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To Our Unitholders STARASIA

Message

Star Asia Investment Corporation (SAR)

Executive Director

Atsushi kato
E

-

We appreciate your continued support and guidance of Star Asia Investment Corporation (SAR) and the asset man-
agement company Star Asia Investment Management Co., Ltd.

With the asset management company, SAR has continued to examine and implement measures to maximize
unitholder returns since its listing in April 2016.

The measures for external growth implemented in the fiscal period under review (the fiscal period ended January 31,
2026) include the asset replacement plan that was decided in September 2025. This consisted of the transfer of La
Park Kishiwada, a suburban commercial facility that SAR had designated for sale, and Shiroi Logiman, a compart-
mentalized ownership residential building, and the acquisition of KOKO HOTEL Nagoya-Sakae, KOKO HOTEL
Sendai Station West and Star Asia Mezzanine Loan Investment Series 12, which is backed by four hotels. The two
KOKO HOTEL properties are operated by Polaris (Note 1), a member of the Star Asia Group. We believe hotels are
the type of asset that has the greatest resilience to inflationary environments, and accordingly, that this asset replace-
ment enabled us to post a gain on sale, increase cash distributions per unit and also increase our portfolio’s resilience
to inflation. Looking at asset allocation (the percentages of individual asset types in the portfolio), the hotel percent-
age increased from 37.5% at the end of the previous fiscal period to 40.3% at the end of the fiscal period under
review.

Apart from this, SAR continued its initiatives to increase rents, mainly for offices and residences, as an internal growth
measure. In activities to acquire new tenants, SAR conducted leasing activities aimed at achieving rents that are
higher than market rents. When renewing contracts, we persistently negotiated to achieve rent increases. As a result,
SAR achieved a 4.4% increase in monthly rents for offices and a 6.5% increase for residences, compared with pre-
vious rents. SAR achieved major rent increases when acquiring new tenants in particular, by 14.9% for offices and
13.7% for residences, compared with previous rents. SAR projects that this trend will continue. SAR will continue its
internal growth initiatives, including the rent increases, with a view toward the maximization of unitholder returns.

In February 2026, after the end of the fiscal period under review, the Star Asia Group, Mizuho Leasing (Note 2) and
ML Estate, a wholly owned subsidiary of Mizuho Leasing, signed a capital and business alliance agreement (Note 3).
In view of this, SAR and the asset management company signed a sponsor support agreement with ML Estate. The

agreement defines its purpose as expanding and developing the businesses of all the parties through the growth of
SAR following ML Estate providing support to SAR in its asset management activities and to the management com-
panies in their operating activities. It is expected that this future support from ML Estate will help maximize unitholder
returns.

SAR is considering a range of measures to achieve its target cash distributions per unit of 1,913 yen or more per unit
(annual growth rate of 3% or more) and its asset size target of 500 billion yen, which were set in its medium-term plan
formulated in September 2025 with 2030 as a target. To achieve external growth, SAR will use assets managed by
the Star Asia Group, the Group’s project sourcing capabilities and the support from ML Estate, a wholly owned
subsidiary of SAR’s new sponsor Mizuho Leasing, to accumulate assets available for acquisition. Regarding increases
in cash distribution per unit, SAR will endeavor to achieve the goal by examining and implementing various measures
such as setting a goal for each asset type in order to increase profitability.

To maximize unitholder returns, SAR and the asset management company will, as portfolio managers of diversified
REITs, continuously aim to achieve external growth with an eye on asset allocation anticipating the market environ-
ment. They will also strive to achieve the internal growth of the owned portfolio in pursuit of the continued increase
in cash distributions per unit.

As a result of management pursuing the maximization of unitholder returns, the increase of the profitability of its prop-
erties and the reduction of costs, for the 20th Fiscal Period (ended January 2026), SAR posted operating revenue of
10,269 million yen, operating income of 5,788 million yen, ordinary income of 4,754 million yen, net income of 4,753
million yen and cash distributions per unit of 1,769 yen.

This is our report of our performance results in the 20th Fiscal Period. We express our deep gratitude to our unithold-
ers for their support and understanding. We thank all our unitholders for their continued support and guidance
moving forward.

(Note 1) “Polaris” refers to Polaris Holdings Co., Ltd. (securities code: 3010), a member of the Star Asia Group and its affiliated companies.

(Note 2) “Mizuho Leasing” refers to Mizuho Leasing Company, Limited (securities code: 8425). “ML Estate” refers to ML Estate Company, Limited,
a wholly owned subsidiary of Mizuho Leasing.

(Note 3) The “capital and business alliance agreement” between the Star Asia Group, Mizuho Leasing and ML Estate, which is a wholly owned
subsidiary of Mizuho Leasing, refers to the Amended and Restated Limited Liability Company Agreement signed by Star Asia Group LLC
(@ member of the Star Asia Group), Mizuho Leasing and ML Estate on February 26, 2026.
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Initiatives Related to ESG

ESG Policy

As a member of the Star Asia Group, our company shares its Investment Philosophy and Guiding Principles. Furthermore,
as the asset management company for Star Asia Investment Corporation, we engage in the real estate investment man-
agement business, which gives consideration to the environment, society, and governance (ESG), in order to enhance
corporate value and exert comprehensive competitiveness by pursuing long-term sustainability and recognizing the role
Star Asia Investment Corporation has been given in society in accordance with our basic philosophy of “Client First.”

Environment

Environmental Initiatives

® External Evaluations and Environmental Certification

I External Evaluations

e SAR participated in the CDP assessment for the first time. This assessment is
operated by CDP, an international non-profit organization engaged in environ-
mental surveys and the disclosure of information. In the 2025 assessment,
SAR achieved a B score in climate change and a B score in water security.

e In 2025, SAR achieved two stars (top rating: five stars) in the GRESB Real
Estate Assessment.

I Environmental certification

Target for acquisition of environmental certification: 50%

52.0% (As of January 31, 2026)
Achievement status: 104%

Society
Social Initiatives

@ |nitiatives concerning owned properties

I Higashi-Kobe Center Building

As part of its efforts to support local
communities, SAR provided the roof-
top of the building for a drawing event
for local elementary school children.

I Tenant satisfaction surveys

Tenant satisfaction surveys are conducted period-
ically towards tenants of owned properties.

Based on the results of the survey, measures to
improve operations and management are considered.

Governance

Governance Initiatives

® Change to the formula for calculating asset management fees (management fees)

* At the general meeting of unitholders Management _ EPU (excluding . Total appraised value of . 0.000125%
held in October 2025, the formula for fees ~ gain on sale) assets under management “* (upper limit)

calculating asset management fees

e Adoption of net income per unit ¢ Alignment with assets under
(management fees) was changed to after deduction of borrowing costs management (Asset Size).
increase the alignment of unitholder and other expenses as the ® Designed to address the increase in
indicator, serving as the basis for the asset manager’s costs
returns and asset management fees. distributions to unitholders accompanying the expansion of
Asset Size

*
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Portfolio Overview (As of January 31, 2026) S Investment c(,rpoiuon

OFC-01 OFC-03 OFC-04 OFC-06 OFC-08 OFC-09
Minami-Azabu Honmachibashi Nishi-Shinjuku Urban Center Urban Center Hakata-eki
Shibuya Building Tower Matsuya Building Shibuya East Yokohama West East Place
Completed: Jun. 15, 1993 Completed: Feb. 8, 2010 Completed: May 28, 1987 Completed: Jul. 31, 1993 Completed: Nov. 25, 1994 Completed: Feb. 24, 1986

g

-

Nihonbashi Hamacho Amusement Media Higashi-Kobe Urban Center Urban Center Urban Center
Park Building Gakuin Honkan Center Building Shibuya South Shinjuku Kanda Suda-cho

Completed: Jul. 13, 1992 Completed: Nov. 2, 1994 Completed: Jan. 6, 1992 Completed: Jan. 25, 1999 Completed: Mar. 31, 1989 Completed: Oct. 28, 1991
v 1 Y e -

Urban Center Kanda  Takadanobaba Azabu Amerex Hiei-Kudan BLDG. Urban Center The Portal Akihabara
Tsukasamachi Access BLDG. Shin-Yokohama

Completed: Jan. 20, 1988 Completed: Jan. 14, 1994 Completed: Jun. 30, 1988 Completed: Sep. 17, 1991 Completed: Mar. 17, 1992 Completed: May 31, 2002

| oFc-23 | OFC-24 RTL-02 RTL-03 RTL-05
Urban Center Urban Center Urban Center Suroy Mall Seiyu Minakuchi BAGUS Ikebukuro
Tachikawa Hakata Fujisawa Chikushino West
Completed: May 30, 1990 Completed: Aug. 27, 2020 Completed: Apr. 9, 1991 Completed: Jun. 22, 2007 other Completed: May 31, 1999 Completed: Nov. 20, 1992

abeno nini (Retail) Urban Forum Warabi  Urban Park Urban Park Daikanyama Urban Park Kashiwa  Urban Park
Azabujuban Completed: Ryokuchi Koen

Completed: Jan. 31, 2012 Completed: Dec. 1, 2023 Completed: Nov. 29, 1999 Nov. 15, 1982 (Existing) Completed: Aug. 28, 1997 Completed: Mar. 10, 1989
. May 30, 2006 (Extension)

Al
Urban Park Ichigao Urban Park Gyotoku  Urban Park Sekime Urban Park Yoyogi Urban Park Tokiwadai Koen  Urban Park Mitsuike Koen

Completed: Jul. 10, 1998 Completed: Mar. 24, 1995 Completed: Aug. 18, 1989 Completed: Sep. 4, 2017 Completed: Feb. 17, 1994 Completed: Mar. 24, 1992




Portfolio Overview (As of January 31, 2026)

RSC-18

Urban Park Ryogoku
Completed: Oct. 31, 1997

RSC-24
Urban Park Kamata
Minami Il
Completed: Sep. 25, 2023

LGC-05
Tokorozawa
Logistics
Completed: Apr. 30, 1999

KOKO HOTEL

Yokohama Tsurumi
Completed: Sep. 21, 1987

KOKO HOTEL

Ginza 1-chome
Completed: Oct. 29, 2014

HTL-16

Best Western Plus
Fukuoka Tenjin-minami
Completed: Apr. 3, 2020

Urban Park Mizonokuchi Urban Park Miyamaedaira

Completed: Aug. 23, 1988 Completed: Jun. 10, 2021

RSC-25 LGC-01
Urban Park Umejima  lwatsuki Logistics
Completed: Oct. 23, 2023 Completed: Oct. 29, 2014

Funabashi Nishiura Matsubushi
Logistics Il Logistics

Completed: Completed: Mar. 31, 1997
Mar. 20, 1991 (Warehouse)
May 15, 1972 (Factory)
May 13, 1986 (Office)

oA .

HTL-05
The BREAKFASTHOTEL ~ GLANSIT
Fukuoka Tenjin AKIHABARA

Completed: Feb. 20, 2017 Completed: Sep. 20, 2017
— :

KOKO HOTEL KOKO HOTEL
Sapporo Ekimae Fukuoka Tenjin

Completed: Oct. 20, 2015 Completed: Aug. 20, 2007

it

KOKO HOTEL KOKO HOTEL
Tsukiji Ginza Residence Asakusa

Completed: Dec. 15, 2020 Kappabashi
. Completed: Nov. 27, 2020

RSC-21

Urban Park Tsurumi
Completed: Feb. 17, 1994

LGC-02

Yokohama Logistics
Completed: Oct. 1, 1994

—
—
—

Funabashi Hi-Tech
Park Factory |
Completed:

May 19, 2003 (Existing)
Nov. 28, 2023 (Extension 1)
Nov. 28, 2023 (Extension 2)

REMBRANDT STYLE TOKYO
NISHIKASAI GRANDE

KOKO HOTEL
Hiroshima Ekimae
Completed: Dec. 17,2019

KOKO HOTEL
Residence Asakusa
Tawaramachi
Completed: Nov. 22, 2021

RSC-22

Urban Park Mitaka
Completed: Jun. 8, 2023

LGC-03

Funabashi Logistics
Completed:

Sep. 25, 1992 (Building 1)
Aug. 5, 1997 (Building 2)

HTL-01

Washington R&B Hotel
Umeda East
Completed: Oct. 20, 2000

KOKO HOTEL Osaka
Namba Ebisucho
Completed: Apr. 7, 2017

KOKO HOTEL

Kagoshima Tenmonkan
Completed: Apr. 19, 2019

KOKO HOTEL

Osaka Shinsaibashi
Completed: Apr. 19, 2005

RSC-23
Urban Park Kamata
Minami |
Completed: Sep. 29, 2022

LGC-04

Baraki Logistics
Completed: Aug. 14, 2015

KOKO HOTEL Tokyo
Nishikasai

HTL-09

abeno nini (Hotel)

Completed: Jan. 31, 2012

KOKO HOTEL
Sapporo Odori
Completed: Jun. 9, 2020

KOKO HOTEL

Nagoya Sakae
Completed: Feb. 28, 2003

KOKO HOTEL
Sendai Station West

*
STARASIA

Investment Corporation



*
STARASIA

Investment Corporation

Financial Summary

(Note 1) The operating periods for Star Asia Investment Corporation (SAR) are the six-month periods from February 1 to July 31 and August 1 to January 31
of the following year.

(Note 2) Unless otherwise specifically noted, amounts are rounded down to the unit displayed and percentages are rounded to the first decimal place.

(Note 3) It is calculated based on the following formula.

Historical Operating Trends

16th Fiscal Period | 17th Fiscal Period | 18th Fiscal Period | 19th Fiscal Period | 20th Fiscal Period
Fiscal Period (August 1, 2023 to | (February 1, 2024 | (August 1, 2024 to | (February 1, 2025 | (August 1, 2025 to
January 31, 2024) | to July 31, 2024) | January 31, 2025) | to July 31, 2025) | January 31, 2026

Operating revenue (million yen) 7,964 8,113 9,690 9,988 10,269 Ratio of ordinary income to total assets |Ordinary income + {(total assets at beginning of period + total assets at end of period) + 2} x 100
g
Operating revenue Return on equity Net income + {(net assets at beginning of period + net assets at end of period) + 2} x 100
from real estate (million yen) 7,524 8,048 9,284 9,474 9,915
leasing Equity ratio at end of period Net assets at end of period + total assets at end of period x 100
Operating expenses (million yen) 3,655 3,774 4,217 4,230 4,480 Cash distributions per unit (excluding cash distributions in excess of earnings) + net income per unit x100
o) ti Cash distribution payout ratio The figures for the 16th and 18th fiscal periods were calculated based on the formula below as investment
[Pl A - pay units outstanding changed during the period as a result of a public offering of investment units.
Trom_ real estate (million yen) 2,946 3,055 3,370 3,408 3,567 Total cash distributions (excluding cash distributions in excess of earnings) + net income x 100
Ope(::t?r?g income 0 4309 4338 5472 5758 5788 Lease NOI (Net Operating Income) Operating revenue from real estate leasing - operating expenses from real estate leasing + depreciation
Ordinary income (million yen) 31528 31669 41522 41834 41754 FFO (Funds from Operation) Net income + Depreciation - gain (loss) on sales of real estate
Net income (million yen) 3.527 3.668 4 522 4834 4753 FFO per unit FFO + total number of investment units issued and outstanding
Total assets (million yen) 259,155 258,678 293,813 293,925 293,847
(Period-on-period o . .
variation) (%) (23.8) (-0.2) (13.6) (0.0) (-0.0)
Net assets (million yen) 127,127 127,473 144,691 144,842 144,909
(Period-on-period o
variation) (%) (23.2) (0.3) (13.5) (0.1) (0.0)
Interest-bearing debt (million yen) 123,140 121,840 139,680 138,880 138,880
Unitholders’ capital (million yen) 89,316 89,316 105,443 105,443 105,443
Total number of
investment units issued (units) 2,372,000 2,372,000 2,687,000 2,687,000 2,687,000
and outstanding
Net assets per unit (yen) 53,595 53,740 53,848 53,904 53,929
Total cash distributions (million yen) 3,614 3,785 4,570 4,844 4,753
CEER ClEabUens pes (ven) 1,524 1,596 1,701 1,803 1,769
eakebeneler (ven) 1,524 1,506 1,701 1,803 1,769
earnings per unit
Cash distributions in
excess of earnings (yen) - - - - -
per unit
Ratio of ordinary income o
to total assets Note3) (%) 1.5 1.4 1.6 1.6 1.6
(Annualized) (%) (3.0) (2.8) (3.2) (3.3) (3.2)
Return on equity Note3) (%) 3.1 2.9 3.3 3.3 3.3
(Annualized) (%) (6.1) (5.8) (6.6) (6.7) (6.5)
Equity ratio at end of o
Period Note3) (%) 491 49.3 49.2 49.3 49.3
(Period-on-period : :
variation) (-0.3) (0.2) (-0.0) (0.0) (0.0)
SasuidetRieplecout (%) 102.5 103.2 101.1 100.2 100.0
ratio (Note 3)
[Other reference
information]
UL L (days) 184 182 184 181 184
days
Number of properties at )
end of period (properties) 71 71 74 73 73
Depreciation (million yen) 963 1,034 1,142 1,163 1,194
Capital expenditures (million yen) 1,107 774 830 959 752
Lease NOI (Net -
Operating Income) 73 (million yen) 5,542 6,026 7,057 7,229 7,542
FFO (Funds from -
Operation) N9 (million yen) 4,116 4,703 5,342 5,555 5,674
FFO per unit (Nete 3) (yen) 1,735 1,982 1,988 2,067 2,112
Ratio of interest-bearing
debt to total assets at (%) 47.5 47.1 47.5 47.3 47.3
end of period (LTV)
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Balance Sheet

(Unit: thousand yen)
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(Unit: thousand yen)

19th fiscal period
(As of July 31, 2025)

20th fiscal period
(As of January 31, 2026)

19th fiscal period
(As of July 31, 2025)

20th fiscal period

(As of January 31, 2026)

Assets Liabilities
Current assets Current liabilities
Cash and deposits 5,419,486 5,303,471 Operating accounts payable 1,044,686 1,182,257
Cash and deposits in trust 9,912,695 10,142,748 Current portion of long-term borrowings 20,910,000 20,275,000
Operating accounts receivable 625,813 597,523 Accounts payable - other 779,900 911,094
Prepaid expenses 266,436 268,944 Accrued expenses 195,543 222,372
Other 121,288 304,888 Income taxes payable 605 605
Total current assets 16,345,720 16,617,575 Accrued consumption taxes 626,144 618,586
Non-current assets Advances received 1,141,620 976,855
Property, plant and equipment Other 39,504 131,479
Tools, furniture and fixtures 114 114 Total current liabilities 24,738,003 24,318,250
Accumulated depreciation (114) (114) Non-current liabilities
Tools, furniture and fixtures, net 0 0 Investment corporation bonds 2,000,000 2,000,000
Buildings in trust 81,223,915 78,785,007 Long-term borrowings 115,970,000 116,605,000
Accumulated depreciation (10,564,041) (11,166,994) Leasehold and guarantee deposits received 2,748 2,748
Buildings in trust, net 70,659,873 67,618,013 Leasehold and guarantee deposits received in trust 6,270,876 5,909,055
Structures in trust 47,797 44,160 Asset retirement obligations 101,839 102,823
Accumulated depreciation (14,108) (15,275) Total non-current liabilities 124,345,463 124,619,626
Structures in trust, net 33,688 28,884 Total liabilities 149,083,467 148,937,876
Machinery and equipment in trust 451,476 518,172 Net assets
Accumulated depreciation (111,533) (135,728) Unitholders’ equity
Machinery and equipment in trust, net 339,942 382,443 Unitholders’ capital 105,443,555 105,443,555
Tools, furniture and fixtures in trust 264,733 267,530 Surplus
Accumulated depreciation (93,837) (108,052) Unitholders’ capital surplus 25,132,218 25,132,218
Tools, furniture and fixtures in trust, net 170,896 159,478 Voluntary reserve
Land in trust 195,740 164 196,655 388 Reserve for temporary difference adjustment 28,179,937 28,091,025
Construction in progress in trust 3,175 3,175 Total voluntary reserve 8,179,937 8,091,025
Total property, plant and equipment 266,947,741 264,847,383 Unappropriated retained earnings 5230 172 5228 072
i (undisposed loss) e T
Intangible assets
Leasehold rights in trust 6,226,592 6,965,091 Total surplus = 38,542,328 38,451,315
e 6,226,592 6.965.091 Total. unitholders eq.wty . 143,985,884 143,894,871
Investments and other assets Valuation and translation adjustments
. L e Deferred gains or losses on hedges 856,128 1,014,706
Investments in other securities of subsidiaries and
associates 1,588,015 1,588,015 Total valuation and translation adjustments 856,128 1,014,706
Investment securities 1,284,000 2,236,500 Total net assets 144,842,012 144,909,577
Long-term prepaid expenses 407,861 365,664 Total liabilities and net assets 293,925,480 293,847,454
Leasehold and guarantee deposits 10,239 10,239
Leasehold and guarantee deposits in trust 263,988 263,988
Other 785,788 905,925
Total investments and other assets 4,339,893 5,370,332
Total non-current assets 277,514,226 277,182,808
Deferred assets
Investment corporation bond issuance costs 17,052 14,809
Investment unit issuance costs 48,481 32,260
Total deferred assets 65,533 47,070
Total assets 293,925,480 293,847,454
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Statement of Income and Retained Earnings Statement of Changes in Unitholders’ Equity

(Unit: thousand yen) 19th fiscal period (from February 1, 2025 to July 31, 2025)

(Unit: thousand yen)

19th fiscal period 20th fiscal period

12

From: February 1, 2025 From: August 1, 2025 Unitholders’ equity
To: July 31, 2025 To: January 31, 2026 Surplus
Operating revenue _ Voluntary reserve Unappropriated Total
Rental revenue "1 9,056,293 "1 9,464,898 U”g;‘gi'g?fs Unitnoders' | Reservefor [ ;thr:{:]zi Total surps | UTOGrs
. . ; t i
Other lease business revenue T 418,037 1 450,830 capital surplus ;fr?e’?_g;acz o are;gr‘\ilz ary (undisposed equity
Gain on sale of real estate 2 442,072 2 272,839 adjustment loss)
Other revenue 71,956 80,833 ﬁf’e'ap”;rfozt beginning of| 405 443 555 25,132,218 8,268,849 8,268,849 4,877,759 38,278,827 | 143,722,383
Total operating revenue 9,988,359 10,269,402 Changes of items
Operating expenses during the period
Expenses related to rent business " 3,408,974 " 3,567,476 SDJ\;ijsgds from (4.570.587) (4.570.587) (4,570,587)
Asset management fee 638,956 685,777
. . . Reversal of reserve
Asset custody and administrative service fees 58,186 63,049 for temporary (88,912) (88,912) 88,912 - -
Directors’ compensations 2,400 2,700 difference adjustment
Other operating expenses 121,628 161,657 Net income ‘ 4,834,087 4,834,087 4,834,087
Total operating expenses 4,230,145 4,480,661 E;te?r:ﬁgges of items
Operating income 5,758,213 5,788,740 unitholders’ equity
Non-operating income g"t?' changes of items ; - (88,912) (88,912) 352,413 263,500 263,500
. uring the period
Interest income 6,297 12,300 Balance at end of the
Reversal of unpaid distribution 599 647 period 1105,443,555 25,132,218 8,179,937 8,179,937 5,230,172 38,542,328 143,985,884
Interest on refund 841 3
Other 0 -
Total non-operating income 7,738 12,952 Valuation and translation
. justment
Non-operating expenses ac_”us men's _
Deferred gains | Total valuation | Total net assets
Interest expenses 753,702 865,210 or losses on | and translation
Interest expenses on investment corporation bonds 10,475 10,475 hedges adjustments
Borrowing related expenses 142,851 153,291 aae'ap”ecr?ozt beginning of 969,477 969,477 144,691,860
Amortization of investment corporation bond issuance 2.242 2242 Changes of ftems
costs during the period
Amortization of investment unit issuance costs 21,988 16,220 Dividends from (4,570,587)
Total non-operating expenses 931,259 1,047,439 surplus R
Ordinary income 4,834,692 4,754,253 f%?\{:;:sgsaflr;eserve _
Income before income taxes 4,834,692 4,754,253 difference adjustment
Income taxes - current 605 605 Net income 4,834,087
. Net changes of items
Total income taxes 605 605 other than (113,348) (113,348) (113,348)
Net income 4,834,087 4,753,648 unitholders’ equity
Retained earnings brought forward 396,084 474,423 gl?ﬁﬁ:gc?ﬁe”g?ig; items (113,348) (113,348) 150,151
Unappropriated retained earnings (undisposed loss) 5,230,172 5,228,072
s::;r:fe atend of the 856,128 856,128 | 144,842,012
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Statement of Changes in Unitholders’ Equity

20th fiscal period (from August 1, 2025 to January 31, 2026)

(Unit: thousand yen)

Financial Statements

Statement of Cash Distributions

*
STARASIA

Investment Corporation

(Unit: yen)

Unitholders’ equity

19th fiscal period
From: February 1, 2025
To: July 31, 2025

20th fiscal period
From: August 1, 2025
To: January 31, 2026

|. Unappropriated retained earnings

Il. Reversal of voluntary reserve
Reversal of reserve for temporary
difference adjustment ™'

lll. Cash distribution
[Cash distribution per unit]

Cash distribution of earnings
[Cash distribution of earnings per unit]

IV. Retained earnings carried forward

5,230,172,565 5,228,072,442
88,912,365 88,912,365
4,844.661,000 4,753,303,000
[1,803] [1,769]
4,844.661,000 4,753,303,000
[1,803] [1,769]
474,423,930 563,681,807

period

Surplus
Voluntary reserve U \ated Total
Unitholders’ nappropriate: ) ’
capital Unitholders’ Reserve for retained eaings| .o o | unitholders
capital surplus temporary Total voluntary (undisposed P equity
difference reserve loss)
adjustment

iﬂa;ecr?ozt beginning of| 405 443 555 25,132,218 8,179,937 8,179,937 5,230,172 38,542,328 | 143,985,884
Changes of items
during the period

Dividends from (4,844,661) | (4,844,661) |  (4,844,661)

surplus

Reversal of reserve

for temporary (88,912) (88,912) 88,912 - -

difference adjustment

Net income 4,753,648 4,753,648 4,753,648

Net changes of items

other than

unitholders’ equity
Total changes of items
during the period - - (88,912) (88,912) (2,100) (91,012) (91,012)
Balance atend of the |1 105 443555 | 25,132,218 8,091,025 8,091,025 5228072 | 38451315 | 143,894,871

Valuation and translation
adjustments

Deferred gains
or losses on
hedges

Total valuation
and translation
adjustments

Total net assets

Balance at beginning of
the period

856,128

856,128

144,842,012

Changes of items
during the period

Dividends from
surplus

(4,844,661)

Reversal of reserve
for temporary
difference adjustment

Net income

4,753,648

Net changes of items
other than
unitholders’ equity

158,577

158,577

158,577

Total changes of items
during the period

158,577

158,577

67,565

Balance at end of the
period

1,014,706

1,014,706

144,909,577

Method of calculation of amount of cash
distributions

Pursuant to the cash distribution policy
provided in Article 35, Paragraph 1 of
SAR’s Articles of Incorporation, SAR
shall distribute in excess of the amount
equivalent to 90% of the amount of
distributable earnings of SAR as
defined in Article 67-15, Paragraph 1
of the Act on Special Measures
Concerning Taxation. In accordance
with such policy, concerning cash
distribution of earnings (not including
cash distribution in excess of
earnings), the decision was made to
distribute 4,844,661,000 yen, which is
equivalent to the sum of the amount
remaining after reserving 78,339,038
yen from net income and the amount
of reversal of reserve for temporary
difference adjustment of 88,912,365
yen.

Pursuant to the cash distribution policy
provided in Article 35, Paragraph 1 of
SAR’s Articles of Incorporation, SAR
shall distribute in excess of the amount
equivalent to 90% of the amount of
distributable earnings of SAR as
defined in Article 67-15, Paragraph 1
of the Act on Special Measures
Concerning Taxation. In accordance
with such policy, concerning cash
distribution of earnings (not including
cash distribution in excess of
earnings), the decision was made to
distribute 4,753,303,000 yen, which is
equivalent to the sum of the amount
remaining after reserving 89,257,877
yen from net income and the amount
of reversal of reserve for temporary
difference adjustment of 88,912,365
yen.
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*
STARASIA

Investment Corporation

Statement of Cash Flows Notes to Financial Statements

(Unit: thousand yen)

20th fiscal period
From: August 1, 2025
To: January 31, 2026

Organization
Star Asia Investment Corporation (SAR) was established as a diversified real estate investment trust on December 1, 2015,

19th fiscal period
From: February 1, 2025
To: July 31, 2025

under the Act on Investment Trusts and Investment Corporations (Act No. 198 of 1951, as amended). It was listed on the

16

Cash flows from operating activities

Tokyo Stock Exchange Real Estate Investment Trust Section on April 20, 2016 (securities code: 3468). SAR has assigned
the asset management of its portfolio to Star Asia Invest Management Co., Ltd., a financial instruments business operator

Income before income taxes 4,834,692 4,754,253 under the Financial Instruments and Exchange Act (Act No. 25 of 1948, as amended), through which SAR has been
Depreciation 1,163,803 1,194,148 . . . . . . - . .

o . i . executing active management, aiming to maximize the interests of unitholders and striving to expand its asset size and
?On;?smzanon of investment corporation bond issuance 2,242 2,242 increase distributions per unit. The asset size as of the end of 20th fiscal period (ended January 31, 2026) is 275,681 million
Amortization of investment unit issuance costs 21,988 16,220 yen.

Interest income (6,297) (12,300)
Interest expenses 764,177 875,685 Basis of Presentation
Decrease (increase) in operating accounts receivable (24,976) 28,290 SAR has prepared the financial statements attached hereto in accordance with the accounting principles generally accepted
Decrease (increase) in consumption taxes receivable 472,875 _ in Japan (J-GAAP). J-GAAP differs from international accounting standards in the specific details of accounting and
Increase (decrease) in accrued consumption taxes 553,022 (7,558) disclosure standards.
Decrease (increase) in prepaid expenses 14,916 (2,508) The financial statements attached hereto are a translation of audited financial statements prepared from SAR’s accounting
Decrease (increase) in long-term prepaid expenses 63,676 42,197 records and submitted to the Kanto Local Finance Bureau as per the Financial Instruments and Exchange Act for domestic
Increase (decrease) in operating accounts payable (142,210) 265,108 disclosure.
Increase (decrease) in accounts payable - other 6,314 125,176 Certain notes are added to the financial statements published in Japan to facilitate the understanding for overseas readers.
Increase (decrease) in advances received 82,012 (164,764) SAR'’s fiscal periods are six months ending January 31 and July 31 every year.
It:c))e;:;aease in property, plant and equipment in trust due 959,227 7,803,897 Since SAR has no subsidiaries, no consolidated financial statements are prepared.
Other, net 32,398 (52,137) Notes on the Going Concern Assumption
Subtotal 8,797,864 14,867,951 Not applicable.
Interest income received 6,297 12,300
Interest expenses paid (749,766) (846,759)
Income taxes paid (7,736) (1,641)
Net cash provided by (used in) operating activities 8,046,658 14,031,852
Cash flows from investing activities
Purchase of property, plant and equipment in trust (1,139,025) (7,012,997)
Purchase of intangible assets in trust - (746,933)
Repgyments of leasehold and guarantee deposits (60) )
received
iecr;?\yégeizttsrssftleasehold and guarantee deposits (145,825) (529,365)
.Zg;?/ggsi:?r[?slteasehmd and guarantee deposits 274.315 167,543
Purchase of investment securities - (952,500)
Net cash provided by (used in) investing activities (1,010,594) (9,074,252)
Cash flows from financing activities
Proceeds from short-term borrowings - 6,800,000
Repayments of short-term borrowings (800,000) (6,800,000)
Proceeds from long-term borrowings 7,300,000 11,850,000
Repayments of long-term borrowings (7,300,000) (11,850,000)
Dividends paid (4,569,806) (4,843,562)
Net cash provided by (used in) financing activities (5,369,806) (4,843,562)
Net increase (decrease) in cash and cash equivalents 1,666,257 114,037
Cash and cash equivalents at beginning of period 13,665,924 15,332,181
Cash and cash equivalents at end of period 15,332,181 " 15,446,219
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Notes on Matters Concerning Significant Accounting Policies

1.

Evaluation standards
and methods of

(1) Investments in other securities of subsidiaries and associates
Cost method through moving-average method

depreciation of
non-current assets

valuation of (2) Other securities
securities Those with market price
Fair value method or market value method (Variances are directly included in net assets.)
2. Method of (1) Property, plant and equipment (including trust assets)

The straight-line method is adopted.
The useful life of primary property, plant and equipment is as follows:
Buildings 2-70 years
Structures 7-30 years
Machinery and equipment 7-17 years
Tools, furniture and fixtures 2-15 years
(2) Intangible assets (including trust assets)
The straight-line method is adopted.
Fixed-term land leasehold is amortized using the straight-line method over the remaining
period.

. Accounting for

deferred assets

(1) Investment unit issuance costs
Investment unit issuance costs are amortized by the straight-line method over 3 years.

(2) Investment corporation bond issuance costs
Investment corporation bond issuance costs are amortized by the straight-line method over
the period through redemption.

. Standards for

recording revenue
and expense

(1) Accounting for fixed property tax, etc.
Accounting for fixed property tax, city planning tax, depreciable asset tax, etc. (“fixed
property tax, etc.”) on real estate or beneficiary interest in trust for real estate held is that of
the tax amount assessed and determined, and the amount corresponding to the relevant
fiscal period is expensed as expenses related to rent business.
The amount equivalent to fixed property tax, etc. in the initial fiscal year borne by SAR
upon acquisition of real estate or beneficiary interest in trust for real estate is not recorded
as expenses but included in the cost of acquisition of the concerned real estate, etc. In the
fiscal period under review, the amount equivalent to fixed property tax, etc. included in the
cost of acquisition of real estate, etc. is 9,218 thousand yen.

(2) Standards for recording revenue
The details of main performance obligations concerning revenue generated from contracts
between SAR and its customers and the ordinary time to fulfil said performance obligations
(ordinary time to recognize revenue) are as follows.
(i) Sale of real estate

For revenue from sale of real estate, SAR records revenue when the purchaser who is

a customer obtains control of the relevant real estate as a result of the seller fulfilling its

delivery obligations stipulated in the transaction agreement of the real estate.

Utilities income

(i

=

SAR records utilities income in accordance with the supply of electricity and water, etc.
to the lessee who is a customer based on the lease agreement of real estate and
details of agreements incidental to it.

Of the utilities income, in the case that SAR deems itself to be an agent, the net
amount obtained by deducting the amount it pays to other parties from the amount it
receives as charges for electricity and gas, etc. supplied by the said other parties is
recognized as revenue.

*
STARASI

Investment Corporation

5. Hedge accounting (1) Hedge accounting approach
approach Deferral hedge accounting is adopted. Special treatment is used for interest rate swaps

meeting the requirements for special treatment.

(2) Hedging instruments and hedged items
Hedging instruments: Interest rate swap transaction
Hedged items: Interest on loans

(3) Hedging policy
SAR conducts derivative transactions for the purpose of hedging the risks provided in its
Articles of Incorporation pursuant to basic rules on risk management.

(4) Method of assessing the effectiveness of hedging
The effectiveness of hedging is assessed by comparing the cumulative change in cash
flows of the hedging instruments with the cumulative change in cash flows of the hedged
items and verifying the ratio of the amount of change in the two.
However, an interest rate swap that meets the requirements for special treatment is
omitted from an assessment of effectiveness.

6. Scope of funds in The funds (cash and cash equivalents) in the statement of cash flows comprise cash on hand
the statement of and cash in trust, demand deposits and deposits in trust, and short-term investments with a
cash flows (cash and | maturity of three months or less from the date of acquisition that are readily convertible to cash
cash equivalents) and that are subject to an insignificant risk of changes in value.

7. Other significant (1) Accounting for beneficiary interest in trust for real estate, etc.
matters serving as Concerning beneficiary interest in trust for real estate, etc. held, all accounts of assets and
the basis for liabilities within trust assets as well as all accounts of revenue and expenses from the trust
preparation of assets are recognized in the relevant account item of the balance sheet and the statement
financial statements of income and retained earnings.

The following material items of the trust assets recognized in the relevant account item are
separately listed on the balance sheet.
(i) Cash and deposits in trust
(i) Buildings in trust; Structures in trust; Machinery and equipment in trust; Tools, furniture
and fixtures in trust; Land in trust; Construction in progress in trust
(iii) Leasehold rights in trust
(iv) Leasehold and guarantee deposits in trust
(v) Leasehold and guarantee deposits received in trust
(2) Accounting for consumption tax, etc.
Non-deductible consumption tax on acquisition of assets is included in the acquisition cost

of each asset.

[Notes to accounting standards not yet applied]
(Accounting Standard for Leases, etc.)
» Accounting Standard for Leases, etc. (Corporate Accounting Standard No. 34; September 13, 2024 the Accounting
Standards Board of Japan)
+ Implementation Guidance on Accounting Standard for Leases (Accounting Standards Implementation Guideline No. 33;
September 13, 2024 the Accounting Standards Board of Japan), etc.

(1) Summary

As part of its efforts to ensure the global consistency of Japanese accounting standards, the Accounting Standards
Board of Japan conducted reviews based on international accounting standards with an eye toward the development of
an accounting standard for leases to recognize assets and liabilities regarding all the leases of a lessee and announced
accounting standard for leases, etc. as a basic policy. Building on the existing single lessee accounting model introduced
by IFRS 16, these accounting standards, etc. aim to be simple and highly convenient standards by adopting only major
clauses of IFRS 16, not all the clauses, and by basically requiring no corrections when using IFRS 16 clauses in individual
financial statements.

A
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As an accounting treatment using the expense allotment method for a lessee’s leases, a single lessee accounting model

is adopted in the same manner as IFRS 16, under which depreciation regarding right of use assets for all leases,

regardless of whether a lease is classified as finance or operating, and interest amount regarding lease liabilities is

posted.

(2) Scheduled date of application

SAR will apply the accounting standards from the beginning of the fiscal period ending January 31, 2028.

(3) Impact of applying the Accounting Standard and other standards

SAR is currently evaluating the impact of the Accounting Standard for Leases, etc. on financial statements.

(Accounting Standard for Subsequent Events, etc.)
» Accounting Standard for Subsequent Events (Corporate Accounting Standard No. 41; January 9, 2026 the Accounting
Standards Board of Japan)
* Implementation Guidance on Accounting Standard for Subsequent Events (Accounting Standards Implementation Guideline
No. 35; January 9, 2026 the Accounting Standards Board of Japan), etc.

(1) Summary

The Accounting Standard for Subsequent Events, etc. addresses the priority issue of establishing comprehensive
accounting standards that lay out the definition of, accounting treatments for, disclosure of, and other matters related
to subsequent events, etc. The basic policy is to follow the accounting provisions laid out in “Auditing Treatment
of Subsequent Events,” Practical Guidelines No. 1 in Accounting Standard Report 560 published by the Audit and
Assurance Standards Committee of the Japanese Institute of Certified Public Accountants in general and transfer these
provisions to the Accounting Standards Board of Japan. In accordance with this basic policy, the accounting standard,
etc. reviews the accounting treatment, disclosure, and presentation for subsequent events, organizes the evaluation
period for subsequent events, and prescribes the accounting treatment and disclosure of subsequent events.

(2) Scheduled date of application
SAR will apply the accounting standards from the beginning of the fiscal period ending January 31, 2028.

(3) Impact of applying the Accounting Standard and other standards
SAR is currently evaluating the impact of the Accounting Standard for Subsequent Events.

[Notes on the Balance Sheet]

*1 Minimum net assets as provided in Article 67, Paragraph 4 of the Act on Investment Trusts and Investment Corporations

(Unit: thousand yen)

19th fiscal period

(As of July 31, 2025)

20th fiscal period
(As of January 31, 2026)

50,000

50,000

*2 Matters concerning provision and reversal of the reserve for temporary difference adjustment

19th fiscal period (As of July 31, 2025)

(Unit: thousand yen)

Balance at Reserve Reversal Balance at Reasons for provision
Initial amount | beginning of during the during the end of the P
; : ; . and reversal
the period period period period
Gain on negative ) Appropriate for
goodwill (Note) 8,891,236 8,268,849 88,912 8,179,937 distribution

(Note) Gain on negative goodwill indicates the amount of provision of gain on negative goodwill recorded in the past fiscal period, and will be
reversed in equal amount or more over 50 years or less every fiscal period starting from the 12th fiscal period, which is the period following
the fiscal period in which the provision was made.

20th fiscal period (As of January 31, 2026)

(Unit: thousand yen)

Balance at Reserve Reversal Balance at Reasons for provision
Initial amount | beginning of during the during the end of the P
; : ; . and reversal
the period period period period
Gain on negative Appropriate for
goodwill (Note) 8,891,236 8,179,937 - 88,912 8,091,025 distribution

(Note) Gain on negative goodwill indicates the amount of provision of gain on negative goodwill recorded in the past fiscal period, and will be
reversed in equal amount or more over 50 years or less every fiscal period starting from the 12th fiscal period, which is the period following
the fiscal period in which the provision was made.

[Notes on the Statement of Income and Retained Earnings]
*1 Breakdown of operating income from real estate leasing

*

STARASTA

Investment Corporation

(Unit: thousand yen)

19th fiscal period
From: February 1, 2025
To: July 31, 2025

20th fiscal period
From: August 1, 2025
To: January 31, 2026

A. Operating revenue from real estate leasing
Rental revenue

Rental revenue 8,251,425 8,666,747
Common area maintenance revenue 552,286 548,654
Parking revenue 211,159 210,318
Facility use revenue 31,410 32,814
Other rental revenue 10,011 6,363
Total 9,056,293 9,464,898
Other lease business revenue
Utilities income 360,872 365,651
Other revenue 57,164 85,178
Total 418,037 450,830
Total operating revenue from real estate leasing 9,474,330 9,915,728
B. Operating expenses from real estate leasing
Expenses related to rent business

Management fee 488,960 463,089
Utilities expenses 398,990 406,485
Taxes and dues 647,695 649,369
Repair expenses 305,994 480,385
Trust fee 30,460 36,981
Insurance premium 21,886 22,583
Depreciation 1,163,803 1,194,148
Other expenses 351,182 314,433
Total operating expenses from real estate leasing 3,408,974 3,567,476
C. Operating income (loss) from real estate leasing [A - B] 6,065,356 6,348,251

*2 Breakdown of gain (loss) on sale of real estate

19th fiscal period (from February 1, 2025 to July 31, 2025)
(Unit: thousand yen)

Urban Park Imazato

Proceeds from sale of real estate 1,420,000
Cost of sale of real estate 959,227
Other sales expenses 18,700
Gain on sale of real estate 442,072

20th fiscal period (from August 1, 2025 to January 31, 2026)
(Unit: thousand yen)
La Park Kishiwada

Proceeds from sale of real estate 5,700,000
Cost of sale of real estate 5,537,259
Other sales expenses 143,965
Gain on sale of real estate 18,775
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(Unit: thousand yen)

Shiroi Logiman

Proceeds from sale of real estate 2,586,691
Cost of sale of real estate 2,266,637
Other sales expenses 65,989
Gain on sale of real estate 254,064

[Notes on the Statement of Changes in Unitholders’ Equity]

*1 Total number of investment units authorized and total number of investment units issued and outstanding

19th fiscal period
From: February 1, 2025
To: July 31, 2025

20th fiscal period
From: August 1, 2025
To: January 31, 2026

Total number of investment units authorized

10,000,000 units

10,000,000 units

Total number of investment units issued and outstanding

2,687,000 units

2,687,000 units

[Notes on the Statement of Cash Distributions]

19th fiscal period

From: February 1, 2025 To: July 31, 2025

20th fiscal period
From: August 1, 2025 To: January 31, 2026

decided to reverse 88,912 thousand yen.

*1 Reserve for temporary difference adjustment

SAR provided 8,891,236 thousand yen as reserve for
temporary difference adjustment in the 10th fiscal period.
From the 11th fiscal period, SAR plans to reverse the
same amount or more in each fiscal period over a period
of up to 50 years. In the fiscal period under review, SAR

*1 Reserve for temporary difference adjustment

SAR provided 8,891,236 thousand yen as reserve for
temporary difference adjustment in the 10th fiscal period.
From the 11th fiscal period, SAR plans to reverse the
same amount or more in each fiscal period over a period
of up to 50 years. In the fiscal period under review, SAR
decided to reverse 88,912 thousand yen.

[Notes on the Statement of Cash Flows]

*1 Reconciliation of cash and cash equivalents at end of period to the amount of balance sheet items

(Unit: thousand yen)

19th fiscal period
From: February 1, 2025
To: July 31, 2025

20th fiscal period
From: August 1, 2025
To: January 31, 2026

Cash and deposits 5,419,486 5,303,471
Cash and deposits in trust 9,912,695 10,142,748
Cash and cash equivalents 15,332,181 15,446,219

[Notes on Lease Transactions]
Operating leases (as lessee)
Future minimum lease payments

(Unit: thousand yen)

19th fiscal period
(As of July 31, 2025)

20th fiscal period
(As of January 31, 2026)

Not later than 1 year 186,696 197,136
Later than 1 year 6,514,215 6,642,049
Total 6,700,912 6,839,186
Operating leases (as lessor)
Future minimum lease payments

(Unit: thousand yen)

19th fiscal period 20th fiscal period
(As of July 31, 2025) (As of January 31, 2026)

Not later than 1 year 6,350,825 5,979,827
Later than 1 year 32,047,387 30,529,438
Total 38,398,213 36,509,265

[Notes on Financial Instruments]

1. Matters concerning status of financial instruments

(1) Policy for handling financial instruments

*
STARASIA

Investment Corporation

SAR shall procure funds to allocate to acquisition of real estate related assets, repayment of interest-bearing

liabilities, etc. through mainly issuance of investment units, borrowing from financial institutions, issuance of

investment corporation bonds, etc. Upon procuring funds through interest-bearing liabilities, due consideration shall

be given to fund procurement agility and financial stability.

(2) Description of financial instruments and associated risks, and risk management system

The funds procured through loans, which shall be for the purpose of mainly acquisition of assets, are exposed to

liquidity risk until the repayment date, but the concerned risks are managed by taking such measures as lengthening

the procurement periods and staggering the maturities. In addition, borrowings with floating interest rates are

exposed to interest rate fluctuation risk, but derivative transactions (interest rate swap transactions) are utilized as

hedging instruments to, in effect, convert interest rates to fixed rates in order to mitigate that risk. For the hedge

accounting approach, hedging instruments, hedged items, hedging policy and method of assessing the effectiveness
of hedging, please refer to “5. Hedge accounting approach” described under “Notes on Matters Relating to Significant
Accounting Policies” earlier in this document.

(3) Supplementary explanation to matters relating to fair value, etc. of financial instruments

Not applicable.

2. Matters concerning fair value, etc. of financial instruments

The carrying amount, fair value and the amount of difference between them are as follows. Because “cash and

deposits” and “cash and deposits in trust” are cash and settled in a short period of time and the fair values approximate

the book values accordingly, notes on such are omitted.

19th fiscal period (As of July 31, 2025)

(Unit: thousand yen)

Carrying amount Fair value Amount of difference
(1) Current portion of long-term borrowings 20,910,000 20,910,000 -
(2) Investment corporation bonds 2,000,000 1,957,400 (42,600)
(3) Long-term borrowings 115,970,000 115,732,204 (237,795)
Liabilities total 138,880,000 138,599,604 (280,395)
(4) Derivative transactions (*) 856,128 856,128 -

(*) Assets and liabilities arising from derivative transactions are offset and presented in the net amount, with the balance shown in parentheses

() when in a net liability position.

20th fiscal period (As of January 31, 2026)

(Unit: thousand yen)

Carrying amount Fair value Amount of difference
(1) Current portion of long-term borrowings 20,275,000 20,275,000 -
(2) Investment corporation bonds 2,000,000 1,935,300 (64,700)
(3) Long-term borrowings 116,605,000 116,139,465 (465,534)
Liabilities total 138,880,000 138,349,765 (530,234)
(4) Derivative transactions (*) 1,014,706 1,014,706 -

(*) Assets and liabilities arising from derivative transactions are offset and presented in the net amount, with the balance shown in parentheses

() when in a net liability position.

(Note 1) Method of calculation of the fair value of financial instruments
(1) Current portion of long-term borrowings (3) Long-term borrowings
Of these, the fair values of those with fixed interest rates are calculated by the present value obtained by discounting the total principal
and interest by the rate expected when similar funds are additionally borrowed in correspondence with the remaining term. Since
those with floating interest rates are under terms and conditions that interest rates be renewed every set period of time, the fair values
are approximately the same as the book value, and thus such are used.

(2) Investment corporation bonds

The reference value announced by Japan Securities Dealers Association is stated.

(4) Derivative transactions

Please refer to “Notes on Derivative Transactions” later in this document.
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(Note 2) Amount of redemption/repayment of investment corporation bonds and loans to be due after the date of settlement of accounts

19th fiscal period (As of July 31, 2025)

(Unit: thousand yen)

Later than Later than Later than Later than
Not later than | 1 year and not | 2 years and not | 3 years and not | 4 years and not Later than
1 year later than later than later than later than 5 years
2 years 3 years 4 years 5 years
Investment corporation bonds - - - 1,000,000 1,000,000 -
Long-term borrowings 20,910,000 23,165,000 19,490,000 25,120,000 27,925,000 20,270,000
Total 20,910,000 23,165,000 19,490,000 26,120,000 28,925,000 20,270,000
20th fiscal period (As of January 31, 2026)
(Unit: thousand yen)
Later than Later than Later than Later than
Not later than | 1 year and not | 2 years and not | 3 years and not | 4 years and not Later than
1 year later than later than later than later than 5 years
2 years 3 years 4 years 5 years
Investment corporation bonds - - 1,000,000 1,000,000 - -
Long-term borrowings 20,275,000 21,650,000 21,680,000 25,855,000 34,120,000 13,300,000
Total 20,275,000 21,650,000 22,680,000 26,855,000 34,120,000 13,300,000

[Notes on Securities]
19th fiscal period (As of July 31, 2025)
Notes are omitted because they lack significance.

20th fiscal period (As of January 31, 2026)
Notes are omitted because they lack significance.

[Notes on Derivative Transactions]
1. Derivative transactions to which hedge accounting is not applied
19th fiscal period (As of July 31, 2025)
Not applicable.

20th fiscal period (As of January 31, 2026)
Not applicable.

2. Derivative transactions to which hedge accounting is applied

The following is the contract amount or the amount equivalent to the principal provided in the contract as of the date

of settlement of accounts for each hedge accounting approach.
19th fiscal period (As of July 31, 2025)

(Unit: thousand yen)

Hed ’ Main Contract amount, etc. (Note 1) Fair val
© gi;rccgcuhn N9 Type, etc. of derivative transaction| hedged Of which, later a(mgaz)ue
item than 1 year

Principle accounting |, \Nterest rate swap transaction | Long-term | o4 ga5 06 40 755,000 856,128
(floating receivable; fixed payable)|borrowings
Exceptional aqcountlng Interest rate swap transaction | Long-term

treatment for interest- - ) F ) 8,000,000 8,000,000 (Note 3)
rate swaps (floating receivable; fixed payable)|borrowings

(Note 1) Contract amount, etc. are based on notional principal.
(Note 2) Fair value is calculated based on the price quoted by lending financial institutions, etc.

(Note 3) Interest rate swaps subject to exceptional accounting treatment are treated as part of hedged long-term borrowings, and their fair

values are included in the fair values of such long-term borrowings.

20th fiscal period (As of January 31, 2026)

*

STARASTA

Investment Corporation

(Unit: thousand yen)

Hed i Main Contract amount, etc. (Note 1) Eair val
e gz;rcoc;c;%n N9 Type, etc. of derivative transaction| hedged Of which, later a(lhrolaz)ue
item than 1 year
Principle accounting | ., ierest rate swap transaction | Long-term | g a45 590l 29 540,000 1,014,706
(floating receivable; fixed payable)|borrowings
Exceptional accounting .
treatment for interest- |  |Nerest rate swap transaction | Long-term | g 454 500/ 8,000,000 (Note 3)
rate swaps (floating receivable; fixed payable)|borrowings

(Note 1) Contract amount, etc. are based on notional principal.

(Note 2) Fair value is calculated based on the price quoted by lending financial institutions, etc.
(Note 3) Interest rate swaps subject to exceptional accounting treatment are treated as part of hedged long-term borrowings, and their fair
values are included in the fair values of such long-term borrowings.

[Notes on Retirement Benefits]
19th fiscal period (As of July 31, 2025)
Not applicable.

20th fiscal period (As of January 31, 2026)
Not applicable.

[Notes on Tax-Effect Accounting]

1. Breakdown of main causes for occurrence of deferred tax assets and deferred tax liabilities

(Unit: thousand yen)

19th fiscal period
(As of July 31, 2025)

20th fiscal period
(As of January 31, 2026)

Deferred tax assets
Valuation adjustment upon merger
Leasehold interests in land
Acquisition cost of securities
Asset retirement obligations

Deferred tax assets, subtotal
Valuation allowance

993,231 565,089
10,170 12,824
5,135 10,613
32,038 32,348
1,040,576 620,875
(1,040,576) (620,875)

Deferred tax assets, total

Deferred tax assets, net

2. Breakdown of major components that caused any significant differences between the statutory tax rate and the

effective income tax rate after application of tax-effect accounting

(Unit: %)

19th fiscal period

(As of July 31, 2025)

20th fiscal period
(As of January 31, 2026)

Statutory tax rate 31.46 31.46

[Adjustments]

Deductible distributions payable (31.51) (26.13)
Change in valuation allowance 0.03 (5.34)
Other 0.03 0.02

Effective income tax rate after application of tax-effect accounting 0.01 0.01
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[Notes on Share of Profit or Loss of Entities Accounted for Using Equity Method, etc.]

19th fiscal period (As of July 31, 2025)
Notes are omitted because they lack significance.

20th fiscal period (As of January 31, 2026)
Notes are omitted because they lack significance.

[Notes on Related-Party Transactions]
1. Parent company, major corporate unitholders, etc.

19th fiscal period (from February 1, 2025 to July 31, 2025)

Not applicable.

20th fiscal period (from August 1, 2025 to January 31, 2026)

Not applicable.

2. Affiliated companies, etc.

19th fiscal period (from February 1, 2025 to July 31, 2025)

Not applicable.

20th fiscal period (from August 1, 2025 to January 31, 2026)

Not applicable.

3. Fellow subsidiaries, etc.

19th fiscal period (from February 1, 2025 to July 31, 2025)

Not applicable.

20th fiscal period (from August 1, 2025 to January 31, 2026)

Not applicable.

4. Directors, major individual unitholders, etc.

19th fiscal period (from February 1, 2025 to July 31, 2025)

Name of Capital - Percentage of Transaction
Description of o e Balance at end
company, stock or ; voting rights, | Description of | amount Account .
Type Address| . business or . : of the period
etc. or investments . etc. held by transaction | (thousand item
) ) occupation - (thousand yen)
person in capital (in) SAR yen)
Executive Payment of
Director, or Director of SAR, asset 655,369 | Accounts 702 852
close relative | Atsushi Kato - - and President 0.03% management (Note 2) payable - (Note 2)
of director and CEO of the fee to the Asset|  (Note3) other
Asset Manager Manager (Note 1)
20th fiscal period (from August 1, 2025 to January 31, 2026)
Name of Capital - Percentage of Transaction
Description of . . - Balance at end
company, stock or . voting rights, | Description of | amount Account .
Type Address| . business or . : of the period
etc. or investments . etc. held by transaction | (thousand item
: ) occupation ; (thousand yen)
person in capital (in) SAR yen)
Executive Payment of
Director, or Director of SAR, asset 802,769 | Accounts 743,878
close relative | Atsushi Kato - - and President 0.03% management (Note 2) payable - (Note 2)
of director and CEO of the fee to the Asset|  (Note3) other
Asset Manager Manager (Note 1)

*
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[Notes on Asset Retirement Obligations]
1. Outline of the asset retirement obligations
SAR concluded a fixed-term sublease hold agreement for the land of its asset Best Western Plus Fukuoka Tenjin-
minami, and recognized asset retirement obligations in connection with the obligation to restore the site to its original
condition at the end of the sublease term.

2. Method of calculating asset retirement obligations
Asset retirement obligations are calculated using the expected period of use, which is estimated at 55 years from the
expiration of the fixed-term sublease hold agreement, and a discount rate of 1.925%.

3. Changes in total asset retirement obligations
(Unit: thousand yen)

19th fiscal period
From: February 1, 2025
To: July 31, 2025

20th fiscal period
From: August 1, 2025
To: January 31, 2026

Balance at beginning of period 100,880 101,839
Increase due to purchases of property, plant and ) )
equipment

Adjustment due to passage of time 958 983
Balance at end of the period 101,839 102,823

[Notes on Investments in Rental Properties]
SAR owns rental real estate, etc. for the purpose of earning revenue from leasing. The carrying amount, amount of
increase (decrease) during the period and fair value of these investments in rental properties are as follows:
(Unit: thousand yen)

19th fiscal period
From: February 1, 2025
To: July 31, 2025

20th fiscal period
From: August 1, 2025
To: January 31, 2026

Carrying amount

Balance at beginning of period 274,097,206 273,171,157
Amount of increase (decrease) during period (926,048) (1,361,857)
Balance at end of the period 273,171,157 271,809,299
Fair value at end of period 322,111,691 333,445,000

(Note 1) Carrying amount is the amount of the cost of acquisition, less accumulated depreciation.

(Note 2) Of the amount of increase (decrease) in investments in rental properties during the 19th fiscal period, the amount of increase is mainly
attributed to capital expenditures (959,978 thousand yen) and additional acquisition of currently held property (242,776 thousand yen),
while the amount of decrease is mainly due to the disposition of 1 real estate trust beneficiary interests (959,227 thousand yen) and
depreciation (1,163,803 thousand yen). The amount of increase during the 20th fiscal period is mainly attributable to the acquisition of
2 real estate trust beneficiary interests (6,882,694 thousand yen), capital expenditures (752,507 thousand yen), while the amount of
decrease primarily reflects the disposition of 2 real estate trust beneficiary interests (7,803,897 thousand yen) and depreciation
(1,194,148 thousand yen).

(Note 3) Fair value at the end of the period is based on the appraisal value by an outside real estate appraiser. Of the fair values at the end of
the 19th fiscal period, those of La Park Kishiwada and Shiroi Logiman are the transfer prices (5,700,000 thousand yen and 2,586,691
thousand yen) are based on the trust beneficiary interest sale and purchase agreements dated September 12, 2025.

Income (loss) from investments in rental properties is as stated in “Notes to the Statement of Income and Retained
Earnings” earlier in this document.

(Note 1) The transaction was conducted by Atsushi Kato as President and CEO of a third party (the Asset Manager), and the transaction amount
is based on the terms and conditions provided in the Articles of Incorporation of SAR.

(Note 2) Of the amounts above, the transaction amount does not include consumption tax, while the balance at the end of the period includes
consumption tax.

(Note 3) The asset management fee for the 19th fiscal period includes the acquisition incentive portion included in the book value of individual
real estate, etc. in the amount of 2,212 thousand yen and the transfer incentive portion for real estate, etc. in the amount of 14,200
thousand yen. The asset management fee for the 20th fiscal period includes the acquisition incentive portion included in the book value
of individual real estate, etc. in the amount of 34,125 thousand yen and the transfer incentive portion for real estate, etc. in the amount
of 82,866 thousand yen.
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[Notes on Revenue Recognition]
1. Breakdown information on revenue from contracts with customers
19th fiscal period (from February 1, 2025 to July 31, 2025)
(Unit: thousand yen)

Revenue from contracts with
Sales to external customers
customers (Note 1)
Proceeds from sale of real estate 1,420,000 (Note 2) 442,072
Utilities income 360,872 360,872
Other - 9,185,414
Total 1,780,872 9,988,359

(Note 1) Rental revenue, etc. subject to the “Accounting Standard for Lease Transactions” (ASBJ Statement No.13) are excluded from the
above amount as such revenue is not subject to the Revenue Recognition Accounting Standard. Revenue from contracts with
customers mainly represents proceeds from sale of real estate and utilities income.

(Note 2) Proceeds from sale of real estate is recorded as gain on sale of property in the statement of income and retained earnings. Therefore,
the amount calculated by deducting the cost of sale of real estate and other sale expenses from the proceeds from sale of real estate
is indicated.

20th fiscal period (from August 1, 2025 to January 31, 2026)
(Unit: thousand yen)

Revenue from contracts with
Sales to external customers
customers (Note 1)
Proceeds from sale of real estate 8,286,691 (Note 2) 272 839
Utilities income 365,651 365,651
Other - 9,630,910
Total 8,652,343 10,269,402

(Note 1) Rental revenue, etc. subject to the “Accounting Standard for Lease Transactions” (ASBJ Statement No.13) are excluded from the
above amount as such revenue is not subject to the Revenue Recognition Accounting Standard. Revenue from contracts with
customers mainly represents proceeds from sale of real estate and utilities income.

(Note 2) Proceeds from sale of real estate is recorded as gain on sale of property in the statement of income and retained earnings. Therefore,
the amount calculated by deducting the cost of sale of real estate and other sale expenses from the proceeds from sale of real estate
is indicated.

2. Foundational information for understanding revenue from contracts with customers
The information is as indicated in the Notes on Matters Relating to Significant Accounting Policies.

3. Information on relationship of fulfillment of performance obligations based on contracts with customers with cashflow
generated from said contracts and amount and period of revenue expected to be recognized in the next fiscal period
or thereafter from contracts with customers existing at the end of the current fiscal period.

(1) Balance of contract assets and contract liabilities, etc.
(Unit: thousand yen)

19th fiscal period
From: February 1, 2025
To: July 31, 2025

20th fiscal period
From: August 1, 2025
To: January 31, 2026

Claims generated from contracts with customers

(balance at beginning of the period) 67,698 81,581

Claims generated from contracts with customers

(balance at end of the period) 81,581 53,564

Contract assets (balance at beginning of the period) - -

Contract assets (balance at end of the period) - -

Contract liabilities (balance at beginning of the period) - -

Contract liabilities (balance at end of the period) - -

*
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(2) Transaction value allocated to remaining performance obligations

Not applicable.

SAR does not include contracts whose terms are initially expected to be one year or less in the note on transaction
value allocated to remaining performance obligations as an expedient in practice. Also, with regard to utilities income,
as SAR has the right to receive from customers an amount directly corresponding to the value for the lessees who
are customers of portions for which performance is complete by the end of the fiscal period, the amount it has the
right to claim according to Paragraph 19 of the Application Guidelines of the Accounting Standard for Revenue
Recognition is recognized as revenue. Accordingly, such is not included in the note on transaction value allocated to
remaining performance obligations through application of the provisions of Paragraph 80-22 (2) of the Accounting
Standard for Revenue Recognition.

[Notes on Segment Information]
1. Segment information
Segment information is omitted because SAR operates a single segment, which is the real estate leasing business.

2. Related information
19th fiscal period (from February 1, 2025 to July 31, 2025)
(1) Information about products and services
Information about products and services is omitted because net sales to external customers for a single product and
service category are in excess of 90% of operating revenue on the statement of income and retained earnings.
(2) Information about geographic areas
(i) Net sales
Information about net sales is omitted because net sales to external customers in Japan are in excess of 90% of
operating revenue on the statement of income and retained earnings.
(i) Property, plant and equipment
Information about property, plant and equipment is omitted because the amount of property, plant and equipment
located in Japan is in excess of 90% of the amount of property, plant and equipment on the balance sheet.
(3) Information about each major customer
(Unit: thousand yen)

Customer name Operating revenue Name of relevant segment

KOKO HOTELS CO.,LTD. (Note) 2,107,410 Real estate leasing business

(Note) KOKO HOTELS CO., LTD. was merged into Polaris Holdings Co., Ltd. on January 1, 2026.

20th fiscal period (from August 1, 2025 to January 31, 2026)
(1) Information about products and services
Information about products and services is omitted because net sales to external customers for a single product and
service category are in excess of 90% of operating revenue on the statement of income and retained earnings.
(2) Information about geographic areas
(i) Net sales
Information about net sales is omitted because net sales to external customers in Japan are in excess of 90% of
operating revenue on the statement of income and retained earnings.
(i) Property, plant and equipment
Information about property, plant and equipment is omitted because the amount of property, plant and equipment
located in Japan is in excess of 90% of the amount of property, plant and equipment on the balance sheet.
(3) Information about each major customer
(Unit: thousand yen)

Customer name Operating revenue Name of relevant segment

KOKO HOTELS CO.,LTD. (Note) 2,011,670 Real estate leasing business

(Note) KOKO HOTELS CO., LTD. was merged into Polaris Holdings Co., Ltd. on January 1, 2026.
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[Notes on Per Unit Information]

Financial Statements

19th fiscal period
From: February 1, 2025
To: July 31, 2025

20th fiscal period
From: August 1, 2025
To: January 31, 2026

Net assets per unit

Net income per unit

53,904 yen
1,799 yen

53,929 yen

1,769 yen

(Note 1) Net income per unit is calculated by dividing net income by the daily weighted average number of investment units. In addition, diluted
net income per unit is not stated, because there are no diluted investment units.

(Note 2) The basis for calculation of net income per unit is as follows:

19th fiscal period
From: February 1, 2025
To: July 31, 2025

20th fiscal period
From: August 1, 2025
To: January 31, 2026

Net income (thousand yen)
Amount not attributable to common unitholders (thousand yen)

Net income attributable to common investment units
(thousand yen)

Average number of investment units during the period (units)

4,834,087

4,834,087
2,687,000

4,753,648

4,753,648

2,687,000

[Notes on Significant Subsequent Events]
Not applicable.

Supplementary Schedules

1. Schedule of securities
(1) Stocks
Not applicable.

(2) Securities other than stocks

*
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(Unit: thousand yen)

Total face Accrued Prepaid Unrealized
Type Name of the security Book value . accrued Fair value . Remarks
value interest : gain or loss
interest
Corporate |Star Asia Mezzanine Loan (Note 1)
bond Debt Investment Series 10 . 414,000 895 - 414,000 - (Note 5)
Corporate |Star Asia Mezzanine Loan (Note 2)
bond Debt Investment Series 11 . 870,000 174 - 870,000 - (Note 5)
Corporate |Star Asia Mezzanine Loan (Note 3)
bond Debt Investment Series 12 B 952,500 319 i 952,500 : (Note 5)
Preferred (GSA JP Project 1 Tokutei (Note 4)
equity Mokuteki Kaisha (TMK) - 1,588,015 5,137 - 1,735,003 146,987 (Note 6)
securities |Preferred Equity Securities (Note 7)
Total - 3,824,515 6,526 - 3,971,503 146,987

(Note 1) The underlying real estates are trust beneficiary interests in a trust mainly composed of ASTILE Ichigaya-Yanagicho, ASTILE Hatagaya and
CREAL premier Yushima.

(Note 2) The underlying real estates are trust beneficiary interests in a trust mainly comprised of CENTURION HOTEL GRAND AKASAKA.

(Note 3) The underlying real estates are trust beneficiary interests in a trust mainly consisting of MONday Apart UENO SHINOKACHIMACHI,
MONday Apart Premium ASAKUSA, MONday Apart Premium OSAKA NAMBA WEST and GRAND MONday GINZA.

(Note 4) The underlying real estates are trust beneficiary interests in a trust mainly comprised of HAKUSAN HOUSE.

(Note 5)Because interest income etc. from mezzanine loan debt are based on floating interest rates, the fair value is approximately the same as the
acquisition cost and thus stated at that acquisition cost.

(Note 6) The fair value of preferred equity securities is the amount that is attributable to the equity held by SAR out of the net asset value of the
issuer of preferred equity securities based on the sales price of the underlying real estates.

(Note 7) The underlying real estate was sold on January 30, 2026, and redemption is scheduled during the fiscal period ending July 31, 2026.

2. Contracted amount, etc. and fair value of derivative transactions and forward exchange transactions

(Unit: thousand yen)

Cat T Contract amount, etc. (Note 1) Fair value
ategor’ e
gory P Of which, later than 1 year (Note 2) (Note 3)
Transaction oth_er than Intere_st rate s_wap t_ra_nsachon 57,815,000 37,540,000 1,014,706
market transaction (floating receivable; fixed payable)
Total 57,815,000 37,540,000 1,014,706

(Note 1) Contract amount, etc. of interest rate swaps are based on notional principal.
(Note 2) The fair values of transactions that meet the requirements for special treatment under the Accounting Standards for financial instruments

are omitted.
(Note 3)Fair value is calculated based on the price quoted by lending financial institutions, etc.
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Supplementary Schedules

3. Summary table of schedule of real estate 6. Schedule of borrowings
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(Unit: thousand yen)

(Unit: thousand yen)

Balance at Amount of Amount of Balance at Accumulated depreciation or Net balance at Balance at [ Amount of | Amount of Balance at Average
o increase decrease accumulated amortization Category (Note 2) beginning | increase | decrease interest | Repayment | Repayment
Type of asset beginning of ina th ina th end of the end of the |Remarks £ th during the | during th end of the rate dat thod Use Remarks
the period durm_gt e durmgt e period F iod period of the uring the | during the period ate metho!
period period or perio Lender period period period (Note 1)
Tools, £ [Sumitomo Mitsui Banking
furniture and 114 - - 114 114 - 0 2 |corporation -| 3,400,000| 3,400,000 - Lump sum
) T o, | January 30, [repayment on Unsecured
fixtures 3 0.8476% 2026 repayment tote Unguaranteed
Buildings in § Mizuho Bank, Ltd. 3,400,000( 3,400,000 - date
trust 81,223,915 1,479,267 3,918,175 78,785,007 11,166,994 1,138,680 67,618,013| (Note) g
- g Subtotal -| 6,800,000( 6,800,000 -
Structures in 47,797 591 4,228 44,160 15,275 2,027 28,884
trust ' ’ ’ ' ’ ’ Sumitomo Mitsui Banking
) 2,150,000 -| 2,150,000 -
Machinery Corporation
and Mizuho Bank, Ltd. 2,000,000 -| 2,000,000 -
. 451,476 66,695 - 518,172 135,728 24,194 382,443 L
Property, |€quipment Aozora Bank, Ltd. 1,500,000 -| 1,500,000 | 0.6975% | Auqust 29 ump sutm U g
plant and |in trust - — . o | August 29, |repaymenton| .., | Unsecure
equipment|Tools Suraitomo Mitsui Trust Bank | 1 000,000 -| 1,000,000 (Note 3 2025 | repayment Unguaranteed
o date
furniture and — -
fixtures in 264,733 16,308 13,511 267,530 108,052 20,812 159,478 Itt:je Nishi-Nippon City Bank, 1,000,000 - 1,000,000 )
trust :
(Note 1) Resona Bank, Limited 600,000 - 600,000 -
Land in trust| 195,740,164 5,328,613 4,413,390| 196,655,388 - || 196,655,388 (\ote2) Sumitomo Mitsui Bankin
o i 9 1,350,000 -| 1,350,000 -
Construction orporation Lump sum
?n progress 3,175 - - 3,175 - - 3,175 Mizuho Bank, Ltd. 1,000,000 -| 1,000,000 -| 0.6850% | October 31, {repayment on| 4 | Unsecured
in trust Sumitomo Mitsui Trust Bank, 850,000 1 850000 i (Note 3) 2025 repayment Unguaranteed
Subtotal 277,731,377 6,891,476 8,349,304| 276,273,549 11,426,165 1,185,715| 264,847,383 Limited ’ ’ date
Leasehold Aozora Bank, Ltd. 400,000 - 400,000 -
Intangible :'ths in 6,258,921 746,933 - 7,005,855 40,763 8,433 6,965,091 Sumitomo Mitsui Banking 1.680.000 B | 1.680.000
assets |trust Corporation DA DR
Subtotal 6,258,921 746,933 - 7,005,855 40,763 8,433 6,965,091 Mizuho Bank, Ltd. 1,530,000 R -| 1,530,000 Lump sum
(Note )beli;moun of decrease in property, plant and equipment during the iscal period is mainly attributable to the sale of the 2 properties SBI Shinsei Bank, Limited 600,000 : 1T 600000 Moo 2026 repgyment Unguaranteed
: t
La Park Kishiwada, Shiroi Logiman Aozora Bank, Ltd. 600,000 - -| 600,000 e
(Note 2) The amount of increase in property, plant and equipment during the 20th fiscal period is mainly attributable to the acquisition of the 2 Sumitomo Mitsui Trust Bank, 550.000 B B 550.000
properties below. 5 Limited ’ ’
KOKO HOTEL Nagoya Sakae, KOKO HOTEL Sendai Station West (g Sumitomo Mitsui Banking 750,000 i 1 750000
@ |Corporation ’ ’
3 [
4. Schedule of other specified assets g Mizuho Bank, Ltd. 750,000 - -| 750,000 Lump sum
. 3 [Sumitomo Mitsui Trust Bank, B B 0.9455% | April 28, |repaymenton| .4 | Unsecured
Not applicable. cg)_ Limited 500,000 500,000 “note 3 2028 repayment o Unguaranteed
& [The Kiyo Bank, Ltd. 500,000 - | 500,000 date
5. Schedule of investment corporation bonds Fukoku Mutual Life Insurance [ 20 00 ) 1 500000
(Unit: thousand yen) Company ’ ’
Sumitomo Mitsui Banking
Balance at | AMOUN O | Bojance at i Corporation 750,000 - -| 750,000
. P decrease Redemption
Name of the security Issue date |beginning of : end of the |Interest rate Use Collateral -
; during the ’ date Mizuho Bank, Ltd. 750,000 - - 750,000
the period eriod period Lump sum
p Sumitomo Mitsui Trust Bank, 500000 _ -| 500,000| 0-6780% | August 19, |repaymenton| .4 | Unsecured
First Series Unsecured Investment Repayment Limited ’ ’ (Note 3) 2026 repayment Unguaranteed
Corporation Bonds September B o September of Unsecured R R date
(ranking pari passu among specified| 24, 2021 1,000,000 1,000,000 0.700% 21, 2028 | borrowings, |Unguaranteed Aozora Bank, Ltd. 500,000 500,000
investment corporation bonds) etc. The Bank of Yokohama, Ltd. 500,000 - -| 500,000
Second Series Unsecured The Minato Bank, Ltd. 750,000 - - 750,000
Investment Corporation Bonds | o November Repag;ment Unsecured Sumitomo Mitsui Banking 750,000 750,000
. . - 0, . y = = y
(rg_nkmg pari passu among 21, 2024 1,000,000 1,000,000  1.395% 21,2029 | borrowings, |Unguaranteed Corporation
specified investment corporation -
bonds) (Green bonds) etc. Mizuho Bank, Ltd. 750,000 - -| 750,000 Lump sum
Sumitomo Mitsui Trust Bank 0.8894% | August 21, |repaymenton| .4 | Unsecured
Total 2,000,000 -| 2,000,000 Limited ’ 500,000 - -| 500,000 (Note3) 2028 repayment Unguaranteed
(Note) The yearly schedule of redemption for investment corporation bonds within five years of the balance sheet date is as follows: date
(Unit: thousand yen) Aozor? Bank, Ltd. 500,000 - -| 500,000
Later than 1 vear and Later than 2 years Later than 3 years Later than 4 years The Minato Bank, Ltd. 750,000 - - 750,000
Not later than 1 year not later thar¥2 ears and not later than and not later than and not later than Sumitomo Mitsui Banking 1.150.000 ) - 1.150.000
y 3 years 4 years 5 years Corporation B B Lump sum
Investment ti Mizuho Bank, Ltd. 540,000 - -|  540,000| 0-6955% | August 31, repaymenton| e, | Unsecured
Yesimen poration - - 1,000,000 1,000,000 - il — (Note 3) 2026 | repayment | - |Unguaranteed
SBI Shinsei Bank, Limited 2,160,000 - -| 2,160,000 date
The Minato Bank, Ltd. 500,000 - -| 500,000
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c o2, Balance at | Amount of | Amount of [ o\ Average
ategory (Note inni i interest
gory beginning increase de(_:rease end of the ! Repayment | Repayment Use Remarks
of the during the | during the . rate date method
. : : period
Lender period period period (Note 1)
Sumitom_o Mitsui Banking 800,000 } ) 800,000
Corporation L
- ump sum
Mizuho Bank, Ltd. 500,000 - - 500,000 0.9106% | August 31, |repaymenton| .., | Unsecured
SBI Shinsei Bank, Limited 1,500,000 - -] 1,500,000 (Note3) 2028 repayment Unguaranteed
Aozora Bank, Ltd. 500,000 - -| 500,000 date
San ju San Bank, Ltd. 500,000 - -] 500,000
Sumltom_o Mitsui Banking 932,500 B B 932,500
Corporation
Mizuho Bank, Ltd. 857,500 - - 857,500
SBI Shinsei Bank, Limited 300,000 - -| 300,000 Lump sum
Sumitomo Mitsui Trust Bank, B B 0.7505% | October 20, |repayment on| e 4| Unsecured
Limited 525,000 525,000 " (note ) 2026 repayment e Unguaranteed
Aozora Bank, Ltd. 300,000 - | 300,000 date
Resona Bank, Limited 100,000 - - 100,000
lli/{idzuho Trust & Banking Co., 100,000 _ _ 100,000
Sumitom_o Mitsui Banking 500,000 _ _ 500,000
Corporation
Mizuho Bank, Ltd. 450,000 - -| 450,000
SBI Shinsei Bank, Limited 600,000 - -| 600,000 Lump sum
- — May 31, [repayment on Unsecured
0, (Note 4)
Sumitomo Mitsui Trust Bank, | 744 4 ; | 700,000| %-8276% | "5027" | repayment | |Unguaranteed
Limited date
Aozora Bank, Ltd. 500,000 - - 500,000
Resona Bank, Limited 500,000 - - 500,000
The Bank of Fukuoka, Ltd. 250,000 - - 250,000
—-
S |Sumitomo Mitsui Banking
> - -
& |Corporation 900,000 900,000
% Mizuho Bank, Ltd. 550,000 - -| 550,000
o — — Lump sum
g SBI Shinsei Bank, Limited 400,000 - -| 400,000 0.9067% May 31, |repayment on| .. 4| Unsecured
¢ |Sumitomo Mitsui Trust Bank, 00.000 00.000 2027 repayment Unguaranteed
5 |Limited 500, - | 900 date
Q
® |Aozora Bank, Ltd. 400,000 - -| 400,000
Resona Bank, Limited 400,000 - - 400,000
gumitom_o Mitsui Banking 450,000 _ | 450,000
orporation Lump sum
SBI Shinsei Bank, Limited 450,000 - -l 450,000 g 87389 | May 31, |repaymenton| ., | Unsecured
2027 repayment Unguaranteed
Aozora Bank, Ltd. 200,000 - -| 200,000 date
The Kiyo Bank, Ltd. 1,000,000 - -] 1,000,000
Sumitomo Mitsui Banking 1.400.000 _ -l 1.400.000
Corporation R e
Mizuho Bank, Ltd. 1,400,000 - -] 1,400,000
SBI Shinsei Bank, Limited 800,000 - -| 800,000
. — Lump sum
Sumitomo Mitsui Trust Bank, | 4 554 99 B -| 1,000,000] 0-8722% | August 31, |repaymenton| .5 | Unsecured
Limited (Note 3) 2027 repayment Unguaranteed
Aozora Bank, Ltd. 300,000 - - 300,000 date
The Kumamoto Bank, Ltd. 500,000 - - 500,000
Resona Bank, Limited 800,000 - - 800,000
The Chiba Bank, Ltd. 1,000,000 - -] 1,000,000
Sumitomo Mitsui Banking | 1 380,000 - -| 1,380,000 Lump sum
P 0.6999% | April 30, |repaymenton| .4 | Unsecured
SBI Shinsei Bank, Limited 1,380,000 - -| 1,380,000| (Note3) 2026 repayment Unguaranteed
Resona Bank, Limited 340,000 - | 340,000 date
gumiton:_o Mitsui Banking 1,120,000 _ | 1,120,000 Lump sum
orporation 0.8999% | August 31, |repaymenton| .., | Unsecured
SBI Shinsei Bank, Limited 1,120,000 - -] 1,120,000| (Note3) 2027 repayment Unguaranteed
Resona Bank, Limited 260,000 - -| 260,000 date
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(Unit: thousand yen)
Balance at | Amount of | Amountof | o Average
Category (Nete 2) beginning | increase | decrease | _° " O interest  Repayment| Repayment use | Remarks
ofthe | during the | during the eriod rate date method
Lender period period period P (Note 1)
Sumltom_o Mitsui Banking 2,020,000 ) | 2,020,000
Corporation
Mizuho Bank, Ltd. 640,000 - - 640,000
SBI Shinsei Bank, Limited 1,700,000 - -| 1,700,000 Lump sum
- - 1.1110%| April 28, [repayment on (Note 4) Unsecured
fi‘;‘n”i"tgzmo Mitsui Trust Bank, 560,000 ; | 560000 ®oe3 | 2028 | repayment | - |Unguaranteed
date
Aozora Bank, Ltd. 900,000 - - 900,000
Resona Bank, Limited 620,000 - - 620,000
The Bank of Fukuoka, Ltd. 350,000 - - 350,000
Sumitom_o Mitsui Banking 900,000 } ) 900,000
Corporation
Mizuho Bank, Ltd. 280,000 - - 280,000
SBI Shinsei Bank, Limited 750,000 - - 750,000 Lump sum
- P 1.2779%| February (repaymenton|,.,| Unsecured
fi‘:n”i"tizmo Mitsui Trust Bank, 240,000 ; | 240000 ®oe3 | 28 2029 | repayment | - |Unguaranteed
date
Aozora Bank, Ltd. 400,000 - - 400,000
Resona Bank, Limited 280,000 - - 280,000
The Bank of Fukuoka, Ltd. 150,000 - - 150,000
Sumitom_o Mitsui Banking 650,000 ) ) 650,000
Corporation
Mizuho Bank, Ltd. 650,000 - - 650,000
SBI Shinsei Bank, Limited 1,300,000 - -| 1,300,000
S_umitomo Mitsui Trust Bank, 1,800,000 } | 1,800,000
Limited
Aozora Bank, Ltd. 800,000 - -| 800,000 Lump sum
— 1.4896% February |repaymenton| . 4| Unsecured
- Resona Bank, Limited 800,000 - - 800,000 . ° 28’ 2029 repayment Unguaranteed
S |The Bank of Fukuoka, Ltd. 430,000 - - 430,000 date
«
& |The Chiba Bank, Ltd. 1,000,000 - -| 1,000,000
(3)_ The Juhachi-Shinwa Bank, Ltd. 400,000 - - 400,000
8 The Asahi Shinkin Bank 1,000,000 - -1 1,000,000
o
§. The Musashino Bank, Ltd. 400,000 - - 400,000
@ [The Yamagata Bank, Ltd. 500,000 - - 500,000
Sumltom_o Mitsui Banking 1,300,000 ) | 1,300,000
Corporation
Mizuho Bank, Ltd. 1,300,000 - -| 1,300,000
SBI Shinsei Bank, Limited 1,700,000 - -| 1,700,000
S_umitomo Mitsui Trust Bank, 1,600,000 ) -| 1,600,000
Limited
Aozora Bank, Ltd. 1,200,000 - -| 1,200,000 Lump sum
— 1.6396% August 30, |repayment on e 4| Unsecured
Resona Bank, Limited 1,200,000 - - 1,200,000 . 2030 repayment Unguaranteed
The Bank of Fukuoka, Ltd. 570,000 - - 570,000 date
The Kiyo Bank, Ltd. 500,000 - - 500,000
San ju San Bank, Ltd. 500,000 - - 500,000
The Juhachi-Shinwa Bank, Ltd. 600,000 - - 600,000
The Asahi Shinkin Bank 1,000,000 - -1 1,000,000
The Musashino Bank, Ltd. 600,000 - - 600,000
Sumitom_o Mitsui Banking 850,000 _ _ 850,000
Corporation
Mizuho Bank, Ltd. 750,000 - - 750,000
Ei?nr?tgzmo Mitsui Trust Bank, 700,000 _ _ 700,000
Lump sum
SBI Shinsei Bank, Limited 600,000 - - 600,000 4396% September |repayment on |, 49| Unsecured
Aozora Bank, Ltd 500,000 - | s00,000] 20,2028 | repayment Unguaranteed
L . . date
Resona Bank, Limited 500,000 - - 500,000
The Nishi-Nippon City Bank, Ltd. 500,000 - - 500,000
The Bank of Fukuoka, Ltd. 240,000 - - 240,000
Mizuho Trust & Banking Co., Ltd. 200,000 - - 200,000
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(Unit: thousand yen)

Bal Amount of | Amount of | o Average
Category (Nete 2) alance at | © o roase | decrease | S2iance @t | interest Repayment| Repayment
beginning of . ; end of the t Use Remarks
; during the | during the f rate date method
the period ; ; period
Lender period period (Note 1)
Sum|tomp Mitsui Banking 1,950,000 ) | 1,950,000
Corporation
Mizuho Bank, Ltd. 2,500,000 - -| 2,500,000
- — Lump sum
Sumitomo Mitsui Trust Bank, | 4 554 99 . | 1,050,000(1 43969,| APril 30, |repayment on| 4| Unsecured
Limited : 2030 repayment Unguaranteed
SBI Shinsei Bank, Limited 600,000 - - 600,000 date
Resona Bank, Limited 600,000 - - 600,000
Aozora Bank, Ltd. 600,000 - - 600,000
Sumitom_o Mitsui Banking | 2,150,000 || 2,150,000
Corporation
Mizuho Bank, Ltd. -| 2,000,000 -| 2,000,000 Lump sum
Sumitomo Mitsui Trust Bank, 2| 1000000 - 1.000.000|1.4145% August 29, |repayment on| . ,| Unsecured
Limited e U ’ 2030 repayment Unguaranteed
jn T - date
o -
2 'Il_'tr:je Nishi-Nippon City Bank, | 1,000,000 | 1,000,000
<§D Resona Bank, Limited - 600,000 - 600,000
g Lump sum
3 R ) o, | February |repaymenton( .| Unsecured
§_ Aozora Bank, Ltd. 900,000 900,000( 1.4645% 28,2031 | repayment ote Unguaranteed
aQ date
Lump sum
Aozora Bank, Ltd | 600,000 | 600,000]1.5145% | August 29, |repayment oy, | Unsecured
T ’ ’ ’ 2031 repayment Unguaranteed
date
Sumitomo Mitsui Banking
Corporation -| 1,350,000 -| 1,350,000 Lump sum
Mizuho Bank, Ltd. -| 1,000,000 | 1,000,000] 1.5103% | October 31, repayment on| g )| Unsecured
- —— it i 2031 repayment Unguaranteed
S_urr_utomo Mitsui Trust Bank, B 850,000 } 850,000 date
Limited
Lump sum
Aozora Bank, Ltd. | 400,000 | 400,000[1.4603%| APril 30, |repaymenton|g,| Unsecured
’ ’ ’ 2031 repayment Unguaranteed
date
Subtotal 136,880,000( 11,850,000| 11,850,000/136,880,000
Total 136,880,000| 18,650,000| 18,650,000/136,880,000

(Note 1) Average interest rate is the day-weighted average rate during the fiscal period.

(Note 2) Long-term borrowings include current portion of long-term borrowings.

(Note 3) Interest rate swap transactions are undertaken to hedge against the risk of interest rate fluctuations. Interest rate taking into consideration
the effect of interest rate swaps (interest rate fixation) is indicated.

(Note 4) Funds are used for acquisition funds of beneficiary interest in trust, repayment of borrowings, etc.

(Note 5) Funds are used for acquisition funds of beneficiary interest in trust for real estate which is a green eligible asset.

(Note 6) The yearly schedule of repayment for long-term borrowings within five years of the balance sheet date is as follows:

(Unit: thousand yen)

Not later than 1 year

Later than 1 year and
not later than 2 years

Later than 2 years and
not later than 3 years

Later than 3 years and
not later than 4 years

Later than 4 years and
not later than 5 years

Long-term borrowings

20,275,000

21,650,000

21,680,000

25,855,000

34,120,000

(Unit: thousand yen)
Balance at | Amount of | Amountof [ o\ Average
Category (Note 2) beginning | increase | decrease | _- ' ci o interest | Repayment| Repayment Use | Remarks
of the during the | during the . rate date method
) : : period
Lender period period period (Note 1)
Sumitom_o Mitsui Banking 1,600,000 R -|' 1,600,000 Lump sum
Corporation May 31, |repayment on Unsecured
1.2896% (Note 4)
- ’ 2027 repayment Unguaranteed
Mizuho Bank, Ltd. 1,600,000 - -| 1,600,000 date
Lump sum
The Bank of Fukuoka, Ltd. 500,000 - | 500,000[1.3896%| February |repaymenton g, )| Unsecured
28,2029 | repayment Unguaranteed
date
Sumltom_o Mitsui Banking 2.200,000 } -| 2.200,000
Corporation
Mizuho Bank, Ltd. 2,050,000 - -| 2,050,000
Sumitomo Mitsui Trust Bank, Lump sum
Limited 1,250,000 ) °| 1:250.0001 4 78350, April 30, |repayment on| . 4| Unsecured
(Note 3)
SBI Shinsei Bank, Limited 700,000 - 1 700,000 " 2030 | repayment Unguaranteed
Aozora Bank, Ltd. 700,000 - - 700,000
Resona Bank, Limited 700,000 - - 700,000
Mizuho Trust & Banking Co., Ltd. 400,000 - - 400,000
Sumltom_o Mitsui Banking 1,750,000 } -| 1.750,000
Corporation
Mizuho Bank, Ltd. 1,340,000 - -| 1,340,000
SBI Shinsei Bank, Limited 900,000 - - 900,000
S.urr_1itomo Mitsui Trust Bank, 1,000,000 } -| 1,000,000
Limited
Resona Bank, Limited 750,000 - - 750,000 Lump sum
The Kiyo Bank, Ltd. 500,000 - -|  500,000| ;1 43969, Auguzt 30, |repayment on| e 5| Unsecured
= [San ju San Bank, Ltd. 300,000 ; | 300,000 029 repayment Unguaranteed
<$ The Juhachi-Shinwa Bank, Ltd. 200,000 - - 200,000
% The Yamagata Bank, Ltd. 500,000 - - 500,000
g The Hokuriku Bank, Ltd. 300,000 - - 300,000
§ Kansai Mirai Bank, Limited 500,000 - - 500,000
2 |The Gunma Bank, Ltd. 500,000 - - 500,000
¢ Suruga Bank Ltd. 300,000 - - 300,000
Sumitom_o Mitsui Banking 1,215,000 } | 1.215.000
Corporation
Mizuho Bank, Ltd. 935,000 - - 935,000
SBI Shinsei Bank, Limited 1,100,000 - -| 1,100,000
Slurr_1itomo Mitsui Trust Bank, 1,200,000 } | 1.200,000
Limited Lump sum
Resona Bank, Limited 750,000 - -| 750,000 5896, ;gb%eg%/ repayment onf . ) UUnsecuredd
The Bank of Fukuoka, Ltd. 300,000 - | 300,000 ' repayment nguarantee
San ju San Bank, Ltd. 300,000 - - 300,000
The Ogaki Kyoritsu Bank, Ltd. 1,000,000 - -| 1,000,000
Kansai Mirai Bank, Limited 500,000 - - 500,000
The Gunma Bank, Ltd. 500,000 - - 500,000
Suruga Bank Ltd. 400,000 - - 400,000
Sumitom_o Mitsui Banking 932,500 } } 932,500
Corporation
Mizuho Bank, Ltd. 857,500 - - 857,500
Resona Bank, Limited 600,000 - - 600,000
. — Lump sum
Sumitomo Mitsui Trust Bank, 525,000 _ | 525,000(1 4396% October 19,|repayment on| .. 4)| Unsecured
Limited 2029 repayment Unguaranteed
Aozora Bank, Ltd. 300,000 - - 300,000 date
SBI Shinsei Bank, Limited 300,000 - - 300,000
The Bank of Fukuoka, Ltd. 170,000 - - 170,000
Mizuho Trust & Banking Co., Ltd. 100,000 - - 100,000
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Independent Auditor’s Report

The Board of Directors
Star Asia Investment Corporation

The Audit of the Financial Statements

Opinion

We have audited the accompanying financial statements of Star Asia Investment Corporation
(the Company), which comprise the balance sheet as at January 31, 2026, and the statements of

income and retained earnings, changes in unitholders’ equity, cash distributions and cash flows
for the six months period then ended, and notes to the financial statements.

In our opinion, the accompanying financial statements present fairly, in all material respects, the
financial position of the Company as at January 31, 2026, and its financial performance and its
cash flows for the six months period then ended in accordance with accounting principles
generally accepted in Japan.

Basis for Opinion

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

Other Information

The other information comprises the information included in the Semi-Annual Report that
contains audited financial statements, but does not include the financial statements and our
auditor’s report thereon. Management is responsible for preparation and disclosure of the other
information. The Supervisory Director is responsible for overseeing the Company’s reporting
process of the other information.

Our opinion on the financial statements does not cover the other information and we do not
express any form of assurance conclusion thereon.

In connection with our audit of the financial statements, our responsibility is to read the other
information and, in doing so, consider whether the other information is materially inconsistent
with the financial statements or our knowledge obtained in the audit or otherwise appears to be
materially misstated.
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If, based on the work we have performed, we conclude that there is a material misstatement of
this other information, we are required to report that fact.

We have nothing to report in this regard.

Responsibilities of Management and the Supervisory Director for the Financial Statements

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

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

The Supervisory Director is responsible for overseeing the Company’s financial reporting
process.

Auditor’s Responsibilities for the Audit of the Financial Statements

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

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

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

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

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

+ Conclude on the appropriateness of management’s use of the going concern basis of accounting
and, based on the audit evidence obtained, whether a material uncertainty exists related to events
or conditions that may cast significant doubt on the Company’s ability to continue as a going
concern. If we conclude that a material uncertainty exists, we are required to draw attention
in our auditor’s report to the related disclosures in the financial statements or, if such
disclosures are inadequate, to modify our opinion. Our conclusions are based on the audit
evidence obtained up to the date of our auditor’s report. However, future events or conditions
may cause the Company to cease to continue as a going concern.
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+ Evaluate the overall presentation, structure and content of the financial statements, including the
disclosures, and whether the financial statements represent the underlying transactions and
events in a manner that achieves fair presentation in accordance with accounting principles
generally accepted in Japan.

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

We also provide the Executive Director with a statement that we have complied with the ethical
requirements regarding independence that are relevant to our audit of the financial statements in
Japan, and to communicate with them all relationships and other matters that may reasonably be
thought to bear on our independence, and where applicable, actions taken to eliminate threats or
safeguards applied to reduce threats to an acceptable level.

Fee-related Information

The fees for the audits of the financial statements of Star Asia Investment Corporation and other
services provided by us and other EY member firms for the six months period ended January 31,
2026 are 14 million yen and 7 million yen, respectively.

Interest Required to Be Disclosed by the Certified Public Accountants Act of Japan

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

Ernst & Young ShinNihon LLC
Tokyo, Japan

May 28, 2026

Yoichi Tsukimoto
Designated Engagement Partner
Certified Public Accountant

Hiroto Inoue
Designated Engagement Partner
Certified Public Accountant
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