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Five-Year Financial Summary

/EON MALL Co., Ltd. and its subsidiaries
Consolidated fiscal year ended February 29, 2016

For the year:
Operating revenue
Operating income
Net income
Capital expenditures
Depreciation and amortization
Operating cash flows
Investing cash flows
Financing cash flows

Free cash flows

Per share data (yen and U.S. dollars):
Net income

Cash dividends

At year-end:
Total assets
Total equity

Interest-bearing debt

Ratio:
Equity ratio (%)
ROE (Return on equity) (%)
ROA (Ratio of net income to total assets) (%)
ROIC (Return on invested capital) (%)
Debt-equity ratio (times)
PER (times)

PBR (times)

Thousands of

Millions of Yen U.S. Dollars (ote)
2011 2012 2013 2014 [ o015 |

¥150886  ¥161,427  ¥176931  ¥203900  ¥229754  $2,021,777
40,656 41,743 42,207 41,872 43,870 386,051
20,355 21865 23430 24513 24,639 216,822
73,044 53536 114,859 181953 174,055 1,531,634
20,739 21,621 23045 29574 32,088 282,371
23248 63,226 44,382 76,152 61,785 543,698
68,323) 69,751) @7143) (127505 (146332  (1,287,688)
25,889 35,493 17232 54,004 73,446 646,306
(45,075) 6,525) 2,761) (51,353) (84,547) (743,989)

Y 11237 ¥ 10073 ¥ 10696 ¥ 10758 ¥ 10843 § 095
21,00 2200 2200 22,00 22,00 0.19
¥543761  ¥630,887  ¥750245  ¥000957  ¥O74970  $8579462
194,474 217,776 298,526 332,536 339,849 2,990,577
179911 220,146 190,366 253,798 334,406 2,042,682
356 34.1 389 36.4 342 —

110 107 92 79 75 —

38 37 34 30 26 —

— — — 49 45 —

093 102 065 077 10 —

164 190 263 215 14.8 —

17 19 22 16 14 —

Note: For the convenience of readers, the value in U.S. dollars is calculated with the estimated exchange rate as of February 29, 2016 at 113.64 yen to the dollar.
* Because of a revision to the accounting period, fiscal 2012 had a period of 12 months and eight days, specifically starting on February 21, 2012 and ending on February 28, 2013.
* AEON MALL issued 23,500,000 new shares on June 19, 2013 and 2,500,000 new shares on July 12, 2013.

On August 1, 2013, AEON MALL executed a 1.1-for-1 split of common shares.

Accordingly, net income per share has been calculated on the assumption that the share split took place at the beginning of fiscal 2012.
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Reference Information on the Financial Analysis of AEON MALL

Income and expenditure structure of
the shopping mall business

The revenue base of AEON MALL is rent income from tenants
that open stores at its malls, which is a form of rent income
from real estate. The rent income of real estate consists of fixed
rent income that is immovable and percentage-based rent
income that fluctuates in line with changes in sales of tenants.

In percentage-based rent income, the operating revenue
of AEON MALL increases along with a rise in tenants’ sales. In
addition, because the company sets guaranteed minimum
sales in many cases to hedge the risk when sales are sluggish,
the impact of the decline in tenants’ sales on operating
revenue is limited.

AEON MALL has also adopted a system to receive the
purchase prices of customers at tenant stores as their sales,
and return the amount in installments to tenants after subtracting
rent and expenses. With this system, AEON MALL avoids the
risk that accounts receivable could become bad debts.

Operating costs include personnel expenses for
employees stationed at malls on a permanent basis, facility
maintenance costs, utilities expenses, rent payable to land and
building owners, and the depreciation of mall facilities. Of
these, the items that account for a large share of about 40% of
operating revenue are rent payable, which is a real estate cost,
and depreciation.

AEON MALL Earnings Structure (FY 2015)
Fixed income Percentage-based income
53.2% 46.8%
Operating costs -

71.1%
SG&A expenses Operating income
9.8% 19.1%

Types of mall holdings and their impact on
financial statements

When securing the land and building essential for
developing a shopping mall, AEON MALL selects from the
following four types, taking into account each individual
situation. This selection appears as a significant difference
on the balance sheet.

H (1) Leasing land and owning the building

The basic approach to developing a mall is to lease land from
the land owner and build a building that AEON MALL will own.
In this case, the majority of the investment amount is recorded
as buildings and structures and furniture and fixtures on the
balance sheet.

H (2) Owning both land and the building

During the negotiation process, the company sometimes
decides to build a building that it will own after acquiring the
land from the land owner. In this case, although the company
will be able to carry out the project uninhibited, the investment
amount will increase, and the company will face the risk that
land price could decline. The majority of the investment
amount is recorded as assets such as land, buildings and
structures, and furniture and fixtures.

H (3) Leasing both the land and building together

When AEON MALL leases the land and building together
because the land owner effectively owns them for the purpose
of using an old factory site or some other reason, the company
pays a construction assistance fund to the owner for the
structure that is held by the owner. The construction
assistance fund are recorded as an asset as lease deposits
paid together with lease deposits, and returned to the
company in installments during the term of the lease.

When AEON MALL owns both the land and building in (2),
the company actively promotes the securitization of real estate
by transferring the land and building to a listed REIT or a private
placement fund and leasing them back together. AEON MALL
concludes a contract with the REIT, the owner of the land and
buildings, to continue management and operation just as it did
before the transfer and pays lease deposits. The lease
deposits are recorded as lease deposits paid. While the REIT
will earn stable income because the rent is fixed, AEON MALL
will benefit from additional income generated by operation.

H (4) Providing only property management

If the land and the building are owned by the owner, AEON
MALL provides only the operation and management know-how
(property management). In this case, AEON MALL will receive
fees for only operation and management, and is able to avoid
business risks and the risks involved with holding assets.

In the case of (1) through (3) above, AEON MALL receives
lease deposits from tenants and records them as lease
deposits from lessees in liabilities of the balance sheet. The
lease deposits from lessees are based on six month’s rent and
the estimated amount of expenses to restore the property to
its original state.

Types of mall holdings as of February 29, 2016

Type of mall holdings Number of malls | Gross profit margin
Owning the land/owning the building 13 38.8%
ml_rerzasing the land/owning the building 24 39%
Leasing the land/leasing the building 33* 30.7%
m(’);)ntracting PM 74 2%

* Includes 21 securitized properties
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Financial Review of the Fiscal Year ended February 29, 2016

Content of Business and the Scope of
Consolidation

AEON MALL Co., Ltd. (“the company”) is a core company that
engages in the developer business of the AEON Group, of
which AEON Co., Ltd. is the parent company. The company is
a commercial developer that comprehensively operates malls
in all areas from the development and leasing of shopping
malls to the management and operation after opening.

The AEON MALL Group (“the Group”), of which the
company is the parent company, carries out the shopping mall
business in Japan and overseas. It also rents out stores at its
malls to general tenants and AEON Group companies.

In the consolidated settlement of accounts for the fiscal
year ended February 29, 2016, the company and its 34
consolidated subsidiaries and two equity-method affiliates
were included in the scope of consolidation.

Overview of Business Performance

H Business environment

During the fiscal year under review, the Japanese economy
showed some positive signs, such as improvements in corporate
earnings and employment conditions. However, the future
outlook remained uncertain, due in large part to concerns about
the deceleration of the economy in China and other parts of the
world. Although personal consumption has picked up in some
areas, consumer spending on a whole has remained stagnant.

Meanwhile in China, personal consumption continued to
exhibit double-digit growth, while GDP followed on a downward
trend. The Chinese government also shifted to growth driven by
domestic demand, launching a plan in November 2015 to double
the national income from the 2010 level by the year 2020.

In this environment, the Group opened five new malls and
renovated 12 existing malls in Japan by pushing forward with the
development of concept malls in line with regional characteristics.

In China and the ASEAN region, the Group strived to
further improve its ability to attract customers at existing malls.
It also opened six new malls in China, one mall in Indonesia,
and one mall in Vietnam.

H Operating revenue and gross profit

Operating revenue increased 12.7% year on year, to ¥229,754
million. The strong performance of some of the existing malls
overseas and the opening of 13 new malls in Japan and other
countries contributed to the significant double-digit increase in
revenue. Because operating costs increased 15.5% year on
year in relation to the expansion of the business scale, gross
profit rose 6.2% year on year, to ¥66,317 million. The gross
profit margin was 28.9%.

Operating revenue

(Millions of Yen)
240,000
203,902 229,754
150,886 161427 170591
120,000
0
2011 2012 2013 2014 2015 (FY)
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H Operating income

As a result of a 9.1% year-on-year rise in selling, general and
administrative expenses, operating income increased 4.8% year
on year, to ¥43,870 million, recovering from the income decline in
the previous fiscal year and hitting a record high. The operating
income margin was 19.1%.

Growth in operating income has been slowing since the
fiscal year ended February 28, 2013 because selling, general and
administrative expenses continued to increase as prior costs
associated with the promotion of growth measures. In the fiscal
year under review, growth in selling, general and administrative
was restrained because the strengthening of the organization in
Japan and oversees had run its course. This in turn helped to
boost income.

Operating income/Operating income margin

Il Operating income -@- Operating income margin

(Millions of Yen) (%)
60,000 26.9 259 28
45,000 .\.\2369 41,872
BU0 gesg M43 42,207 43870
205 19.1

30,000 14
15,000

0 0

2011 2012 2013 2014 2015 )

H Profit before income taxes and net income

As a result of recording other income and expenses, such as
interest expenses, gains on the sales of non-current assets due
to the transfer of assets to REITs, losses on the retirement of
non-current assets associated with the renovation of existing
malls, and expenses related to the closure of AEON MALL
Neyagawa (Osaka Prefecture) and AEON MALL Fujiidera (Osaka
Prefecture) that are to be scrapped and built, profit before income
taxes declined 3.1% year on year, to ¥41,037 million.

Net income after subtracting income taxes and minority
interests in net income from profit before income taxes was
¥24,639 million, up 0.5% year on year, and net income per share
was ¥108.43.

Net income per share

(Millions of Yen)
120
= 11237 10973 10696 107.58 108.43

2011 2012 2013 2014 2015 (FY)
(Plan)

* AEON MALL issued 23,500 thousand new shares on June 19, 2013 and 2,500
thousand new shares on July 12, 2013.
On August 1, 2013, AEON MALL executed a 1.1-for-1 split of common shares.
As aresult, the net income per share has been calculated on the assumption
that the share split took place at the beginning of fiscal 2012.



Performance by Segment

B Domestic Business

In the domestic business, operating revenue increased 8.8%
year on year, to ¥214,006 million, and operating income rose
6.4%, to ¥49,322 million.

In Japan, we opened five new malls. All were concept
malls developed based on unique ideas that took into account
the location and characteristics of the market area.

Existing malls made efforts to increase their ability to
attract customers by holding sales promotion projects in line
with social events and holding their own events. In addition, 11
malls conducted renovations by replacing tenants, while AEON
MALL Chikushino (Fukuoka Prefecture) conducted renovations
that involved floor expansion. Chikushino also introduced new
tenants and updated 182 stores, or 90% of all stores, through
the relocation and remodeling of existing tenants. Sales
increased significantly by 50% year on year, while the leasable
area expanded 16%.

H Overseas Business

The Group regards China and the ASEAN region as an area that
will become a future growth driver, given expectations for the
expansion of the suburban market associated with progress in
motorization and an increase in middle-income earners.
Although they are still in the stage of prior investment are not able
to contribute to profits, both existing and new malls are making
progress as planned towards getting on the path to growth.
China Business

The China business recorded operating revenue of ¥11,506
million, an increase of 89.7% year on year. However, it
recorded an operating loss of ¥4,448 million, compared with
an operating loss of ¥3,529 million in the previous fiscal year.

In the fiscal year under review, we opened six malls,
including AEON MALL Suzhou Yuanqu Hudong and AEON
MALL Wuhan Jingkai, flagship malls in the area for which the
land and building are owned by the company, AEON MALL
Guangzhou Panyu Square, the first mall in Guangdong
Province, and AEON MALL Suzhou Xinqu, the third mall in
Jiangsu Province, bringing the total number of malls in China to
12. All the new malls performed well, and sales at Suzhou
Yuanqu Hudong, which opened May 2015, are showing a
double-digit increase compared to that of the plan. At Wuhan
Jingkai, which opened December 2015, sales during the period
of the Lunar New Year were the highest of the China business.
ASEAN Business
In the ASEAN business, operating revenue increased 257.2%
year on year, to ¥4,241 million, and an operating loss came to
¥1,013 million, compared with ¥944 million in the previous
fiscal year.

In the fiscal year under review, we opened AEON MALL
BSD CITY (Tangerang, Banten), the first mall in Indonesia, and
AEON MALL Long Bien (Hanoi), the third mall in Vietham and
the first mall in the Hanoi area. This brought the total number
of malls in the ASEAN region to five.

With the number of visitors to BSD CITY in the first 10
months after it opened reaching 10 million and those to Long
Bien in its first six months reaching 5 million, both malls made
a good start.

Operating revenue by segment (Millons of yen)

FY2/2015 FY2/2016

Consolidated 203,902 229,754
m[;émestic Business 196,650 214006

China Business 6,065 11,506
mAiéEAN Business 1,187 a4

Operating income (loss) by segment (Millons o yen)

FY2/2015 FY2/2016

Consolidated 41,872 43,870
m[;émestic Business 46,346 2932

China Business 13,529 N\4,448
m(;cimsolidated A944 21013

Analysis of Financial Position

H Assets

Total assets stood at ¥974,970 million, up ¥74,012 million from
the end of the previous fiscal year. This was chiefly attributable
to an increase of ¥64,896 million in property, plant and
equipment due to the opening of new malls and the prior
acquisition of land for development in the future and an
increase of ¥17,137 million in long-term prepaid expenses due
to the acquisition of land-use rights in China.

Total assets

(Millions of Yen)
1,000,000
900,957 974,970
759,245
750,000 630,887
543,761
500,000
0
2011 2012 2013 2014 2015 (FY)

H Liabilities

Total liabilities stood at ¥635,120 million, up ¥66,699 million from
the end of the previous fiscal year. This was mainly due to a
¥42,268 million increase in long-term loans payable (including the
current portion of long-term loans payable) and a ¥30,000 million
increase in bonds (including the current portion of bonds).

Interest-bearing debt increased ¥80,607 million from the
end of the previous fiscal year, to ¥334,406 million. The
debt-equity ratio was 1.0, staying at a level of 1 time or less,
which the Group regards as a soundness indicator.

Interest-bearing debt/Debt-equity ratio

M Interest-bearing debt -@- Debt-equity ratio

(Millions of Yen) (Times)
360,000 334,406 15
220,146
270,000 )

T s 10 233,798 100 10

180000 179911 w%ﬁ/. 7
°70.65 ' 05

90,000

0 0
2011 2012 2013 2014 2015 )
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H Net Assets

Net assets totaled ¥339,849 million, up ¥7,313 million from the
end of the previous fiscal year. This was primarily attributable
to an increase in retained earnings due to the recording of net
income and a rise of ¥7,725 million in foreign currency
translation adjustment.

The equity ratio was 34.2%, staying at 30% or more,
which the Group regards as a soundness indicator.

Owner’s equity/Equity ratio

Il Owner’s equity -@- Equity ratio
(Millions of Yen) (%)
450,000 38.9 40
35.6 ° 36.4 =
— \332.536\3 ‘12339 848
300,000 298,526 ’ ’ =
104,474 211776 2
150,000
- 10
0 0
2011 2012 2013 2014 2015 (FY)
ROA/ROE
-e- ROA -#- ROE
(%)
12 10 107
92
4 3.8 37 34
L — "o A \2‘6
0
2011 2012 2013 2014 2015 (R0}

Analysis of Cash Flows

m Cash flows from operating activities

Net cash provided by operating activities amounted to ¥61,785
million, declining ¥14,366 million from the previous fiscal year.
The primary factor for this decline was a decrease in deposits
received from specialty stores of ¥14,876 million due to the fact
that the return of deposits received from specialty stores was
postponed to the fiscal year under review because the last day of
the previous fiscal year was a non-business day for banks. When
this factor is excluded, the substantive cash flows from operating
activities would have increased from the previous fiscal year.

Cash flows from operating activities

(Millions of Yen)
£0.000 76,152
60,000 63,226 61,785
44,382

40,000
20,000 23,248

0

2011 2012 2013 2014 2015 (FY)
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H Cash flows from investing activities

Net cash used in investing activities stood at ¥146,332 million,
increasing ¥18,827 million from the previous fiscal year. The
major factors for this increase were the proceeds from the sale
of property, plant and equipment of ¥55,442 million due to
transfer to REITs, the purchase of property, plant and
equipment of ¥19,415 million due to payments for equipment at
AEON MALL Kisarazu (Chiba Prefecture), AEON MALL
Tamadaira Woods (Tokyo), and AEON MALL Okinawa Rycom
(Okinawa Prefecture), and the purchase of long-term prepaid
expenses of ¥12,899 million for land-use rights overseas.

Cash flows from investing activities

(Millions of Yen)

0
-40,000

-47,143
80000 -68,323  -g9,751
-120,000
-127,505
-160,000 -146,332
2011 2012 2013 2014 2015 (FY)

H Cash flows from financing activities

Net cash provided by financing activities was ¥73,446 million,
up ¥18,451 million from the previous fiscal year. This was
chiefly attributable to proceeds from issuance of bonds of
¥30,000 million (net amount after offsetting redemption of
bonds), short-term bank loans and commercial papers of
¥8,440 million, and the proceeds from long-term loans payable
of ¥43,654 million (net amount after offsetting repayments of
long-term loans payable).

As aresult of taking into account the effect of exchange
rate fluctuations and other factors, cash and cash equivalents
as of February 29, 2016 amounted to ¥53,652 million, down
¥13,569 million from February 28, 2015.

Cash flows from financing activities

(Millions of Yen)
80,000
73,446
60,000
- 54,994
40.000 35,493
25,889

20,000 17,232

0

2011 2012 2013 2014 2015 v



Basic Policy on Income Distribution and
Dividends for Fiscal Years Ended February
29, 2016 and Ending February 28, 2017

AEON MALL considers the return of profits to shareholders
through the expansion of its earnings power to be a key
management priority. The company’s basic policy on income
distribution emphasizes the maintenance of steady dividend
payments to shareholders, while the company determines
dividends by considering the demand for the investment funds
needed to enhance the business structure and strengthen the
operating base.

Taking these factors into account, the company paid
annual dividends of ¥22 per share (interim dividends of ¥11
and year-end dividends of ¥11). The consolidated dividend
payout ratio will be 20.3%. The company plans to pay annual
dividends of ¥27 per share for the fiscal year ending February
28, 2017, up ¥5 from the fiscal year under review. The
consolidated dividend payout ratio is forecast to be 22.7%.

As for the consolidated financial results for the fiscal year
ending February 28, 2017, we expect operating revenue to
increase 21.9%, to ¥280 million, operating income to rise 6.0%,
to ¥46.5 million, and net income attributable to owners of
parent to climb 9.6%, to ¥27 million.

Dividend per share/Consolidated dividend payout ratio

M Dividend per share -@- Consolidated dividend payout ratio

(Yen) (%)
24 30
21.00 22.00 22.00 22.00 22.00
20.6 204
16 20
= 0. 18.7 ‘{0 O 20.3 =

oo
S

2011 2012 2013 2014 2015 (FY)

Outlook for the Fiscal Year Ending
February 28, 2017

m Domestic Business

In the fiscal year ending February 28, 2017, we plan to open six
malls, including AEON MALL Sakai Teppocho (Osaka
Prefecture) that opened in March 2016. We will conduct
large-scale renovations at 21 existing malls, and enhance our
earnings power through measures such as by holding events
in cooperation with companies and local governments and
responding to inbound demand.

We will also work to expand earnings in the fashion
buildings business of OPA Co., Ltd., which became a
subsidiary on March 1, 2016. OPA manages and operates
fashion buildings in midtown areas and has a complementary
relationship in development and leasing with the company,
which operates large shopping malls mainly in the suburbs.
We will strengthen the development, management, and
operation of urban stores as part of the shift to downtown
areas, one of the Group strategies, by integrating the expertise
of both companies.

H Overseas Business

In the fiscal year ending February 28, 2017, we plan to promote
the opening of dominant malls in each area, and put 10 of our
17 malls into the black by further improving the operation of
malls, which is one of the strengths of the company.

China Business

Although we only plan to open one mall in the fiscal year
ending February 28, 2017, we have already started to build
seven malls and will work to develop properties in four main
areas: Beijing and Tianjin, Jiangsu Province and Zhejiang
Province, Hubei Province, and Guangdong Province. At the
same time, we will strive to improve expertise in managing and
operating the existing malls to expand earnings.

ASEAN Business

We will open AEON MALL Binh Tan (Ho Chi Minh City), the fourth
AEON MALL in Vietnam and the third one in the Ho Chi Minh
area. In Vietnam, Cambodia, and Indonesia, we will take steps to
expand earnings at our existing malls and open new facilities.

Outlook for FY2/2017
FY2/2016 FY2/2017 | Year-on-year
Results Forecasts (%)
Operating revenue (billion yen) 229.7 280.0 121.9
m(;;)erating income (billion yen) 43.8 46.5 1060
Net income (billion yen) 24.6 27.0 109.6
Net income per share (yen) 108.43 119.94 N
Capital expenditures (billion yen) 187.3 150.0 80.1
m[;épreciation (billion yen) 32.0 40.0 1250
Dividend per share (yen) 22.00 27.00 —
WC’(’JnsoIidated dividend payout ratio (%) 20.3 22.7 N
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