) (m) (m?) End of the from Prgpel“ry Primary Use

(Note 1) (Note 2) (Note 3) Fiscal Period Leasing

(Note 4) (Note 5)
Retail A-1 | Shinsaibashi OPA Honkan 32,767,231 27,025.42 27,025.42 100.0% 7.7% | Retail property
Office A-1 | Hitachi High-Tech Building 19,046,090 15,781.64 15,781.64 100.0% 5.6% | Office property
Retail B-1 | Mallage Kashiwa 17,696,924 40,017.77 38,913.78 97.2% 8.9% | Retail property
Office A-25 | Pacific Marks Kawasaki 15,705,432 7,379.71 6,929.40 93.9% 4.1% | Office property
Office A-2 | Pacific Marks Shinjuku ParkSide 15,604,605 11,575.22 10,603.13 91.6% 6.2% | Office property
Office B-4 | Pacific Marks Esaka 15,329,012 20,088.58 19,575.38 97.4% 6.3% | Office property
Office A-3 | Pacific Marks Tsukiji 11,459,224 5,971.45 5,971.45 100.0% 3.5% | Office property
Office B-1 | Pacific Marks Nishi-Umeda 8,822,691 11,035.23 10,451.11 94.7% 4.6% | Office property
Office A-4 | Pacific Marks Tsukishima 8,178,758 9,336.27 6,262.70 67.1% 3.9% | Oftice property
Retail C-1 | Ito-Yokado Owariasahi 8,075,683 54,606.34 54,606.34 100.0% 2.8% | Retail property

Total 152,685,650 | 202,817.63| 196,120.35 96.7% 53.7%

(Note 1) Each amount under “Book Value” is rounded to the nearest thousand yen.
(Note 2) “Leasable Floor Space” indicates the floor space of the portion acquired by NCI within each real estate in trust or real estate held directly by NCI that
may be leased.

(Note 3)

“Leased Floor Space” indicates the portion of the leasable floor space for which a lease agreement has been concluded with an end-tenant. As a

general rule, the floor space that is leased is indicated to be the floor space set forth in the applicable lease agreement. For real estate in trust, this refers
to the lease agreement between the trustee or master lessee and the end-tenant. For real estate held directly by NCI, this refers to the lease agreement
between NCI or master lessee and the end-tenant. However, in the case of lease agreements that were entered into in tSubo values upon signing, the
leased floor space indicated is the value arrived at after the relevant tsubo value for the floor space set forth in the applicable lease agreement is
divided by 0.3025 and then rounded to two decimal places.

(Note 4)

space is expressed as a percentage and rounded to one decimal place.

(Note 5)

revenue from property leasing (rounded to one decimal place).

3. Itemization of Real Estate and Other Assets

As of February 28, 2009, the itemization of assets owned by NClI is as follows.

“Occupancy Rate at End of the Fiscal Period” indicates the value arrived at when the result of dividing the leased floor space by the leasable floor

“Ratio to Total Revenue from Property Leasing” indicates the ratio of the revenue from property leasing of the applicable asset to the total amount of

Appraisal Price
Form of at End of the
Property No. Property Name Location Ovwmership  Fiscal Period
(in thousands of yen)
(Note 1)
Office A-1 | Hitachi High-Tech Building 1-24-14 Nishi-Shinbashi, Minato-ku, Tokyo Beneficiary right of 18,000,000
real estate in trust
Office A2 | Pacific Marks Shinjuku ParkSide 4-15-7 Nishi-Shinjuku, Shinjuku-ku, Tokyo Beneficiary right of 17,270,000
real estate in trust
Office A3 | Pacific Marks Tsukiji 3-3-8 Irifune, Chuo-ku, Tokyo Beneficiary right of | 1 99 909
real estate in trust
Office A4 Pacific Marks Tsukishima 1-15-7 Tsukishima, Chuo-ku, Tokyo Real estate 9,080,000
Office A-5 | Pacific Marks Nishi-Shinjuku 3-2-7 Niishi-Shinjuku, Shinjuku-ku, Tokyo Beneficiary right of 9,020,000
real estate in trust
Office A6 | Pacific Marks Yokohama East 34 Sakac-cho, Kanagawa-ku, Yokohama-shi, Beneficiary right of 8,970,000
Kanagawa real estate in trust
Office A-7 Pacific Marks Shin-Urayasu 1-9-2 Mihama, Urayasu-shi, Chiba Beneﬁcmr}/ right of 5,720,000
real estate in trust
. o - Beneficiary right of
Office A-8 Oomori City Building 1-1-10 Ohmori-Kita, Ota-ku, Tokyo real estate in frust 4,520,000
Office A9 | Akasaka Hikawa Building 6-18-3 Akasaka, Minato-ku, Tokyo Beneficiary right of 3,630,000
real estate in trust
Office A-10 | Pacific Marks Shibuya-Koendoori 1-6-3 Jinnan, Shibuya-ku, Tokyo Beneficiary right of 2,960,000
real estate in trust
Office A-11 | Pacific Marks Nihonbashi-Tomizawacho 10-18 Tomizawa-cho, Nihonbashi, Chuo-ku, Tokyo Beneﬁc1ary right of 2,560,000
real estate in trust
Office A-12 | Pacific Marks Akasaka-mitsuke 3-20-6 Akasaka, Minato-ku, Tokyo Real estate 2,760,000
Office A-13 | Urban Square Yaesu Building 2-4-13 Yaesu, Chuo-ku, Tokyo Real estate 3,050,000
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Appraisal Price

Form of at End of the
Property No. Property Name Location Ovwmership  Fiscal Period
(in thousands of yen)
(Note 1)
Office A-15 | Yokohama Aioicho Building 6-104-2 Aioi-cho, Naka-ku, Yokohama-shi, Kanagawa | eneficiary right of 1,550,000
real estate in trust
Office A-16 | Pacific Marks Shin-Yokohama 3-18-20 Shin-Yokohama, Kohoku-ku, Yokohama-shi, Beneﬁc1ary right of 2,110,000
Kanagawa real estate in trust
Office A-22 | Pacific Marks Shinkawa 1-5-17 Shinkawa, Chuo-ku, Tokyo Beneficiary right of 3,810,000
real estate in trust
Office A-24 | Pacific Marks Mejiro 3-14-3 Mejiro, Toshima-ku, Tokyo Beneficiary right of 2,170,000
real estate in trust
Office A-25 | Pacific Marks Kawasaki 11-1 Eklr‘naejHoncho, Kaywasaki-lay, Real estate 13,000,000
Kawasaki-shi, Kanagawa
Office A-26 | Towa Hamamatsucho Building 2-6-2 Hamamatsu-cho, Minato-ku, Tokyo Beneﬁcmr}/ right of 7,140,000
real estate in trust
Office A-27 | Lila Hijirizaka 3-4-10 Mita, Minato-ku, Tokyo Real estate 4,130,000
Office A-28 | Pacific Marks Aobadai 3-10-1 Aobadai, Meguro-ku, Tokyo Beneficiary right of 2,340,000
real estate in trust
Office A-29 | Otsuka HT Building 3-43-1 Minami-Otsuka, Toshima-ku, Tokyo Real estate 1,840,000
Office A-30 | Pacific Marks Shinjuku south-gate 4-2-16 Shinjuku, Shinjuku-ku, Tokyo Real estate 4,330,000
Office B-1 | Pacific Marks Nishi-Umeda 2-6-13 Umeda, Kita-ku, Osaka-shi, Osaka Beneficlary right of | -1 5,000
real estate in trust
Office B2 | Pacific Marks Higobashi 1-10-8 Edobori, Nishi-ku, Osaka-shi, Osaka Beneficiary right of 5,860,000
real estate in trust
S o S C Beneficiary right of
Office B-3 Nagoya-Nishiki City Building 1-6-5 Nishiki, Naka-ku, Nagoya-shi, Aichi real estate in trust 4,550,000
Office B4 | Pacific Marks Esaka 9-1 Toyotsu-cho, Suita-shi, Osaka Beneficiary right of 14,300,000
real estate in trust
) . P 7-4-4 Kita Ichi-jo Nishi, Chuo-ku, Sapporo-shi, Beneficiary right of
Office C-1 Pacific Marks Sapporo Kita-ichijo Hokkaido real estate in frust 2,310,000
. “ 6-2-15 Atsubetsu Chuo Ichi-jo, Atsubetsu-ku, Beneficiary right of
Office C-2 Shin-Sapporo Center Building Sapporo-shi, Hokkaido real estate in frust 1,170,000
Retail A-1 | Shinsaibashi OPA Honkan 1-4-3 Nishi-Shinsaibashi, Chuo-ku, Osaka-shi, Osaka | Deneficiary right of 30,400,000
real estate in trust
Retail A2 | Shinsaibashi OPA Kireikan 1-9-2 Nishi-Shinsaibashi, Chuo-ku, Osaka-shi, Osaka | Deneficiary right of 3,200,000
real estate in trust
Retail A3 | PACIFIQUE Tenjin 2-4-11 Tenjin, Chuo-ku, Fukuoka-shi, Fukuoka Beneficiary right of 3,780,000
real estate in trust
Retail A4 Albore Tenjin 2-6-24 Tenjin, Chuo-ku, Fukuoka-shi, Fukuoka Real estate 1,300,000
. . . . Beneficiary right of
Retail A-6 Albore Jingumae 5-27-7 Jingumae, Shibuya-ku, Tokyo real estate in trust 2,280,000
Retail A7 | Albore Sendai 2-4-5 Chuo, Aoba-ku, Sendai-shi, Miyagi Beneficiary right of 3,050,000
real estate in trust
. . . . R Beneficiary right of
Retail B-1 Mallage Kashiwa 2-3-1 Oyamadai, Kashiwa-shi, Chiba real estate in frust 12,700,000
Retail B-2 Bellfa Uji 48 Shimizu, Makishima-cho, Uji-shi, Kyoto Real estate 2,590,000
Retail C-1 | Ito-Yokado Owariasahi 116-4 Ishihara, Minami-Harayama-cho, Real estate 6,970,000
Owariasahi-shi, Aichi
Retail C-2 Nitori Yokohama Kariba I.C. 164-1 and 164-30 Kariba-cho, Hodogaya-ku, Beneficiary right of 3.205.000
(formerly, Keiyo D2 Kariba I.C.) (Note 2) Yokohama-shi, Kanagawa real estate in trust T
Total 249,025,000

(Note 1) “Appraisal Price at End of the Fiscal Period” is rounded down to the nearest thousand yen. Accordingly, the entered amounts do not necessarily add
up to the total value.
(Note 2) The name of the portfolio asset was changed, effective March 17, 2009. Please refer to “I. Overview of Asset Management; 6. Material Events

Occurred Subsequent to the Settlement of Accounts; (Additional Information) (i) Change in the Name of a Portfolio Asset” for details.
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Fifth Fiscal Period

Sixth Fiscal Period

(from March 1, 2008 to August 31, 2008) (from September 1, 2008 to February 28, 2009)
Revenue om i Revemue om0
Total No. of | Occupancy Lealjs ulfy Total Total No. of | Occupancy Lezll)siquty Total
Property No. Property Name Tenants at Rate at durin thge Revenue Tenants at Rate at durin tﬁe Revenue
End ofthe | End ofthe Fiscal ]%Jerio J from End of the | End ofthe Fiscal gen'o 4 from
Fiscal Period | Fiscal Period (in thousands Property | Fiscal Period | Fiscal Period (in thousands Property
(Note 1) (Note 2) Leasing (Note 1) (Note 2) Leasing
of yen) (Note 4) of yen) (Note 4)
(Note 3) (Note 3)
Office A-1  |Hitachi High-Tech Building -[2] 100.0% 469,679 5.5% —-[2] 100.0% 480,355 5.6%
Office A-2  |Pacific Marks Shinjuku ParkSide 1[12] 100.0% 507,868 6.0% 1[10] 91.6% 535,273 6.2%
Office A-3  |Pacific Marks Tsukiji 1[1] 100.0% 302,123 3.6% 1[1] 100.0% 301,549 3.5%
Office A4 |Pacific Marks Tsukishima —[5] 100.0% 311,444 3.7% —-[4] 67.1% 338,805 3.9%
Office A-5  |Pacific Marks Nishi-Shinjuku 1[18] 93.9% 290,096 3.4% 1[18] 93.4% 279,974 33%
Office A-6  |Pacific Marks Yokohama East 1[13] 100.0% 322,970 3.8% 1[13] 100.0% 339,906 3.9%
Office A-7  |Pacific Marks Shin-Urayasu 1[7] 100.0% 257,275 3.0% 1[7] 100.0% 253,497 2.9%
Office A-8  |Oomori City Building 1[8] 100.0% 174,323 2.1% 1[8] 100.0% 177,716 2.1%
Office A-9 | Akasaka Hikawa Building 1[1] 100.0% 117,929 1.4% 1[1] 100.0% 117,812 1.4%
Office A-10 |Pacific Marks Shibuya-Koendoori 1[1] 100.0% 84,420 1.0% 1[1] 100.0% 86,520 1.0%
Office A-11 | Pacific Marks Nihonbashi-Tomizawacho 1[7] 84.7% 88,837 1.0% 1[8] 100.0% 78,488 0.9%
Office A-12 | Pacific Marks Akasaka-mitsuke —[6] 91.4% 76,513 0.9% —[6] 94.4% 74,924 0.9%
Office A-13  |Urban Square Yaesu Building —[10] 100.0% 93,407 1.1% —[10] 100.0% 96,743 1.1%
Office A-14 |Pacific City Hamamatsucho (Note 5) - - 1,616 0.0% -] - - —
Office A-15 | Yokohama Aioicho Building 1[14] 96.1% 76,197 0.9% 1[12] 75.9% 69,109 0.8%
Office A-16 |Pacific Marks Shin-Y okohama 1[10] 100.0% 88,408 1.0% 1[9] 78.4% 72,066 0.8%
Office A-18 |Gotanda Metallion Building (Note 5) - - 3,285 0.0% - - - -
Office A-20 |Maruishi Shinbashi Building (Note 6) 1[6] 100.0% 44,422 0.5% - - 44,959 0.5%
Office A-22 | Pacific Marks Shinkawa 1[9] 100.0% 141,369 1.7% 1[9] 100.0% 147,672 1.7%
Office A-23 | Pacific Marks Uchikanda (Note 6) 1[9] 100.0% 82,842 1.0% - - 83,046 1.0%
Office A-24 | Pacific Marks Mejiro 1[3] 100.0% 73,646 0.9% 1[3] 100.0% 73,421 0.9%
Office A-25 | Pacific Marks Kawasaki —-[37] 95.7% 361,687 4.3% —[36] 93.9% 352,176 4.1%
Office A-26 | Towa Hamamatsucho Building 1[16] 100.0% 213,270 2.5% 1[16] 100.0% 227,522 2.6%
Office A-27 |Lila Hijirizaka —[15] 100.0% 145,133 1.7% —[15] 100.0% 150,780 1.8%
Office A-28 | Pacific Marks Aobadai 1[5] 100.0% 82,222 1.0% 1[5] 88.7% 85,171 1.0%
Office A-29 |Otsuka HT Building —[6] 100.0% 62,594 0.7% —[6] 100.0% 61,224 0.7%
Office A-30 |Pacific Marks Shinjuku south-gate -[9] 76.8% 73,947 0.9% —[10] 88.1% 83,993 1.0%
Office B-1  |Pacific Marks Nishi-Umeda 1[28] 99.3% 390,171 4.6% 1[24] 94.7% 396,413 4.6%
Office B-2  |Pacific Marks Higobashi 1[17] 92.1% 193,022 2.3% 1[17] 92.1% 212,009 2.5%
Office B-3  |Nagoya-Nishiki City Building 1[13] 100.0% 173,145 2.0% 1[12] 95.1% 171,544 2.0%
Office B4 |Pacific Marks Esaka 1[28] 92.3% 542,995 6.4% 1[27] 97.4% 544,155 6.3%
Office C-1  |Pacific Marks Sapporo Kita-ichijo 1[11] 96.7% 98,432 1.2% 1[11] 96.7% 110,435 1.3%
Office C-2 | Shin-Sapporo Center Building 1[18] 100.0% 68,825 0.8% 1[18] 100.0% 69,299 0.8%
Retail A-1  |Shinsaibashi OPA Honkan 1[1] 100.0% 663,303 7.8% 1[1] 100.0% 663,319 7.7%
Retail A2 |Shinsaibashi OPA Kireikan 1[1] 100.0% 87,768 1.0% 1[1] 100.0% 87,768 1.0%
Retail A-3  |PACIFIQUE Tenjin 1[11] 70.2% 115,538 1.4% 1[11] 65.3% 112,479 1.3%
Retail A-4 | Albore Tenjin —[6] 100.0% 42,423 0.5% —[6] 100.0% 42,594 0.5%
Retail A-5 | Tenjin Yoshida Building (Note 6) 1[6] 85.7% 38,623 0.5% - — 38,067 0.4%
Retail A-6 | Albore Jingumae -1 100.0% 53,221 0.6% -[1] 100.0% 53,221 0.6%
Retail A7 | Albore Sendai 1[5] 100.0% 121,570 1.4% 1[5] 100.0% 123,687 1.4%
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Fifth Fiscal Period Sixth Fiscal Period
(from March 1, 2008 to August 31, 2008) (from September 1, 2008 to February 28, 2009)
Revenue om i Revemue om0
Total No. of | Occupancy Learjs ulfy Total Total No. of | Occupancy Lezll)siquty Total
Property No. Property Name Tenants at Rate at durin ﬂ% Revenue Tenants at Rate at durin tﬁ Revenue
End ofthe | End ofthe Fislcl;al geriz J from End of the | End ofthe Fiscal geﬁ(e) 4 from
Fiscal Period | Fiscal Period | . Property | Fiscal Period | Fiscal Period | .. Property
(in thousands . (in thousands .
(Note 1) (Note 2) of yen) Leasing (Note 1) (Note 2) of yen) Leasing
(Note 3) (Note 4) (Note 3) (Note 4)
Retail B-1  [Mallage Kashiwa 1[68] 96.9% 728,989 8.6% 1[96] 97.2% 769,654 8.9%
Retail B-2  |Bellfa Uji 1[31] 94.7% 234,199 2.8% 1[29] 85.6% 228,618 2.7%
Retail C-1  |Tto-Yokado Owariasahi -1 100.0% 244903 2.9% —[1] 100.0% 242,768 2.8%
. Nitori Yokohama Kariba I.C. o o o N
Retail C-2 (formerly, Keiyo D2 Kariba LC.) (Note 7) 1[1] 100.0% 132,000 1.6% 1[1] 100.0% 132,000 1.5%
Total [477] 97.9% 8,476,649 100.0% [471] 96.0% 8,610,731 100.0%
(Note 1) “Total No. of Tenants at End of the Fiscal Period” indicates “1” if there is a master lease agreement and “ if there is no master lease agreement. The
number of end-tenants for the applicable property is shown in parentheses [ ]. The entry is 1 tenant when 1 tenant leases multiple rental units.
(Note2) “Occupancy Rate at End of the Fiscal Period” indicates the value arrived at when the result of dividing the leased floor space by the leasable floor
space of the applicable property at the end of the relevant fiscal period is expressed as a percentage and rounded to one decimal place.
(Note 3) “Revenue from Property Leasing during the Fiscal Period” indicates the revenue from property leasing of the applicable real estate property for the
relevant fiscal period (rounded to the nearest thousand yen).
(Note 4) “Ratio to Total Revenue from Property Leasing” is the ratio of revenue from property leasing of the applicable property to the revenue from property
leasing of the entire portfolio (rounded to one decimal place).
(Note 5) These properties were sold on March 3, 2008.
(Note 6) These properties were sold on February 26, 2009.
(Note 7) The name of the portfolio asset was changed, effective March 17, 2009. Please refer to “I. Overview of Asset Management; 6. Material Events
Occurred Subsequent to the Settlement of Accounts; (Additional Information) (i) Change in the Name of a Portfolio Asset” for details.
4. Table of Contract Amount, etc. and Status of Market Prices of Specified Transactions
As of February 28, 2009, the contract amount, etc. and the status of market prices of NCI’s specified transactions are as
follows.
Table of Contract Amount, etc. and Status of Market Prices of Specified and Foreign Exchange Contract Transactions
Contract Amount, etc. .
. Market Price
(in thousands of yen) .
Account Type (Note 1) (in thousands of yen)
; ote 2
Of which, exceeds 1 year (N )
Transaction other than market transaction | Interest rate cap transaction 29,149,186 - 1,729
Transaction other than market transaction | Interest rate cap transaction 8,000,000 - 13
Transaction other than market transaction | Interest rate cap transaction 1,500,000 - 15
Transaction other than market transaction | Interest rate cap transaction 1,921,636 - 3
Transaction other than market transaction | Interest rate cap transaction 2,150,742 — 107
Transaction other than market transaction | Interest rate swap transaction 4,888,051 4,888,051 (134,773)
Transaction other than market transaction | Interest rate swap transaction 6,708,932 6,708,932 (60,363)
Transaction other than market transaction | Interest rate swap transaction 6,000,000 6,000,000 (51,474)
Transaction other than market transaction | Interest rate cap transaction 1,955,220 1,955,220 566
Transaction other than market transaction | Interest rate cap transaction 3,226,113 3,226,113 2,760
Total 65,499,880 22,778,316 (241,417)
(Note 1) The contract amount, etc. shown is based on notional principal, etc.
(Note2) Valued by the counterparty to the concerned transaction agreement at an amount calculated based on the going rate of interest, etc.
5. Other Assets
Total Face | g 1 Value Acerued Accrued Valuation .
Type Issue Value Interest Interest Unrealized Remarks
(in thousands | (in thousands | (in thousands Prenai (in thousands | Gain (Loss)
repaid
of yen) of yen) of yen) of yen)
Japanese Treasury Deposited as
Government Bills 10,000 9,987 - - 9,994 — | operating
Bonds (No. 435) guarantees.
Negotiable - 3,100,000 3,100,000 3,781 - 3,100,000 -
Deposits
Total 3,110,000 3,109,987 3,781 - 3,109,994 -
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Capital Expenditures for Owned Real Estate

1. Scheduled Capital Expenditures

The principal capital expenditures in connection with repairs, construction, and related matters that are expected to arise with

respect to owned real estate properties as of February 28, 2009 are as follows.

The expected construction amount provided below includes the portion accounted for in accounting costs.

Expected Construction Amount
Scheduled (in thousands of yen)
Property No. Name of Real E.state Property Purpose Implementation Amount Paid| Amount
(Location) . Total .
Period Amount during the | Already
""" | Fiscal Period| Paid
T e April 2009
Office A-1 &?ﬁ:&gﬁgﬁ;ﬁ? uilding Renovation of toilets on each floor - 50,000 - -
’ November 2009
. oo August 2009
Office A-8 %ﬁﬁﬂ %1t1};yBl)uldmg Replacement of automated parking lot - 84,000 - -
) 1OKYO December 2009
Akasaka Hikawa Building | Installation of individual September 2009
Office A-9 (Minato-ku, Tokyo) air-conditioning systems ~ 200,000 B B
g €5y February 2010
. Mallage Kashiwa Interior finishing work to introduce July 2009
Retail BT 1 i chiwa-shi, Chiba) ating/drinking outlet - 45,000 N N
shtwa-sil, © & outicts August 2009
L September 2009
Retail -1 | 1to-Yokado Owariasahi Repair of exterior walls - 80,000 - -
(Owariasahi-shi, Aichi)
February 2010

2. Capital Expenditures during the Fiscal Period

The following are construction amounts that are considered to be capital expenditures paid by NCI during the sixth fiscal

period.
Name of Real Estate Property Implementation | Construction Amount Paid
Property No. (Location) Purpose Period (in thousands of yen)
. .. . February 2009
Office A-2 fgggﬁgﬁﬁs ?gg;ku ParkSide Renovation of exterior walls on west side - 9,012
J ’ February 2009
. o September 2008
Office A-4 féﬁﬁz)c_kl\ﬁa;lzsk;il;kmhlma Renewal of common-use portion on 5F - 17,489
? September 2008
. e October 2008
Office A-5 f;ﬁﬁzgluﬁs ,I;I 1ls<l}1]1-)S hinjuku Greening work to create rooftop garden - 13,562
J » 1OXYO November 2008
Pacific Marks Nishi-Shinjuku . February 2009
Office A-5 (Shinjuku-ku, Tokyo) Maintenance on pumps - 9,205
J ’ February 2009
Pacific Marks Yokohama East . . February 2009
Office A-6 (Yokohama-shi, Kanagawa) Maintenance on cooling tower - 9,598
» 1LANag February 2009
Other capital expenditures 206,516
Total 265,382
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3. Reserves for Long-term Repair Plans

(in thousands of yen)
Second Fiscal Period | Third Fiscal Period | Fourth Fiscal Period | Fifth Fiscal Period | Sixth Fiscal Period
. September 1, 2006 March 1, 2007 September 1, 2007 March 1, 2008 September 1, 2008
Calendar Period - _ ~ B ~
February 28,2007 | August31,2007 | February 29,2008 | August31,2008 | February 28,2009
Balance of reserves at end - 105,962 301,489 349,436 336,633
of the previous fiscal period
Reserves in the . 105,962 292,986 281,895 208,055 233,538
fiscal period under review
Reversal of reserves in the - 97,459 233,948 220,858 296,051
fiscal period under review
Amount carried forward 105,962 301,489 349,436 336,633 274,120
to the next fiscal period
Expenses and Liabilities
1. Itemization of Expenses for Management, etc.
(in thousands of yen)
Fifth Fiscal Period Sixth Fiscal Period

Item

March 1, 2008

August 31, 2008

September 1, 2008

February 28, 2009

(2) Asset management fee (Note 1) 638,410 379,192
(b) Asset custody fee 14,683 14,398
(¢) Administrative service fees 29,191 30,302
(d) Directors’ compensations 7,300 9,300
(e) Compensations (Note 2) 43,630 35,273
() Audit fee 12,000 12,000
(g) Other expenses (expenses related to NCI’s operations) 64,023 57,271

Total 809,237 537,736

(Note 1) In addition to the above, there was an asset management fee for the acquisition of properties of 53,422 thousand yen in the fifth fiscal period and
17,680 thousand yen in the sixth fiscal period, which amounts were individually incorporated in the acquisition cost of real estate properties, and there
was an asset management fee that was deducted from the gain on sales of real estate properties of 22,750 thousand yen in the fifth fiscal period and
19,750 thousand yen in the sixth fiscal period.

(Note 2)

In addition to the above, there was an attorney’s fee for the acquisition of properties of 3,706thousand yen in the fifth fiscal period and 3,955 thousand

yen in the sixth fiscal period, which amounts were individually incorporated in the acquisition cost of real estate properties, and there was an
attorney’s fee that was deducted from the gain on sales of real estate properties of 2,451 thousand yen in the fifth fiscal period and 2,759 thousand yen
in the sixth fiscal period.
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2. Loans Payable

The following summarizes the status of loans payable as of February 28, 2009.

Account Balance at Balance at
N Drawdown End of Fifth -\ - End of Sixth ?IZ;ZZES Repayment |Repayment
ame Date Fiscal Period | Fiscal Period Rate Date Method Use Remarks
of Lender(s) (in thousands | (in thousands (Note 1)
Loan of yen) of yen)
Term | The Bank of Tokyo-Mitsubishi UFJ, Ltd. Sept. 27 500,000 - Sept. 29,
Loan 2067 ’ 1.14% 2008 (Note2) | (Note3) | (Note4)
£ 2 H The Chiba Bank, Ltd. 500,000 - (Note 6)
5 5 Tomm Oct. 30,
E 2 Loan | Sumitomo Mitsui Banking Corporation 2007 13,500,000 - L12% Oct. 30, (Note2) | (Note3) | (Note4)
n E; M Nov. 28, T ’ 2008
2007
Subtotal 14,500,000 -
Sumitomo Mitsui Banking Corporation 9,000,000 -
The Sumitomo Trust and Banking Co., Ltd. 3,000,000 -
Term | Aozora Bank, Ltd. Sent. 2 1,000,000 - Sept. 29,
Loan | The 77 Bank, Ltd. ez%to 67’ 1,000,000 - 1.19% 2008 (Note2) | (Note3) | (Note4)
B | The Ibaraki Bank, Ltd. 1,000,000 - (Note 6)
The Shinwa Bank, Ltd. 1,000,000 -
The Nishi-Nippon City Bank, Ltd. 1,000,000 -
The Norinchukin Bank 10,000,000 9,776,102
jz Sumitomo Mitsui Banking Corporation 9,000,000 8,798,491
§ Shinsei Bank, Limited 5,000,000 4,888,051
12 Term
g Aozora Bank, Ltd. Sept. 27. 4,000,000 3,910,441 Sept. 27
S | Loan PL 27 1.22% > ote 2 ote 3 ote 5
é C | The Sumitomo Trust and Banking Co., Ltd. 2006 4,000,000 3910441 " 2000 | (RoreD (o) | (o)
2 Resona Bank, Limited 3,000,000 2,932,830
;%n Mizuho Corporate Bank, Ltd. 2,000,000 1,955,220
L‘é Mitsui Sumitomo Insurance Company, Limited 1,000,000 977,610
.2 Term N .
=1 The Chuo Mitsui Trust and Banking Company, | Nov. 29, o Sept. 27,
§_ L(]))an Limited 2006 3,500,000 3,421,635 | 1.22% 2009 (Note2) | (Note3) | (Note5)
=
g Term The Chuo Mitsui Trust and Banking Company, | Dec. 22 Sept. 27
O > . > 0, . 5
L(])Ean Limited 2006 2,200,000 2,150,742 | 1.22% 2009 (Note2) | (Note3) | (Note5)
The Bank of Tokyo-Mitsubishi UFJ, Ltd. 4,000,000 3,910,441
Mizuho Corporate Bank, Ltd. 4,000,000 3,910,441
Term | Mitsubishi UFJ Trust and Banking Corporation |  Sept. 27 4,000,000 3,910,441 March 27.
’ 1.15% ’ ote 2 ote 3 ote 5
LoanT | The Shinkumi Federation Bank 2007 2,000,000 1,955,220 | 2009 (Note2) | (Note 3) | (Note'3)
Aozora Bank, Ltd. 1,500,000 1,466,415
Shinsei Bank, Limited 1,000,000 977,610
Subtotal 77,200,000 58,852,131
Short-term loans payable subtotal 91,700,000 58,852,131
Sumitomo Mitsui Banking Corporation 1,500,000 1,466,416
LTermF Sompo Japan Insurance Inc. March 30, 1,000,000 977,610 March 30
oan - - arch 30, o arch 30,
(Tranche The Sumitomo Trust and Banking Co., Ltd. 2007 1,000,000 977,610 | 1.32% 2012 (Note2) | (Note3) [ (Note5)
A) The Mie Bank, Ltd. 1,000,000 977,610
The Hiroshima Bank, Ltd. 500,000 488,805
° Term
< | LoanF A March 30, o, | March 30,
E (Tranche Daido Life Insurance Company 2007 2,000,000 1,955220 | 1.87% 2012 (Note2) | (Note3) | (Note5)
)
< | Tem June 26 June 26
£ | Loan | Daido Life Insurance Company “2“507 g 2,000,000 1,955220 | 2.26% “2“(;’1 5 | (Note2) | (Note3)| (NoteS)
2 G
%n The Bank of Tokyo-Mitsubishi UFJ, Ltd. 4,000,000 3910441
- T Mitsubishi UFJ Trust and Banking Corporation Sent. 27 4,000,000 3,910,441 Sent. 27
erm . — ept. 27, o ept. 27,
Loan ] Shinsei Bank, Limited 2007 2,000,000 1,955,220 | 122% 2010 (Note2) | (Note3) | (Note5)
Aozora Bank, Ltd. 2,000,000 1,955,220
The Sumitomo Trust and Banking Co., Ltd. 1,000,000 977,610
Term | National Mutual Insurance Federation of
. . 1,000,000 977,610
Loan | Agricultural Cooperatives Sezpotb?, T ’ 1.83% Sez%tl %7’ (Note2) | (Note3)| (Note 5)
K Aioi Insurance Co., Ltd. 1,000,000 977,610
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Account Balance at Balance at
N Drawdown End of Fifth |- End of Sixth I;I;ersz Repayment | Repayment
ame D Fiscal Period | Fiscal Period Rat D Method Use | Remarks
of Lender(s) ate (in thousands | (in thousands (No?eel) ate ctho
Loan of yen) of yen)
Term Sept. 27 Sept. 27
Loan | Development Bank of Japan Inc. 62%07 ’ 1,000,000 977,610 1.82% 2%1 ) > | (Note2) | (Note3)| (Note5)
L
Term The Chuo Mitsui Trust and Banking Company, | Nov. 29 Sept. 27
f .29, 0 .27,
L(;?n Limited 2007 2,000,000 1,955220 | 1.22% 2010 (Note2) [ (Note3) | (Note5)
Term
Loan | Aozora Bank, Ltd. Nov. 29, 3,300,000 3226114 | 1.22% Nov. 29, (Note2) [ (Note3)| (Note5)
o 2007 2010
Term
Loan | Development Bank of Japan Inc. Jl;l())/OZSS, 2,000,000 1,955,220 | 1.98% Sezrgﬁz (Note2) | (Note3) | (Note5)
Q
Term | Sumitomo Mitsui Banking Corporation - 9,776,102
Sept. 29, o Sept. 29,
Loan | AozoraBank, Ltd. 2008 - 3,910,441 1.71% 2010 (Note2) | (Note3) | (NoteS)
R | The Bank of Tokyo-Mitsubishi UFJ, Ltd. - 488,805
Term Oct. 30 April 30
Loan | Sumitomo Mitsui Banking Corporation 20.08 ? - 6,745,510 1.36% gOl 0 > | (Note2) | (Note3)| (NoteS)
S
Term
Loan | Sumitomo Mitsui Banking Corporation Oct. 30, — 6,354,466 1.72% Oct. 29, (Note2) | (Note3) [ (Note5)
T 2008 2010
Term
Loan | The Sumitomo Trust and Banking Co., Ltd. Sept. 29, - 2032831 | 1.71%]| SP2% | (Note2) | (Note3) | (Note 5)
U 2008 2010
Long-term loans payable subtotal 32,300,000 61,784,961
Total 124,000,000 | 120,637,092
(Note 1) “Average Interest Rate” indicates the borrowing interest rate for the respective lenders (rounded to two decimal places).
(Note2) Lump-sum repayment on repayment date.
(Note 3) Each loan payable is used to fund the acquisition of beneficiary rights of real estate in trust or real estate as well as to pay the expenses associated with
such acquisition, or to fund the refinancing of loans payable.
(Note4) Unsecured and non-guaranteed.
(Note 5) Secured and non-guaranteed.
Following the revision to NCI’s issuer rating by Moody’s Investors Service, Inc. on October 1, 2008, collateral has been provided pursuant to the
master agreement, dated September 25, 2006, entered into between NCI and the lenders. The properties that are pledged as collateral are all assets
owned by NCL
(Note 6) The repayment date set forth in the agreement is September 27, 2008; however, because such date is not a business day for the lending financial
institutions, the actual repayment date is shown.
3. Investment Corporation Bonds
The following summarizes the status of investment corporation bonds issued as of February 28, 2009.
Balance at Balance at
Issue End of Fifth End of Sixth Interest Redemption
Issue Fiscal Period Fiscal Period Maturity P Use |Remarks
Date . . Rate Method
(in thousands (in thousands
of yen) of yen)
First Series Unsecured April 13, o April 13,
Tnvestment Corporation Bonds 2007 10,000,000 10,000,000 1.52% 2010 (Note 1) | (Note 2) | (Note 3)
Second Series Unsecured April 13, o April 13,
Tvestment Corporation Bonds 2007 17,000,000 17,000,000 1.96% 2012 (Note 1) | (Note 2) | (Note 3)
Total - 27,000,000 27,000,000 — — - - —

(Note 1) Lump-sum repayment on repayment date.

(Note 2) The funds are used to fund the acquisition of specified assets and the repayment of borrowings.
(Note 3) Ranking pari passu among the investment corporation bonds; private placement to less than 50 investors with restrictions on splits and on resale to
non-qualified institutional investors.

4. Short-term Investment Corporation Bonds

Not applicable.
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Sale and Purchase during the Fiscal Period

1. Sale and Purchase of Real Estate Properties and Asset Related Securities

Acquisition Sale
Acg/t;igon Sale Value Book Value G?)ng%IZZS)
Property No. Property Name Acquisition . (in thousands | (in thousands | .
(in thousands Sale Date (in thousands
Date of yen) of yen) of yen) of yen)
(Note 1) (Note 2) (Note 1) (Note 3)]  (Note 1) (Note 1)
Retail B-1 | Mallage Kashiwa Oct. 20,2008 2,210,000 - - - -
<floor space expansion plan>
Office A-20 | Maruishi Shinbashi Building - — | Feb. 26,2009 1,010,000 1,156,434 (155,396)
Office A-23 | Pacific Marks Uchikanda - — | Feb. 26,2009 2,250,000 2,121,468 106,307
Retail A-5 | Tenjin Yoshida Building - — | Feb. 26,2009 690,000 1,176,011 (525,225)
Total 2,210,000 3,950,000 4453913 (574,314)
(Note 1) Each amount is rounded to the nearest thousand yen.

(Note 2)

real estate properties (brokerage fees, taxes and dues, etc.).

(Note 3)

“Sale Value” indicates the sale price provided for in the sale agreement, etc.

2. Sale and Purchase of Other Assets

Not applicable.

“Acquisition Value” indicates the purchase price provided for in the purchase agreement, etc., exclusive of various costs required with the applicable

The majority of principal assets other than the above real estate properties and asset related securities are bank deposits and

deposits in trust within trust properties.

3. Appraisal of Price, etc. of Specified Assets

A. Real Estate Properties

Acquisition Value Appraisal Price
Asset Type Property No. Property Name Acquisition Date  ((in thousands of yen)| (in thousands of yen)
(Note 1) Note 2) | (Note 1) (Note 4)
5 | Real estate Retail B-] | Mallage Kashiwa October 20, 2008 2,210,000 2,270,000
G <floor space expansion plan>
5
< Total 2,210,000 2,270,000
Sale Value Appraisal Price
Asset Type Property No. Property Name Sale Date (in thousands of yen)| (in thousands of yen)
(Note 1) (Note 3) | (Note 1) (Note 4)
Real estate in trust | Office A-20 | Maruishi Shinbashi Building February 26, 2009 1,010,000 1,330,000
o | Real estate in trust | Office A-23 | Pacific Marks Uchikanda February 26, 2009 2,250,000 2,600,000
=
“ | Real estate Retail A-5 Tenjin Yoshida Building February 26, 2009 690,000 1,190,000
Total 3,950,000 5,120,000
(Note 1) Each amount is rounded down to the nearest thousand yen.
(Note 2) “Acquisition Value” indicates the purchase price provided for in the purchase agreement, etc., exclusive of various costs required with the applicable
real estate properties (brokerage fees, taxes and dues, etc.).
(Note 3) “Sale Value” indicates the sale price provided for in the sale agreement, etc.
(Note4) Appraisal of the price, etc. of the above specified assets is conducted by KPMG AZSA & Co., in accordance with The Japanese Institute of Certified

Public Accountants’ Industry Audit Practice Committee Statement No. 23 “Appraisal of Price, etc. of Specified Assets by Investment Trusts and
Investment Corporations.” NCI has received a copy of the appraisal report for the concerned appraisal from the Asset Manager.
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B. Other Assets

Notional Principal | Notional Principal | Amount Due | Comparable Price
of Partial After Partial for for
Transaction . Cancellation Portion|  Cancellation Cancellation Appraisal
Asset Type Date Transaction Partner (in thousands (inthousands | (in thousands | (in thousands
of yen) of yen) of yen) of yen)
(Note 1) (Note 1) (Note 1) | (Note 1) (Note 2)
Interest rate swap . o .
partial cancellation | | COruaty 26, | Sumitomo Mitsui Banking 111,949 4,888,051 3,404 3238
- 2009 Corporation
transaction
Interest rate swap .
. . February 26, | The Sumitomo Trust and
partial cance;llatlon 2009 Banking Co., Ltd. 291,068 6,708,932 3,871 2,508
transaction
Total 403,017 11,596,983 7,275 5,746
Notional Principal | Notional Principal | Amount Due |Comparable Price
of Partial After Partial for for
Transaction . Cancellation Portion|  Cancellation Cancellation Appraisal
Asset Type Date Transaction Partner (in thousands (inthousands | (in thousands | (in thousands
of yen) of yen) of yen) of yen)
(Note 1) (Note 1) (Note 1) | (Note 1) (Note 2)
Interest rate cap .
. : February 26, | The Sumitomo Trust and
partial cancelzllatlon 2009 Banking Co., Ltd. 850,814 29,149,186 22 29
transaction
Interest rate cap
. . February 26, | The Bank of
partial cancc.sllatlon 2009 Tokyo-Mitsubishi UFJ, Ltd. 78,364 1,921,636 0 2
transaction
Interest rate cap N
partial cancellation February 26, Mltsu.bIShI UFJ Tmst and 49,258 2,150,742 76 2
. 2009 Banking Corporation
transaction
Interest rate cap P
partial cancellation | | COTUay 26, | Mitsubishi UFJ Trust and 44,780 1,955,220 76 39
. 2009 Banking Corporation
transaction
Interest rate cap February 26
partial cancellation Y20 | Aozora Bank, Ltd. 73,887 3,226,113 20 78
. 2009
transaction
Total 1,097,103 38,402,897 194 150

(Note 1) Each amount is rounded to the nearest thousand yen.

(Note 2) Appraisal of the price, etc. of the above specified assets is conducted by certified public accountant Hitoshi Kumagai, in accordance with The
Japanese Institute of Certified Public Accountants’ Industry Audit Practice Committee Statement No. 23 “Appraisal of Price, etc. of Specified Assets
by Investment Trusts and Investment Corporations,” at the time of sale of the asset. NCI has received a copy of the appraisal report for the concerned
appraisal from the Asset Manager.

_26_




4. Status of Transactions with Related Parties and Major Shareholders

A. Transactions

(in thousands of yen)

Account

Purchase / Sale Price, etc.

Purchase Price, etc.

Sale Price, etc.

2,210,000

3,950,000

Of which, price for purchase

Of which, price for sale

Aggregate Value from related parties and to related parties and
major shareholders (Note 3) major shareholders (Note 3)
2,210,000  [100.0%] - [%]
Breakdown of status of transactions with related parties (Note 1)
Pacific Properties Investment Inc. (Note 2) 2,210,000  [100.0%] - [%]

(Note 1) Ofthe related parties of the Asset Manager with which NCI has concluded an asset management agreement as designated in Article 201 of the ITL
and the major shareholders of the Asset Manager as defined in Article 29-4, Paragraph 2 of the Financial Instruments and Exchange Law (Kinyuu
Shouhin Torihiki Hou; Law No. 25 of 1948, including amendments thereto), NCI transacted with Pacific Properties Investment Inc. (Note 2) during

the sixth fiscal period.

(Note 2) Pacific Properties Investment Inc. filed a petition to commence corporate reorganization proceedings with the Tokyo District Court on March 10,
2009 and received a decision to commence corporate reorganization proceedings from said Court on March 31, 2009.

(Note 3) The amount in parentheses [ ] indicates the ratio of the price for purchase from / sale to the applicable related party or major shareholder to the
aggregate value of purchase price / sale price (rounded down to the nearest one decimal place).

B. Amount of Fees Paid

(in thousands of yen)

Total Amount of Breakdown of Status of Transactlons with Ratio to
. Related Parties and Major Shareholders
Fees Paid - Total Amount
Account A) Amount Paid (B)=(A)
(in thousands of yen) Payce . (B) (Note)
(in thousands of yen)
Business consignment expenses 32,416 | Nippon Commercial Properties Corporation 1,233 3.8%

(Note)

Rounded down to the nearest one decimal place.

5. Transactions with the Asset Manager relating to the Concurrent Businesses of the Asset Manager

Not applicable since NCI’s asset manager (Pacific Commercial Corporation) does not conduct any concurrent businesses in

the type I financial instruments business, type II financial instruments business, real estate brokerage or real estate

syndication.
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Accounting

1. Assets, Liabilities, Principal, Profits and Losses

Please refer to the attached BALANCE SHEETS, STATEMENTS OF INCOME, STATEMENTS OF UNITHOLDERS’
EQUITY, NOTES TO FINANCIAL STATEMENTS and STATEMENTS OF CASH DISTRIBUTIONS.

2. Change in Method for Calculating Depreciation

Not applicable.

3. Change in Real Estate Valuation Method

Not applicable.

Other

1. Use of Fractions of Monetary Amounts and Ratios

Unless otherwise indicated, this report rounds figures for monetary amounts and rounds off ratios to the nearest specified unit.

2. Notice

The following table summarizes the primary contracts for which execution, amendment, etc. were approved by NCI’s board

of directors in the sixth fiscal period.

Date of Meeting of
the Board of Directors

Approved/Resolved Item

Description of Approved/Resolved Item

November 19, 2008

Partial amendments to asset
custody agreement

With respect to the asset custody agreement executed with The
Sumitomo Trust and Banking Co., Ltd., amendment of the location of
the Bank’s principal office set forth in the agreement, changes to the
wording in light of amendments to laws and ordinances, and other
amendments were resolved.

December 12, 2008

Partial amendments to
investment unit
administration representation
agreement and execution of
special account management
agreement

Partial amendments to the investment unit administration
representation agreement executed with Mitsubishi UFJ Trust and
Banking Corporation and execution of a special account management
agreement with the Bank were resolved in order to be compatible with
the investment certificates book-entry transfer system (investment
certificates dematerialization system).
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Independent Auditors' Report

To the Board of Directors of
Nippon Commercial Investment Corporation:

We have audited the accompanying balance sheets of Nippon Commercial Investment
Corporation as of February 28, 2009 and August 31, 2008 and the related statements of income,
changes in net assets and cash flows for each of the six months ended February 28, 2009 and
August 31, 2008 expressed in Japanese yen. These financial statements are the responsibility of
the Company’s management. Our responsibility is to independently express an opinion on these
financial statements based on our audits.

We conducted our audits in accordance with auditing standards generally accepted in Japan.
Those standards require that we plan and perform the audit to obtain reasonable assurance about
whether the financial statements are free of material misstatement. An audit includes examining,
on a test basis, evidence supporting the amounts and disclosures in the financial statements. An
audit also includes assessing the accounting principles used and significant estimates made by
management, as well as evaluating the overall financial statement presentation. We believe that
our audits provide a reasonable basis for our opinion.

In our opinion, the financial statements referred to above present fairly, in all material respects,
the financial position of Nippon Commercial Investment Corporation as of February 28, 2009
and August 31, 2008, and the results of its operations and its cash flows for each of the six
months ended February 28, 2009 and August 31, 2008 in conformity with accounting principles
generally accepted in Japan.

Without qualifying our opinion, we draw attention to the following;:
As discussed in Note 12 to the financial statements, Nippon Commercial Investment Corporation
sold a property, borrowed funds, and repaid loans.

LPM G A2SAL (.

Tokyo, Japan
April 14, 2009

KPMG AZSA & Co., an audit corporation incorporated
under the Japanese Centified Public Accountants Law
and a member firm of the KPMG network of
independent member firms affiliated with KPMG
International, a Swiss cooperative.




