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-- Amid a difficult business environment, it may take sone tine for ORI X
JREIT (QR) to inprove its financial profile to a level that would support an
upgr ade.

-- W are revising the outl ook on our long-termissuer credit rating on QIR
to stable frompositive

-- W are also affirnmng our long- and short-termissuer credit ratings on
the company, based on our opinion that QJRwill |ikely keep generating stable
profits and naintain a relatively high asset quality.

TOKYO (Standard & Poor's) June 11, 2009--Standard & Poor's Ratings Services
today revised its outlook on the long-termissuer credit rating on ORI X JREIT
Inc. (QWR) to stable frompositive. The outl ook revision reflects Standard &
Poor's view that it may take sone tine for the conpany to inprove its
financial profile to a level that would support an upgrade, follow ng the
conpany's announcenent that it is forecasting weaker profit amid a difficult
busi ness environment, especially in financing. At the same time, Standard &
Poor's affirmed its long- and short-termissuer credit ratings on the company
at '"A-' and 'A-2', respectively. The outl ook assesses the potential direction
of along-termrating over the nmediumterm (typically six nonths to two
years).
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Standard & Poor's has been scrutinizing whether QIR could reinforce its
financial profile, which is considered weak relative to its business profile,
while it inplements a clearer investnent policy. QJR s financial policy is to
mai ntain the conpany's debt-to-capital ratio between 40% and 50% In the 13th
and 14th fiscal terms (from March 1, 2008, through Feb. 28, 2009), QIR s
debt-to-capital ratio (total debt/total debt+ net assets, according to
Standard & Poor's definition) was approxi mately between 46% and 47% Until
equity narkets recover, the ratio may hover at the higher end of the conpany's
financial policy. In addition, there is a possibility that earnings my
decline, as QIR announced, due to the weak outlook for the rental property
mar ket. An upgrade would require the conpany to clearly inprove its financial
profile. However, it may take some time for the company to inprove its
financial profile, such as interest coverage, capital structure, and
profitability, am d the current difficult business environment.

QIR has established a property portfolio of about ¥277.6 billion (based
on purchase price) as of May 31, 2009, and enjoys high recognition in the
market as a diversified REIT, backed by the strong brand power of its sponsor
ORI X Corp. (A-/Negativel/--). The average occupancy rate of the portfolio stood
at about 97.4% and the portfolio generates stable cash flow As a result of
the acquisition and sale of properties in the portfolio, the quality, property
age, and diversity have all been inproved. QIR has converted all of its debts
i nto unsecured debts, which is helping to inprove its financial flexibility.

The affirmation of the rating and outlook revision to stable is based on
Standard & Poor's expectations that QJR will generate stable profits, while
mai ntai ning relatively high asset quality supported by its sponsor-rel ated
conpani es. An upgrade woul d require the conpany to inplenent a clearer
i nvestment policy while reinforcing its financial profile, which is considered
weak relative to its business profile, as it maintains steady external grow h.
Gven arise in AR s debt-to-capital ratio and potential downward pressure on
its rental incone amid a difficult business environnent, Standard & Poor's
will scrutinize any inprovenents in QJR s financial profile

A Japanese- | anguage version of this nedia release is available on
Standard & Poor's Research Online at www. researchonline.jp, or via CreditWre
Japan on Bl oonberg Professional at SPCI] <@GO>. Conplete ratings information is
avai l abl e to RatingsDirect subscribers at ww ratingsdirect.com Al ratings
affected by this rating action can be found on Standard & Poor's public Wb
site at www. st andardandpoors. com sel ect your preferred country or region
then Ratings in the left navigation bar, followd by Find a Rating.
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