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This is Tokyu's non-exhaustive, brief summary of the Q&A. Any statement other than a statement of
historical or current fact contained herein is a forward-looking statement and involves risks and

uncertainties. Please note that actual results, etc. may change due to various factors.

*The main speakers are our representative in our office in Vietnam

Q1. What will be your operating revenue and operating profit when the long-term

Al.

Q2.

A2.

development plan through 2045 (supply of a cumulative total of 18,000 units by
2040 in the condominium sales business and development of 500,000 m2 by
2045 in the leasing business) is achieved?

As this is a long-term project involving uncertainty, we will refrain from commenting
on the future level of profit here; however, since the increases in real estate prices
contribute to our financial results, we can continue to expect considerable profit
growth in the future. Under our business model, we can increase the value of real
estate by undertaking development ourselves and improving the value of areas.
Economic conditions in Vietnam also suggest continuous growth. Economic
conditions in Vietnam also suggest continuous growth driven by continued inflation
can be expected. Accordingly, we believe that revenue and profit will both continue

trending up in the future.

What is your target or hurdle rate of return on your investment for the
condominium sales business and the leasing business respectively under your
long-term development plan through 2045?

Return varies from project to project, but in our condominium sales business in
Binh Duong New City, we generate a gross margin of around 30%. We believe we
can continue securing a certain profit margin in the future due to rising real estate
prices. The leasing business is considered as a necessary business to drive
medium-to-long-term, wide-area development and promote the condominium sales
business and to achieve population retention. We see the current phase as one of

the upfront investments to drive the business in the long term.



Q3.

A3.

Q4.

A4.

Please give details of your hurdle rate and equity IRR for each business. Which
indices should be used to judge the success of your overseas business, etc.?

We will refrain from commenting on the project's total return; however, on entering
the Vietnam market, we verified commercial viability in light of our own standards
before proceeding. As for returns on individual projects, we have specific standards
for overseas business and generate higher returns than we do in our domestic
business. In Binh Duong New City, some recent transactions of land-use rights
have resulted in prices several times higher than when Tokyu acquired them, and
we believe that there is a reasonable amount of unrealized gains. Additionally, back
in 2012 when we invested in the projects, the yen was very strong, and the impact

of exchange rates alone has given rise to considerable unrealized gains.

(From IR manager)

Any significant investments in the overseas business are reviewed in meetings at
Tokyu Corporation before decisions are made. Business is implemented following
verification that individual projects meet standards specified by Tokyu Corporation.
Under the current Medium-term Management Plan, Tokyu has adopted ROA as an
indicator for asset efficiency. The ROA of our Vietnam business overall falls short of
the companywide target of 4% since we purchased a considerable amount of land
use rights at the outset and some of the land has yet to be developed in Binh
Duong New City. However, given that the pace of development will accelerate and
that we have considerable unrealized gain, we expect ROA to exceed the

companywide target in the future.

Does Tokyu's overseas business model consist of investing in and developing
areas where real estate prices are low at the outset but are expected to
improve, as exemplified by Binh Duong New City and the area in Australia?

Rather than an overseas business model, it is Tokyu Corporation's DNA; wide-area
development from a long-term perspective is Tokyu's deeply rooted characteristic.
One of Tokyu's strengths not found in other real estate companies is a business
model that allows it to enhance the value of purchased land through long-term
ownership and development. Starting with the development of Senzoku and Den-
en-chofu 100 years ago, and the development of the Tokyu Tama Den-en-toshi area
from the 1950s, Tokyu has excelled at wide-area development from a long-term
perspective through local consensus building. Likewise in Vietnam, although we are
not operating a railway, we intend to demonstrate our unique business knowhow in

long-term, wide-area development.



Q5.

A5.

Q6.

AG.

The growth potential of Vietnham as a country was seen, but, given the current
business scale, it is difficult to evaluate the Vietham business as a growth
driver for Tokyu. Since the business has enough growth potential, | feel you
should allocate more management resources to it. What is your view?

Does the local side feel that the scale of investment in Vietham set forth in the
Medium-term Management Plan (180 billion yen over 10 years *including
reinvestment of returns) is sufficient?

It has been 12-13 years since the establishment of BECAMEX TOKYU and, in the
last few years, development has at last picked up pace and a structure for driving
the business has been put in place. And this time, for the first time, the Medium-
term Management Plan includes a commitment for investment in Vietnam, giving a
strong sense of determination to expand the Vietnam business. Given the difficulty
in Vietnam of capturing good business opportunities, including purchasing land and
selecting good partners, we on the local side believe it is important to secure good
projects so that Tokyu can invest. In this sense, we currently feel blessed to have

excellent partnerships and the opportunity to expand the business.

(From IR manager)

We really appreciate your recognition of the business potential. Our members
working on the frontline in the Vietnam need to leverage achievements to date in
future business expansion as one of their missions. From a companywide
perspective, we believe that we also need to be cautious with new projects.
Teaming up with good local partners as we did for Binh Duong New City and The
Nexus is also important for driving business, and we will make decisions based on

consideration of a wide range of factors.

Is there a structure for sustainable business promotion such as securing
human resources who can be stationed at overseas bases?

Recently, the number of employees interested in our overseas business is growing.
Furthermore, the Vice President of Tokyu Development, which is mainly responsible
for projects in Ho Chi Minh City, is a locally hired Vietnamese citizen. He is a Tokyu
employee born and bred in Vietnam who has already worked for the company for 12
years. BECAMEX TOKYU and BECAMEX TOKYU Bus have around 500 employees,
most of whom have been hired locally. In addition to employees transferred from
Japan, the number of local employees has also increased, and we have built a

structure for driving business in Vietnam on an ongoing basis.
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Q7.

AT.

Qs.

A8.

What is the extent of growth in foreign companies setting up offices in Ho Chi
Minh City?

FDI is growing steadily. While it is difficult to answer your question quantitatively, in
terms of offices, many global IT companies seem to have bases in Vietnam.
Vietnam has a high number of IT engineers compared with other Southeast Asian

countries and, for this reason, IT companies are moving into Vietnam.

Vietnam is also expected to see decline in its birth rate in the long term. How
do you envision development in the future?

Vietnam's population pyramid shows that the working age population will likely
increase until 2045. We believe that the country's demographics will remain
favorable for some time. In Binh Duong New City, we are conducting business from
a long-term perspective but our Vietnam business operations outside Binh Duong
New City, for example, in Ho Chi Minh City, are based on a time horizon of around
10 years maximum, and we currently estimate that we can recoup our investment
by 2045, when Vietnam's population is set to peak. However, we intend to take
changes in social issues into consideration in our business activities, using our
business operations in Japan, which has already passed peak population, as a

reference.



