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Translation of Japanese Original 

 

August 27, 2015 

To All Concerned Parties 
REIT Issuer:  
 Kenedix Retail REIT Corporation 
 Representative: Akihiro Asano, Executive Director 
  (Securities Code: 3453) 
   
Asse t  Manager:    
 Kenedix Real Estate Fund Management, Inc. 
 Representative: Ryosuke Homma, CEO and President 
 Contact: Koichiro Nobata, General Manager of 

Planning Department, Retail REIT Division   
 TEL: +81-3-5623-3868 

 

Notice Concerning Acquisition and Leasing of Assets 

 

Kenedix Retail REIT Corporation (“KRR”) announced today that Kenedix Real Estate Fund Management, Inc. 

(“Asset Manager”), the asset manager for KRR, has decided to acquire and lease assets as follows: 

 

1.  Overview of the Acquisition 

 

Property 

number 
Property name Location Type of acquisition 

Anticipated 
acquisition price 

(million yen) 

Estimated 

NOI yield 
(%) (Note) 

T-9 Super Viva Home Iwatsuki (Land) Saitama, Saitama 
Trust beneficiary interest 

in real estate 
4,815 4.3 

T-10 K’s Denki Shonan-Fujisawa (Land) 
Fujisawa, 

Kanagawa 

Trust beneficiary interest 

in real estate 
3,169 5.0 

T-11 Unicus Kamisato (Land) 
Kodama-gun, 

Saitama 
Trust beneficiary interest 

in real estate 
3,000 4.6 

T-12 Unicus Konosu (Land) Konosu, Saitama 
Trust beneficiary interest 

in real estate 
1,700 4.5 

T-13 
Inageya Yokohama Minamihonjuku 

(Land) 
Yokohama, 
Kanagawa 

Trust beneficiary interest 
in real estate 

1,442 4.5 

T-14 Gourmet City Chiba-Chuo Chiba, Chiba 
Trust beneficiary interest 

in real estate 
760 5.2 

O-5 Carino Esaka Suita, Osaka 
Trust beneficiary interest 

in real estate 
6,555 5.0 

O-6 COMBOX Komyoike Izumi, Osaka 
Trust beneficiary interest 

in real estate 
6,450 6.0 

O-7 Hankyu Oasis Hirakatadeguchi Hirakata, Osaka 
Trust beneficiary interest 

in real estate 
1,280 5.8 

O-8 Welcia Kishiwadakamori (Land) Kishiwada, Osaka 
Trust beneficiary interest 

in real estate 
487 4.5 

R-4 Ashico Town Ashikaga Ashikaga, Tochigi 
Trust beneficiary interest 

in real estate 
4,180 6.4 

R-5 Yorktown Shinden-Higashi Sendai, Miyagi 
Trust beneficiary interest 

in real estate 
3,252 5.9 

R-6 Kasumi Technopark Sakura Tsukuba, Ibaraki 
Trust beneficiary interest 

in real estate 
830 5.4 

Total - - - 37,920                                                                            5.2 

 

(1) Date of contract:  August 27, 2015 
(2) Anticipated acquisition date: October 2, 2015 (date of settlement and transfer) 

(3) Seller:  Please refer to “4. Seller’s Profile” for details 

(4) Acquisition funds:  The proceeds from the issuance of new investment units through the public offering which is to be 
 resolved in the KKR Board of Directors Meeting on August 27, 2015, and borrowings 

(5) Settlement method:  Payment in full at settlement 
 

(Note) The “estimated NOI yield” is calculated using the following formula: NOI yield = ((Revenues from the property to be acquired 
– Operating expenses of the property excluding asset custody fees + Depreciation expenses) ÷ Anticipated acquisition price 
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2.  Reasons for the Acquisition 

 

We are seeking to enhance and diversify our portfolio by acquiring 13 additional properties, based on KRR’s 

“Investment Targets and Policies” to invest primarily in neighborhood, community and other shopping centers that 

cater to the day-to-day needs of local area customers, which we believe will ensure both the growth and steady 

revenue-generation of our portfolio. The anticipated acquisition prices of each of the properties are lower than their 

appraisal values and hence are considered fair and reasonable. After the acquisition of the 13 additional properties, 

our portfolio will consist of 32 properties worth a total of 129.7 billion yen on an (anticipated) acquisition price 

basis. 

In addition, we select tenants based on an overall assessment of certain criteria, including the tenant category, credit 

standing, sector, use, leasing terms and conditions and the probability of tenant turnover. We believe the tenants for 

each of the 13 additional properties satisfy these criteria. 

3.  Details of the Properties to be Acquired 

Overview of individual properties to be acquired 

The following tables provide an overview of the properties to be acquired. Definitions of the terms used in the tables 

are provided below. 

 “Anticipated acquisition date” indicates the date KRR anticipates acquiring the relevant property. This is the 

date anticipated as of today and is subject to change based on the agreement between KRR and a Seller. 

 “Property type” indicates one of the following five types of retail properties: NSC (Neighborhood Shopping 

Center), SM (Supermarket), CSC (Community Shopping Center), Urban Station-Front SC (Urban 

Station-Front Shopping Center) and SS (Specialty Store). 

 “Type of acquisition” indicates the type of the asset KRR anticipates to acquire. 

 “Trustee” indicates the trustee of each acquired asset that is a trust beneficiary interest in real estate. 

 “Trust period” indicates the trust beginning date and trust maturity date set forth in the trust agreement for 

the trust beneficiary interest in the property. 

 “Location” indicates the residential address. For those properties without a residential address, the building 

or land address on the registry (one of the addresses for the properties that have multiple addresses) is 

shown. 

 “Form of ownership” of “Land” or “Building” indicates the type of rights in the property owned by KRR if 

KRR owns or anticipates to own such property, or indicates the type of trust beneficiary rights in the 

property owned by the trustee if KRR owns or anticipates to own such trust beneficiary rights. 

 “Land area” of “Land” is based on what is described in the registry and may not necessarily be identical 

with the actual figure. As for the properties in the form of compartmentalized ownership interests, the land 

area for the entire property is shown. 

 “Zoning” of “Land” indicates the type of zoning as set forth in Article 8-1-1 of the City Planning Act. 

 “Building coverage ratio” of “Land” indicates the ratio of the building area to the land area as set forth in 

Article 53-1 of the Building Standards Act or the upper limit of the building coverage ratio designated in the 

City Planning Act in accordance with the zoning. 

 “Floor-area ratio” of “Land” indicates the ratio of a building’s total floor area to the land size as set forth in 

Article 52-1 of the Building Standards Act or the upper limit of the floor-area ratio designated in the City 

Planning Act in accordance with the zoning. 

 “Gross floor area” of “Building” indicates the gross floor area of a building and is based on what is 

described in the registry (excluding annex buildings). As for properties in the form of compartmentalized 

ownership interests, the gross floor area for the entire building is shown. 

 “Date constructed” of “Building” indicates the registered completion date or the inspection date for 

completion of the building. 

 “Use” of “Building” is based on what is described in the registry. As for properties in the form of a 

compartmentalized ownership interest, the use for the part of the building acquired by KRR is shown. 

 “Structure/No. of floors” of “Building” is based on what is described in the registry. As for properties in the 

form of compartmentalized ownership interests, the structure and the number of floors for the entire 

property are shown. 
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 “Architect”, “Construction company” and “Construction confirmation authority” indicate those companies 

or institutions that provide relevant services to each of the properties. 

 “Master lessee” indicates the master lessee with which KRR has entered, or plans to enter, into the Master 

Lease Agreement. 

 “Type of master lease” indicates the types of master lease agreements concluded or to be concluded as of 

today, which include (i) the “pass-through type”, where the rent received by the lessor is in principle the 

same amount as the rent received by the master lessee from end tenants, and (ii) the “sublease type”, where 

a fixed amount of rent is received from the master lessee. 

 “PM” indicates the property manager with which a property management agreement has been or will be 

concluded. 

 “Sub-PM” indicates the sub-property manager with which a sub-property management agreement has been 

or will be concluded. 

 “PML” indicates the probable maximum loss that can arise from an earthquake and is based on an 

evaluation by Sompo Japan Nippon Koa Risk Management as of August 2015. KRR does not guarantee the 

accuracy of such evaluations. KRR/the Asset Manager has no conflict of interest with Sompo Japan Nippon 

Koa Risk Management. 

 “Anticipated acquisition price” indicates the transfer price of the property to be acquired and designated in 

each sale and purchase agreement (excluding the acquisition expenses, property taxes, consumption taxes 

and city planning taxes, and rounded down to the nearest million yen). 

 “Appraisal value” indicates the appraisal value described in each real estate appraisal report prepared by real 

estate appraisers, including Japan Real Estate Institute, The Tanizawa Sogo Appraisal Co., Ltd. and Daiwa 

Real Estate Appraisal Co., Ltd., as requested by KRR. The values are estimated by real estate appraisers at 

one point in time, and KRR does not give any representation or other assurance with respect to the accuracy 

or completeness of the appraisal values and other information they provide to us. 

 “Appraisal NOI yield” is calculated by dividing the appraisal NOI of each property by the anticipated 

acquisition price for each property and rounding the number to the first decimal place. The appraisal NOI 

for each of the properties to be acquired that is used in the calculation is as described in the appraisal report 

and is as of July 1, 2015. 

 “Collateral” indicates the overview of collateral that remains effective after the acquisition by KRR, if any. 

 “Number of tenants” indicates the number of tenants in each property as of the end of June 2015. As for 

building tenants, if a tenant leases multiple spaces in a building, each space is counted as one tenant. In a 

pass-through-type master lease, the number of end-tenants is shown in parentheses. In a sublease-type 

master lease, the number of master lessee is shown. 

 “Annual rent” indicates the amount obtained by multiplying the monthly rent agreed upon in the lease 

agreement with each tenant as of the end of June 2015 (including common area charges and excluding the 

rents for warehouses, which exclude consumption tax) by 12 and rounding down to the nearest thousand yen 

(any changes in lease agreement agreed upon by the end of June 2015 are reflected). 

 “Tenant deposits” indicates the total amount of tenant leasehold and security deposits stipulated in the lease 

agreement (excluding those for warehouses) for each property as of the end of June 2015, rounded down to 

the nearest million yen. 

 “Leased area” indicates the total leased area based on the lease agreement for each property as of the end of 

June 2015. As for the lease agreements for buildings, the leased area of warehouses and land are excluded. 

As for pass-through-type master leases, the leased area based on the lease agreements between the master 

lessee and the end-tenants as of the end of June 2015 is shown. As for sublease-type master leases, the 

leased area to the master lessee is shown. 

 “Leasable area” indicates the gross floor area (or land area in case of a land-only property) that KRR 

considers will be available to lease for each property. 

 “Occupancy rate” indicates the ratio obtained by dividing leased area by leasable area for each property to 

be acquired as of the end of June 2015, rounded to the first decimal place. 

 “Remarks” indicates the items that are believed to be important relating to rights and the use of each 

acquired property as well as the items that are believed to be important in terms of their impact on the 

appraisal value, profitability and possibility of disposition for each property, as of today. 
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T-9  Super Viva Home Iwatsuki (Land) 
Property name Super Viva Home Iwatsuki (Land) 

Anticipated acquisition date October 2, 2015 

Property type NSC 

Type of acquisition  Trust beneficiary interest in real estate 

Trustee Sumitomo Mitsui Trust Bank, Ltd. (planned) 

Trust period October 2, 2015 to the end of March 2036 (planned) 

Seller Sumitomo Mitsui Finance and Leasing Co., Ltd. 

Location 3-7-1 Funai, Iwatsuki-ku, Saitama, Saitama 

Land 

Form of ownership Proprietary ownership 

Land area 67,325.95 m2 

Zoning Quasi-industrial area (including Category I Residential Area, Category II Residential 

Area and Non-zoning area) 

Building coverage ratio 60% (partially 50%) 

Floor-area ratio 200% (partially 80%) 

Building 

Form of ownership - 

Gross floor area - 

Date constructed - 

Use - 

Structure/No. of floors - 

Architect - 

Construction company - 

Construction confirmation authority - 

Master lessee - 

Type of master lease - 

PM Kenedix Real Estate Fund Management, Inc. (planned) 

Sub-PM - 

PML - 

Anticipated acquisition price 4,815 million yen 

Appraisal value (as of) 5,210 million yen (July 1, 2015) 

Real estate appraiser The Tanizawa Sōgō Appraisal Co., Ltd. 

Appraisal NOI yield 4.3% 

Collateral None 

Lease summary (planned) 

 Number of tenants 1 

Annual rent Undisclosed (Note) 

Tenant deposits Undisclosed (Note) 

Leased area 67,325.95 m2 

Leasable area 67,325.95 m2 

Occupancy rate 100% 

Remarks ・An easement has been granted to a power company for installation of power 

transmission lines and other purposes on part of the land 

Others (Note) Undisclosed as KRR has not obtained lessee's consent 

Features of the property and overview of the trade area 

The underlying land for an NSC with a significant growth potential due to its convenient location 

1. Features of the property 

・ This land-only property opened in February 2013, combining a hardware store with a supermarket (grocery) and a food 

court. 

・ In addition to areas for daily conveniences, raw materials and gardening, this home center provides home renovation 

supplies that are a specialty of LIXIL Viva stores to better target consumers in the local area. 

・ The building and parking areas are both on the ground level, with roofing over a portion of the parking spaces to provide 

a comfortable shopping experience on rainy days. 

 

2. Overview of the trade area 

(1) Location and access 

・ National Route 16 is nearby, with Prefectural Route 325 to the northeast and Prefectural Route 48 to Koshigaya city 

immediately to the south, which allows the property to target the retail trade areas of the Iwatsuki region of Saitama city, 

Kasukabe city and the area to the north of Koshigaya city. 
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. 

(2) Characteristics of the trade area 

・ The surrounding retail trade area has a residential population of approximately 95,000 people within a three-kilometer 

radius and 269,000 people within a five-kilometer radius, according to the national census in 2010. 

・ Compared to the population in 2005, the residential population within a three-kilometer radius is 102.7% and the 

population within a five-kilometer radius is 101.3%. 

・ An area with high population density along the Tobu Noda Line that runs to the northwest provides a suburban market 

with many single-family houses. 

 

 
T-10  K’s Denki Shonan-Fujisawa (Land) 

Property name K’s Denki Shonan-Fujisawa (Land) 

Anticipated acquisition date October 2, 2015 

Property type SS 

Type of acquisition Trust beneficiary interest in real estate 

Trustee Sumitomo Mitsui Trust Bank, Ltd.  

Trust period June 29, 2007 to the end of March 2036 (planned) 

Seller Sumitomo Mitsui Finance and Leasing Co., Ltd. 

Location 1695-3 Kuzuhara Aza Takiyato, Fujisawa, Kanagawa 

Land 

Form of ownership Proprietary ownership 

Land area 15,578.58 m2 

Zoning Industrial area 

Building coverage ratio 60% 

Floor-area ratio 200% 

Building 

Form of ownership - 

Gross floor area - 

Date constructed - 

Use - 

Structure/No. of floors - 

Architect - 

Construction company - 

Construction confirmation authority - 

Master lessee - 

Type of master lease - 

PM Kenedix Real Estate Fund Management, Inc. (planned) 

Sub-PM Nippon Commercial Development Co., Ltd. (planned) 

PML - 

Anticipated acquisition price 3,169 million yen 

Appraisal value (as of) 3,410 million yen (July 1, 2015) 

Real estate appraiser The Tanizawa Sōgō Appraisal Co., Ltd. 

Appraisal NOI yield 5.0% 

Collateral None 

Lease summary (as of the end of June 2015) 

 Number of tenants 1 

Annual rent Undisclosed (Note) 

Tenant deposits 141,375 thousand yen 

Leased area 15,578.58 m2 

Leasable area 15,578.58 m2 

Occupancy rate 100% 

Remarks None 

Others (Note) Undisclosed as KRR has not obtained lessee's consent 

Features of the property and overview of the trade area 

The underlying land easily accessible by car, which is leased under a long fixed-term land lease for business purposes and has 

many years of remaining lease term 

1. Features of the property 

・ This land-only property houses a stand-alone store for K’s Denki, which opened in July 2008 adjacent to Prefectural 

Route 22, which spans Fujisawa city and the Yoda Bypass. 

・ The two-story building is elevated on pillars with a parking area that is capable of holding 461 vehicles. 
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・ The store is larger than the average K’s Denki store. More than ten years remain on a long-term fixed business lease with 

K’s Holdings Corporation. 

 

2. Overview of the trade area 

(1) Location and access 

・ The property is located in northern Fujisawa city, close to the border of the neighboring Ayase city. 

・ It faces Prefectural Route 22 and the Yoda Bypass, which connects to a wide area, giving the property a wide retail trade 

area from the east to the west. 

・ Many factories are located nearby, including one for Isuzu Motors, as well as a dense mixture of single-family homes and 

logistics and other facilities in the area. 

 

(2) Characteristics of the trade area 

・ The surrounding retail trade area has a residential population of approximately 6,000 people within a one-kilometer 

radius, 64,000 people within a three-kilometer radius, and 291,000 people within a five-kilometer radius, according to the 

national census in 2010. 

・ While the population density in the surrounding area is low, that density is growing as the retail area expands. 

・ The population has increased slightly in comparison to that of 2005, increasing to 102.3% within a one-kilometer radius, 

101.3% within a three-kilometer radius and 102.7% within a five-kilometer radius. 

・ Within a five-kilometer radius, the area holds an average market volume for a metropolitan suburb, making the location 

suited for stores like major home electronics wholesalers which can draw customers from a wide area. 

 

T-11  Unicus Kamisato (Land) 
Property name Unicus Kamisato (Land) 

Anticipated acquisition date October 2, 2015 

Property type NSC 

Type of acquisition Trust beneficiary interest in real estate 

Trustee Sumitomo Mitsui Trust Bank, Ltd. (planned) 

Trust period October 2, 2015 to the end of March 2036 (planned) 

Seller P&D Consulting Co., Ltd. (Note 1) 

Location 2272-1 Kamisato-machi Oaza Shichihongi, Kodama-gun, Saitama 

Land 

Form of ownership Proprietary ownership 

Land area 67,854.47 m2 

Zoning Quasi-industrial area 

Building coverage ratio 60% 

Floor-area ratio 200% 

Building 

Form of ownership - 

Gross floor area - 

Date constructed - 

Use - 

Structure/No. of floors - 

Architect - 

Construction company - 

Construction confirmation authority - 

Master lessee - 

Type of master lease - 

PM Kenedix Real Estate Fund Management, Inc. (planned) 

Sub-PM - 

PML - 

Anticipated acquisition price 3,000 million yen 

Appraisal value (as of) 3,010 million yen (July 1, 2015) 

Real estate appraiser The Tanizawa Sōgō Appraisal Co., Ltd. 

Appraisal NOI yield 4.6% 

Collateral None 

Lease summary (planned) 

 Number of tenants 1 

Annual rent 135,459 thousand yen (Note 2) 

and the annual amount of the property and urban planning taxes on the land 

Tenant deposits 70,417 thousand yen 
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Leased area 67,854.47 m2 

Leasable area 67,854.47 m2 

Occupancy rate 100% 

Remarks None  

Others (Note 1) "P&D" below refers to P&D Consulting Co.,Ltd. 

(Note 2) The amount obtained by multiplying the monthly rent from October 2015 

through September 2018 by 12 (property and urban planning taxes on the 

land are separately borne by lessees). Given the agreed rent hike beginning 

in October 2018, the amount obtained by multiplying the monthly rent in 

October 2018 and later by 12 is to be 140,834 thousand yen (property and 

urban planning taxes on the land are separately borne by lessees). 

Features of the property and overview of the trade area 

The underlying land for one of the largest retail properties in the Kamisato area, developed by P&D Consulting and 

comprising a cinema complex 

1. Features of the property 

・ This land-only property, opened in August 2007, is a neighborhood shopping center developed by P&D Consulting and is 

one of the largest retail properties in the Kamisato area, with a retail floor space area of approximately 13,000 m2 and a 

supermarket (grocery) as its core tenant. 

・ In addition, the property has approximately 45 tenants, including daily convenience stores such as drug stores, specialty 

discount retailers, bookstores, shoe stores and general sporting goods stores and service stores targeting local residents 

such as beauty salons, chiropractic offices, dental clinics and cultural classrooms, as well as a nine-screen cinema 

complex. 

・ The property is competitive due to its concentration of highly recognizable tenants and a cinema complex, which 

neighboring retail properties do not have. 

 

2.  Overview of the trade area 

(1) Location and access 

・ The property is located along Prefectural Route 23, which crosses the surrounding retail trade area from west to east. 

・ Two kilometers to the east, this road crosses National Route 462, a major roadway, and five kilometers to the east it 

crosses National Route 254, providing high accessibility by car from all directions. 

・ The store front is also wide and highly visible from the access road. 

 

(2) Characteristics of the trade area 

・ According to the national census in 2010, the surrounding retail trade area has a residential population of approximately 

55,000 people within a three-kilometer radius and 104,000 people within a five-kilometer radius. 

・ Compared to the population in 2005, the population in 2010 within a three-kilometer radius is 101.2%, and the population 

within a five-kilometer radius is 100.3%, showing an upward trend relatively strong for the surrounding area. 

・ The number of households has also grown to 109.1% within a three-kilometer radius and 109.4% within a five-kilometer 

radius. 

・ A relatively large population of people between the ages of 0 to 14 and 25 to 34 in the one-kilometer area surrounding the 

property indicates a strong customer base of families with young children. 

 

T-12  Unicus Konosu (Land) 
Property name Unicus Konosu (Land) 

Anticipated acquisition date October 2, 2015 

Property type NSC 

Type of acquisition Trust beneficiary interest in real estate 

Trustee Sumitomo Mitsui Trust Bank, Ltd. (planned) 

Trust period October 2, 2015 to the end of March 2036 (planned) 

Seller P&D Consulting Co., Ltd. 

Location 225-1 Kitashinjuku, Konosu, Saitama 

Land 

Form of ownership Proprietary ownership 

Land area 19,329 m2 (Note 1) 

Zoning Quasi-industrial area  

Building coverage ratio 60% 

Floor-area ratio 200% 

Building 

Form of ownership - 

Gross floor area - 

Date constructed - 
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Use - 

Structure/No. of floors - 

Architect - 

Construction company - 

Construction confirmation authority - 

Master lessee - 

Type of master lease - 

PM Kenedix Real Estate Fund Management, Inc. (planned) 

Sub-PM - 

PML - 

Anticipated acquisition price 1,700 million yen 

Appraisal value (as of) 1,730 million yen (July 1, 2015) 

Real estate appraiser The Tanizawa Sōgō Appraisal Co., Ltd. 

Appraisal NOI yield 4.6% 

Collateral None 

Lease summary (planned) 

 Number of tenants 1 

Annual rent 76,756 thousand yen (Note 2) 

and the annual amount of the property and urban planning taxes on the land 

Tenant deposits 39,903 thousand yen 

Leased area 19,329 m2 

Leasable area 19,329 m2 

Occupancy rate 100% 

Remarks ・ The land for this property is a substitutional land located in Konosu City 

Planning’s Kitashinshuku No.2 zone. The trustee’s interest in the land comprises 

the ownership in the original land and the right to use and earn revenues by 

using the substitutional land. The trustee plans to acquire the ownership in the 

land on the day following the announcement on the delivery of substitute 

property. 

Others (Note 1) This property is located on land that is currently subject to land replotting. 

As such, the land area is as set forth in the provisional land replotting 

certificate. 

(Note 2) The amount obtained by multiplying the monthly rent from October 2015 

through September 2018 by 12 (property and urban planning taxes on the 

land are separately borne by lessees). Given the agreed rent hike beginning 

in October 2018, the amount obtained by multiplying the monthly rent in 

October 2018 and later by 12 is to be 79,806 thousand yen (property and 

urban planning taxes on the land are separately borne by lessees) 

Features of the property and overview of the trade area 

The underlying land for one of the largest retail properties in the Konosu area developed by P&D Consulting 

1. Features of the property 

・ This land-only property opened in September 2010 and is a retail property developed by P&D Consulting and is one of the 

largest retail properties in the Konosu Area. 

・ The property is a typical neighborhood shopping complex with a retail floor space area of approximately 6,400 m2, and a 

supermarket (grocery) as its core tenant. 

・ Adjacent to the property are various street-level stores such as a hardware store, a major menswear store, a family 

restaurant and a shoe wholesaler, with this property as the most central among them. 

・ In addition to the supermarket (grocery), the complex has approximately 25 tenants, with daily convenience stores such as 

drug stores, specialty discount retailers and bookstores, and service stores focused on the local residents such as beauty 

salons, chiropractic offices and dental clinics. Sales revenues at the property as a whole have grown significantly in recent 

years. The stable operation of the supermarket, which occupies a large portion of retail floor space area, contributes to the 

stability of the property as a whole. 

 

2. Overview of the trade area 

(1) Location and access 

・ The property is located adjacent to National Route 17 (Nakasendo), the most heavily-traveled thoroughfare in the retail 

trade area, making it highly accessible by car. 

・ The property is also highly visible due to its wide store front. 
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(2) Characteristics of the trade area 

・ The population of the surrounding retail trade area is approximately 59,000 people within a three-kilometer radius and 

129,000 people within a five-kilometer radius, according to the national census in 2010. 

・ The population within the three-kilometer and five-kilometer radius decreased slightly between 2007 to 2010, but the 

number of households has grown to 102.8% within a three-kilometer radius and 104.2% within a five-kilometer radius. 

 

T-13  Inageya Yokohama Minamihonjuku (Land) 
Property name Inageya Yokohama Minamihonjuku (Land) 

Anticipated acquisition date October 2, 2015 

Property type SM 

Type of acquisition Trust beneficiary interest in real estate 

Trustee Sumitomo Mitsui Trust Bank, Ltd.  

Trust period March 31, 2015 to the end of March 2036 (planned) 

Seller Nippon Commercial Development Co., Ltd.  

Location 31-1 Minamihonjuku-cho, Asahi-ku, Yokohama, Kanagawa 

Land 

Form of ownership Proprietary ownership 

Land area 4,405.41 m2 

Zoning Category II Residential Area (partially Category I Residential Area) 

Building coverage ratio 60% 

Floor-area ratio 200% 

Building 

Form of ownership - 

Gross floor area - 

Date constructed - 

Use - 

Structure/No. of floors - 

Architect - 

Construction company - 

Construction confirmation authority - 

Master lessee - 

Type of master lease - 

PM Kenedix Real Estate Fund Management, Inc.(planned) 

Sub-PM Nippon Commercial Development Co., Ltd. (planned) 

PML - 

Anticipated acquisition price 1,442 million yen 

Appraisal value (as of) 1,460 million yen (July 1, 2015) 

Real estate appraiser Japan Real Estate Institute 

Appraisal NOI yield 4.5% 

Collateral None 

Lease summary (as of the end of June 2015) 

 Number of tenants 1 

Annual rent Undisclosed (Note) 

Tenant deposits Undisclosed (Note) 

Leased area 4,405.41 m2 

Leasable area 4,405.41 m2 

Occupancy rate 100% 

Remarks None 

Others (Note) Undisclosed as KRR has not obtained lessee's consent 

Features of the property and overview of the trade area 

The underlying land of a grocery supermarket opened in March 2015 and surrounded by heavily populated trade areas 

1. Features of the property 

・ This land-only property houses a store for the supermarket (grocery) chain Inageya, which opened in March 2015. The 

store is the ninth one opened by Inageya in Yokohama city. 

・ The store targets the Sakonyama housing in the densely-populated area to the northeast, as well as the Makigahara region 

to the southwest. 

・ Parking spaces in front of the store and on the rooftop are capable of holding 104 vehicles, making the property highly 

accessible for customers visiting by car. 

 

2. Overview of the trade area 
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(1) Location and access 

・ The property is approximately 100 meters to the south of the Minamihonjuku Interchange of the Hodogaya Bypass. 

・ It is adjacent to a residential road used by buses running to Futamatagawa Station, the closest train station. 

・ With family restaurants and drug stores nearby, this property is located in an area well-suited to serve local residents. 

 

(2) Characteristics of the trade area 

・ The surrounding area is a market with high population density, with a residential population of approximately 7,000 

people within a 500 meter radius, 28,000 people within a one-kilometer radius, and 103,000 people within a 

two-kilometer radius, according to the national census in 2010. 

・ From 2005 to 2010, the population has shown slight growth, increasing to 102.3% within a 500 meter radius, 101.3% 

within a one-kilometer radius and 101.7% within a two-kilometer radius. 

・ The area is convenient for commuting to work and school, as it is approximately 14 minutes from Futamatagawa Station, 

which has an average of 80,000 passengers per day and connects to Yokohama Station on the Sagami Railway Main Line. 

・ The surrounding area has many families with parents between the ages of 30 to 40. 

・ Also, the Sagami Railway Main Line is scheduled to connect with the JR Line and Tokyu Line by 2019, enabling direct 

transportation to Shinjuku and Shibuya Stations from Futamatagawa Station, which may further increase the convenience 

of the Station. 

 
T-14  Gourmet City Chiba-Chuo 

Property name Gourmet City Chiba-Chuo 

Anticipated acquisition date October 2, 2015 

Property type SM 

Type of acquisition Trust beneficiary interest in real estate 

Trustee Sumitomo Mitsui Trust Bank, Ltd.  

Trust period September 30, 2008 to the end of March 2036 (planned) 

Seller G.K. Properties 1 

Location 4-5-1 Chuo, Chuo-ku, Chiba, Chiba  

Land 

Form of ownership Co-ownership (10.2%) 

Land area 6,614.13 m2 (Note 1) 

Zoning Commercial area 

Building coverage ratio 80% 

Floor-area ratio 600% 

Building 

Form of ownership Compartmentalized ownership 

Gross floor area 49,829.47 m2 (Note 2) 

Date constructed July 31, 2007 

Use Retail stores, clinics, machine rooms  

Structure/No. of floors S, SRC-structure / 1 underground and 17 above-ground floors (Note 3) 

Architect Nikkeisha First Class Architect Office 

Construction company Consortium of Taisei Corporation and Shimizu Corporation 

Construction confirmation authority The Building Center of Japan 

Master lessee The Daiei, Inc. 

Type of master lease Sublease type 

PM Kenedix Real Estate Fund Management, Inc. (planned)  

Sub-PM Taisei-Yuraku Real Estate Co., Ltd. (planned) 

PML 1.82% 

Anticipated acquisition price 760 million yen 

Appraisal value (as of) 780 million yen (July 1, 2015) 

Real estate appraiser Daiwa Real Estate Appraisal Co., Ltd. 

Appraisal NOI yield 5.7% 

Collateral None 

Lease summary (as of the end of June 2015) 

 Number of tenants 1 

Annual rent Undisclosed (Note 4) 

Tenant deposits Undisclosed (Note 4) 

Leased area 3,488.77 m2 

Leasable area 3,488.77 m2 

Occupancy rate 100% 

Remarks None 
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Others (Note 1) This building is subject to compartmentalized ownership, and although 

KRR is acquiring 102,441/1,000,000 of the ownership interests in the 

underlying land, the land area for the entire property including the land area 

for this building is shown  

(Note 2) Although this building is subject to compartmentalized ownership, the gross 

floor area for the entire property including this building is shown (including 

the floor area in the building owned solely by other owners and the gross 

floor area of the common areas. The gross floor area we will exclusively 

own, including that in the annex building, totals 3,434.39 m2)  

(Note 3) Although this building is subject to compartmentalized ownership, the 

structure and the number of floors for the entire property, including those of 

this building, are shown (“B1” building we are acquiring is an S, SRC- 

structure 2-story building (we additionally acquire an S, SRC-structure 

1-story annex building))  

(Note 4) Undisclosed as KRR has not obtained lessee's consent 

Features of the property and overview of the trade area 

24-hour supermarket housing a clinic in the complex 

1. Features of the property 

・ This property is the consumer-targeted portion of a public and private complex, Qiball, which is located in the central 

urban area of the Chuo district of Chiba city, near the Chiba Prefectural Office. 

・ This property opened in September 2007, and features Gourmet City, which is a 24-hour supermarket (grocery) on the 

first floor, and a clinic and other tenants that cater to the day-to-day needs of local area customers on the second floor.. 

 

2. Overview of the trade area 

(1) Location and access 

・ The property is located approximately 500 meters from the Chiba-Chuo Station on the Keisei Line in the Chuo district of 

Chiba city. “Qiball Road” (the Togane Road), which connects to Chiba-Chuo Station, runs along the property’s north 

edge, with drug stores, hair salons, convenience stores and other stores located along the way. 

 

(2) Characteristics of the trade area 

・ The surrounding retail trade area has a residential population of approximately 6,000 people within a 500 meter radius, 

28,000 people within a one-kilometer radius, and 97,000 people within a two-kilometer radius according to the national 

census in 2010. 

・ Due to the concentration of government offices, the area is highly populated during the day with workers. 

・ An expansive residential district with many condominiums and single-family houses lies to the east in the Honcho area. 

・ In comparison with that of 2005, the population has grown to 159% within a 500 meter radius, 121% within a 

one-kilometer radius and 112% within a two-kilometer radius due to development of large-scale condominiums and 

similar properties. 

 

O-5  Carino Esaka 
Property name Carino Esaka 

Anticipated acquisition date October 2, 2015 

Property type Urban Station-Front SC 

Type of acquisition Trust beneficiary interest in real estate 

Trustee Sumitomo Mitsui Trust Bank, Ltd. 

Trust period March 31, 2015 to the end of March 2036 (planned) 

Seller JRP4 G.K. 

Location 9-40 Toyotsu-cho, Suita, Osaka 

Land 

Form of ownership Co-ownership (62.4%) 

Land area 5,830.66 m2 (Note 1) 

Zoning Commercial area 

Building coverage ratio 80% 

Floor-area ratio 600% 

Building 

Form of ownership Compartmentalized ownership 

Gross floor area 42,681.56 m2 (Note 2) 

Date constructed September 14, 1983 

Use Retail store, warehouse, machine room, parking (compartmentalized ownership) 

Structure/No. of floors SRC, RC, S-structure / 2 underground and 16 above-ground floors (Note 3) 

Architect Tokyu Architects & Engineers Inc. First-Class Architect Office (for new building 
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construction) 

Tokyu Construction Osaka Branch First-Class Architect Office (for building expansion) 

Construction company Tokyu Construction Osaka Branch 

Construction confirmation authority Suita 

Master lessee Itochu Urban Community Ltd. (planned) 

Type of master lease Pass-through type 

PM Kenedix Real Estate Fund Management, Inc.(planned) 

Sub-PM Itochu Urban Community Ltd. (planned) 

PML 3.17% 

Anticipated acquisition price 6,555 million yen 

Appraisal value (as of) 6,580 million yen (July 1, 2015) 

Real estate appraiser Japan Real Estate Institute 

Appraisal NOI yield 5.3% 

Collateral None 

Lease summary (as of the end of June 2015) 

 Number of tenants 1 (31) 

Annual rent 302,569 thousand yen (Note 4) 

Tenant deposits 248,015 thousand yen 

Leased area 7,540.58 m2 

Leasable area 7,540.58 m2 

Occupancy rate 100% 

Remarks This asset is a compartmentalized ownership building; the agreement with co-owners in 

other proprietary parts in the property stipulate that any existing co-owners hoping to 

sell their ownership interest (or any beneficiary with proprietary parts as the trust 

property hoping to sell their trust beneficiary right) must offer to sell their interest (or  

their trust beneficiary right) preferentially to the other co-owners (or beneficiary).  

Others (Note 1) Although the property is under compartmentalized ownership and KRR 

acquires 2,169,235/3,474,176 of the land for the property, the land area for the 

entire property is shown 

(Note 2) Although the property is under compartmentalized ownership, the gross floor 

area for the entire property is shown (including the areas owned solely by other 

compartmentalized owners and the common areas). The gross floor area of the 

portion KRR acquires is 21,692.35 m2 

(Note 3) Although the property is under compartmentalized ownership, the structure 

and number of floors for the entire property are shown. (As for the buildings 

KRR acquires, the building located at 9-7-1 Toyotsu-cho is a SRC, 

RC-structure 9-story building, the building at 9-7-2 Toyotsu-cho is a 

SRC-structure 1-story building and the building at 9-7-3 Toyotsu-cho is a 

SRC-structure 1-story building) 

(Note 4) The amount is calculated by multiplying the actual monthly rent (excluding 

consumption tax) including common area charges as of June 2015 by 12 and 

does not include sales-linked rent. The following table shows the actual 

monthly sales-linked rent January 2015 through June 2015. 
 January 

2015 
February 

2015 
March 
2015 

April 
2015 

May 
2015 

June 
2015 

(in thousands of yen) 7,663 7,804 9,865 8,234 8,009 7,717 
 

Features of the property and overview of the trade area 

Urban station-front retail property located near Esaka Station which is only 5 stations or 10 minutes away from Umeda Station   

1. Features of the property 

・ This urban station-front shopping center is the largest shopping center within a one-kilometer radius, and with a 

highly-recognizable general lifestyle store as its core tenant, is a major retail property in the Esaka Station area. 

・ The property occupies the lower floors of a multi-use shopping complex, which also houses a hotel in the upper floors. 

・ A general lifestyle store occupies the first and second floors as a core tenant, and a major clothing retailer occupies the 

third and fourth floors. 

・ Restaurants and service businesses comprise the remaining core of the approximately 30 commercial tenants on the lower 

floors.  

 

2. Overview of the trade area 

(1) Location and access 

・ The property is located approximately one-minute by foot from Esaka Station on the Osaka Municipal Subway Midosuji 
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Line and Kita-Osaka Kyuko Railway Line. 

・ A highly convenient road network runs from the north to the south, connecting the Osaka city center with Suita city. 

・ In addition, Esaka Station is five stops, or approximately ten minutes by train from Umeda Station, which is a central hub 

in Osaka, providing excellent access from the property to urban centers. 

 

(2) Characteristics of the trade area 

・ The surrounding area has a significant population, with approximately 41,000 people within a one-kilometer radius, 

365,000 people within a three-kilometer radius and 921,000 people within a five-kilometer radius, according to the 

national census in 2010. 

・ Although the population within a five-kilometer radius has remained relatively unchanged compared to the population in 

2005, the population within a one-kilometer and three-kilometer radius of the property has seen steady growth to 108.0% 

and 100.7%, respectively, with the rate of growth particularly high in the nearby region. 

・ By age group, a high ratio of people between the ages of 20 to 49 indicates a strong presence of a relatively younger 

population in the retail trade area. 

・ Household income is also relatively high, especially within the one-kilometer radius of the property, where the rate of 

annual household earning is seven million yen or more, which is more than 10 percent above the average for Osaka 

prefecture. 

・ The retail trade area is popular among families with young children due to its accessibility to the city center and 

high-quality living environment. 

・ Further growth is expected in this area due to initiatives to develop local residential areas. 

 

Relations of rights 

 

 

O-6  COMBOX Komyoike 
Property name COMBOX Komyoike 

Anticipated acquisition date October 2, 2015 

Property type Urban Station-Front SC 

Type of acquisition Trust beneficiary interest in real estate 

Trustee Sumitomo Mitsui Trust Bank, Ltd. 

Trust period July 21, 2004 to the end of March 2036 (planned) 

Seller JRP5 G.K. 

Location 824-36 Murodo, Izumi, Osaka 

Land 

Form of ownership Co-ownership  

Land area 17,027.63 m2 (Note 1) 

Zoning Commercial area 

Building coverage ratio 80% 

Floor-area ratio 400% 

Building 
Form of ownership Compartmentalized ownership (retail space) and co-ownership in 

compartmentalized ownership (parking) (Note 2) 
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Gross floor area 44,737.41 m2 (Note 3) 

Date constructed March 23, 2004 

Use Retail, parking  

Structure/No. of floors S, RC-structure / 1 underground and 4 above-ground floors (Note 4) 

Architect Daiwa House Industry Sakai Branch Office First-Class Architect Office 

Construction company Daiwa House Industry Co., Ltd. 

Construction confirmation authority General Building Research Corporation of Japan  

Master lessee Daiwa Royal Co., Ltd. 

Type of master lease Sublease type 

PM Kenedix Real Estate Fund Management, Inc. (planned) 

Sub-PM Kafer Co., Ltd. (planned) 

PML 5.04% 

Anticipated acquisition price 6,450 million yen 

Appraisal value (as of) 6,840 million yen (July 1, 2015) 

Real estate appraiser Daiwa Real Estate Appraisal Co., Ltd. 

Appraisal NOI yield 6.0% 

Collateral None 

Lease summary (as of the end of June 2015) 

 Number of tenants 1 

Annual rent 452,523 thousand yen (Note 5) 

Tenant deposits 489,156 thousand yen (Note 6) 

Leased area 25,530.44 m2 (Note 7) 

Leasable area 25,530.44 m2 (Note 7) 

Occupancy rate 100% 

Remarks This asset is a compartmentalized ownership building; the agreement with 

co-owners in other proprietary parts in the property stipulate that any existing 

co-owners hoping to sell their ownership interest (or any beneficiary with 

proprietary parts as the trust property hoping to sell their trust beneficiary right) 

must offer to sell their interest (or  their trust beneficiary right) preferentially to 

the other co-owners (or beneficiary). 

Others (Note 1) Although the property is under compartmentalized ownership and KRR 

acquires 2,553,044/4,367,911 of the land for the retail space (sole 

ownership) and 1,680,842/4,367,911 of the land for the parking (a 

co-ownership of 90.3%), the land area for the entire property is shown 

(Note 2) KRR solely owns the retail space and co-owns the parking space (a 

co-ownership of 90.3%) 

(Note 3) Although the property is under compartmentalized ownership, the gross 

floor area for the entire property is shown (including the areas owned 

solely by other compartmentalized owners and the common areas). The 

gross floor areas of the retail space and the parking space being owned 

KRR are 25,530.44 m2 and 16,808.42 m2 respectively 

(Note 4) Although the property is under compartmentalized ownership, the 

structure and number of floors for the entire property are shown. (As for 

the buildings KRR acquires, the building at 824-34-1 Murodo-cho is an 

S-structure 4-story building and the building at 824-34-2 Murodo-cho is an 

S, RC-structure 3-story building).  

(Note 5) The amount calculated by multiplying the actual monthly rent including 

common area charges as of June 2015 (excluding consumption tax), based 

on the lease agreement for the entire property, by 12, and taking into 

account the co-ownership ratio (93.2%) agreed upon with other co-owners  

(Note 6) The balance of tenant deposits as of June 2015, based on the lease 

agreement for the entire property, plus the amount calculated based on the 

co-ownership ratio (93.2%) agreed upon with other co-owners 

(Note 7) The total leasable area owned by KRR under compartmentalized 

ownership (retail portion) is shown 

Features of the property and overview of the trade area 

Largest neighborhood shopping center in the area in front of Komyoike Station, comprising a number of major specialty stores 

as tenants 

1. Features of the property 

・ This urban station-front shopping center is the largest retail property in the Komyoike Station area, with multiple 
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large-scale specialty stores. 

・ A supermarket (grocery) recently opened in April 2012 on the property and bolstered the property’s supply of daily life 

conveniences. 

・ In addition to the supermarket (grocery), the property has approximately 40 stores, consisting of a home electronic 

wholesaler, general sporting goods store, furniture and interior store, baby and children’s store and casual clothing stores. 

 

2. Overview of the trade area 

(1) Location and access 

・ The property is located in the central commercial district of Semboku’s new urban development, New Town Komyoike 

Region. 

・ The property is on the limits of both Izumi and Sakai cities, and connected to the nearest station, Komyoike on the 

Semboku Rapid Railway, by a pedestrian deck. 

・ The area surrounding Komyoike Station is Semboku New Town Komyoike Region, with single-lot houses, 

condominiums and residences spanning from the north and south, and a new condominium project planned near the 

property as well. 

・ The trains run directly from Komyoike Station to Namba Station, located in the heart of Osaka, in approximately 30 

minutes, providing excellent access to the city center. 

 

(2) Characteristics of the trade area 

・ The Semboku New Town Komyoike Region was strategically planned by the city of Osaka in response to the 

concentration of the population in urban areas during a period of high economic growth. 

・ Residential areas and urban infrastructure, such as railroads, streets and parks were separated from commercial and 

business facilities to create an ideal living environment. 

・ The surrounding retail trade area has a large residential population, with 28,000 people within a one-kilometer radius, 

141,000 people within a three-kilometer radius and 316,000 people within a five-kilometer radius, according to the 

national census in 2010. 

・ The population has increased slightly in comparison to that of 2005, with the population within a one-kilometer radius in 

2010 increasing to 101.7%, the population within a three-kilometer radius increasing to 100.4% and the population within 

a five-kilometer radius increasing to 101.4%, and the number of households within a one-kilometer radius, a 

three-kilometer radius and a five-kilometer radius increasing to 107.4%, 106.4% and 107.0%, respectively. 

・ The surrounding areas have a high ratio of residents aged between 0-14 and 35-39, suggesting a high concentration of 

families with young children. Furthermore, household income in the surrounding region is higher than the average for 

Osaka prefecture. 

 

Relations of Rights 
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O-7  Hankyu Oasis Hirakatadeguchi 
Property name Hankyu Oasis Hirakatadeguchi 

Anticipated acquisition date October 2, 2015 

Property type SM 

Type of acquisition Trust beneficiary interest in real estate 

Trustee Sumitomo Mitsui Trust Bank, Ltd. 

Trust period December 3, 2012 to the end of March, 2036 (planned) 

Seller G.K. Properties 1 

Location 1-17-20 Deguchi, Hirakata, Osaka 

Land 

Form of ownership Proprietary ownership 

Land area 4,978.38 m2 

Zoning Industrial area 

Building coverage ratio 60% 

Floor-area ratio 200% 

Building 

Form of ownership Proprietary ownership 

Gross floor area 2,961.02 m2 

Date constructed August 9, 2006 

Use Retail store 

Structure/No. of floors S-structure / 2-story building  

Architect Rui Sekkeishitsu Co., Ltd. 

Construction company Obara Construction Co., Ltd. 

Construction confirmation authority General Building Research Corporation of Japan 

Master lessee Hanshoku Co., Ltd. 

Type of master lease Sublease type 

PM Kenedix Real Estate Fund Management, Inc.(planned) 

Sub-PM Xymax Properties Kansai Corporation (planned) 

PML 4.11% 

Anticipated acquisition price 1,280 million yen 

Appraisal value (as of) 1,290 million yen (July 1, 2015) 

Real estate appraiser Daiwa Real Estate Appraisal Co., Ltd. 

Appraisal NOI yield 5.9% 

Collateral None 

Lease summary (as of the end of June 2015) 

 Number of tenants 1 

Annual rent Undisclosed (Note) 

Tenant deposits Undisclosed (Note) 

Leased area 2,960.38 m2 

Leasable area 2,960.38 m2 

Occupancy rate 100% 

Remarks None 

Others (Note) Undisclosed as KRR has not obtained lessee's consent 

Features of the property and overview of the trade area 

Grocery supermarket located in a heavily populated trade area with 10,0000 residents within a 500-meter radius  

1. Features of the property 

・ This property is a Hankyu Oasis supermarket (grocery) combined with bakeries and specialty discount stores, opened in 

August 2006. This property is a highly competitive suburban supermarket (grocery), making this property highly popular 

among nearby residents. The single-story building has rooftop parking capable of holding 116 vehicles, making it highly 

convenient for customers visiting by car. 

 

2. Overview of the trade area 

(1) Location and access 

・ The property is located in a residential district between National Route 1 and the Yodo River, and the residential road to 

the property’s front intersects with National Route 1. 

・ The nearest station, Kozenji Station, is approximately 25 minutes from Yodoyabashi Station in central Osaka on the 

Keihan Main Line, providing convenient transit access. 

 

(2) Characteristics of the trade area 

・ The surrounding retail trade area has a residential population of approximately 10,000 people within a 500-meter radius, 

31,000 people within a one-kilometer radius and 85,000 people within a two-kilometer radius according to the national 
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census in 2010. In comparison with 2005, the population in the area has grown to 108.8% within a 500-meter radius, 

105.7% within a one-kilometer radius and 108.8% within a two-kilometer radius. 

・ Many single-family homes and relatively new condominiums are located nearby, and this suburban market has many 

young families with parents between the ages of 30 to 40. The shop has many customers, especially among local 

residents, but the adjacent residential road provides easy road access. 

 

O-8  Welcia Kishiwadakamori (Land) 
Property name Welcia Kishiwadakamori (Land) 

Anticipated acquisition date October 2, 2015 

Property type SS 

Type of acquisition Trust beneficiary interest in real estate 

Trustee Sumitomo Mitsui Trust Bank, Ltd. (planned) 

Trust period October 2, 2015 (planned) to the end of March 2036 (planned) 

Seller Nippon Commercial Development Co., Ltd.  

Location 1-30 Kamori-cho, Kishiwada, Osaka 

Land 

Form of ownership Proprietary ownership 

Land area 3,033,45 m2 

Zoning Category II residential area (partially Category I residential area) 

Building coverage ratio 60% 

Floor-area ratio 200% 

Building 

Form of ownership - 

Gross floor area - 

Date constructed - 

Use - 

Structure/No. of floors - 

Architect - 

Construction company - 

Construction confirmation authority - 

Master lessee - 

Type of master lease - 

PM Kenedix Real Estate Fund Management, Inc.(planned) 

Sub-PM Nippon Commercial Development Co., Ltd. (planned) 

PML - 

Anticipated acquisition price 487 million yen 

Appraisal value (as of) 500 million yen (July 1, 2015) 

Real estate appraiser Japan Real Estate Institute 

Appraisal NOI yield 4.5% 

Collateral None 

Lease summary (as of the end of June 2015) 

 Number of tenants 1 

Annual rent Undisclosed (Note) 

Tenant deposits Undisclosed (Note) 

Leased area 3,033.45 m2 

Leasable area 3,033.45 m2 

Occupancy rate 100% 

Remarks None 

Others (Note) Undisclosed as KRR has not obtained lessee's consent 

Features of the property and overview of the trade area 

Land ownership interest in a new drug store, opened in 2015 and also selling groceries  

1. Features of the property 

・ This land-only property houses a new Welcia store opened in March 2015. 

・ This large-scale drug store also sells groceries and features a boxed lunch store on its premises. 

・ Welcia has many stores in the local area and has a dominant presence in the area. 

 

2. Overview of the trade area 

(1) Location and access 

・ The property is adjacent to the Gulf Line to the west and Prefectural Route 204 to the east, which runs parallel to the 

Daini Hanwa National Expressway (National Route 26). 
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・ It is also located at the intersection of the first district of Kamoricho, providing excellent roadway connections. 

・ The Nankai Main Line runs along the east of the property, and the property itself is located between Izumi-Omiya and 

Haruki Stations. 

・ The nearest station, Izumi-Omiya Station, is only 30 minutes from Namba Station in central Osaka on the Nankai Main 

Line, and with the exception of the coastal area to the west, residential areas cover the entire region within a 

two-kilometer radius. 

 

(2) Characteristics of the trade area 

・ The surrounding retail trade area has a residential population of approximately 29,000 people within a one-kilometer 

radius, 83,000 people within a two-kilometer radius and 159,000 people within a three-kilometer radius, according to the 

national census in 2010. 

・ While those populations have decreased slightly since 2005, the area maintains an average population density for a major 

metropolitan suburb. 

・ There are expansive residential areas nearby, particularly single-family houses, and the store can expect customers access 

the property by bicycle or by car 

 

R-4  Ashico Town Ashikaga 
Property name Ashico Town Ashikaga 

Anticipated acquisition date October 2, 2015 

Property type NSC 

Type of acquisition Trust beneficiary interest in real estate 

Trustee Sumitomo Mitsui Trust Bank, Ltd.  

Trust period February 22, 2007 (Land)/January 23, 2008 (Building) to the end of March 2036 

(planned) 

Seller G.K. JPN1 

Location 3-2 Minami-Kouchi, Otsuki-cho, Ashikaga, Tochigi 

Land 

Form of ownership Proprietary ownership 

Land area 101,808.44 m2 

Zoning Industrial area 

Building coverage ratio 60% 

Floor-area ratio 200% 

Building 

Form of ownership Proprietary ownership 

Gross floor area 18,101.06 m2 (shopping mall building) 

430.74 m2 (extensions) 

7,200.15 m2 (cinema building) 

698.31 m2 (road-side building) 

Date constructed October 5, 2007 (shopping mall building) 

November 4, 2014 (extensions) 

December 5, 2007 (cinema building) 

October 5, 2007 (cinema building) 

Use Retail stores, a sports center (shopping mall building) 

Retail stores (extensions) 

A movie theater, a recreation hall (cinema building) 

Retail stores (road-side building) 

Structure/No. of floors S-structure / 2-story building (shopping mall building) 

S-structure / 1-story building (extensions) 

S-structure / 3-story building (cinema building) 

S-structure / 1-story building (road-side building) 

Architect Penta-Ocean Construction Co., Ltd. Tokyo Branch (shopping mall building, cinema 

building, road-side building) 

KKHY Architects & Associates (extensions) 

Construction company Penta-Ocean Construction Co., Ltd. Tokyo Branch (shopping mall building, cinema 

building, road-side building) 

Tokyo Biso Kogyo Corporation (extensions) 

Construction confirmation authority Bureau Veritas Japan 

Master lessee P&D Consulting Co., Ltd. (planned) 

Type of master lease Pass-through type (but a sales-linked rent for the cinema building) 

PM Kenedix Real Estate Fund Management, Inc. (planned) 

Sub-PM P&D Consulting Co., Ltd. (planned) 
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PML Shopping mall building  2.16% 

Extensions  1.91% 

Cinema building  2.28% 

Road-side building  2.59% 

Anticipated acquisition price 4,180 million yen 

Appraisal value (as of) 5,050 million yen (July 1, 2015) 

Real estate appraiser Daiwa Real Estate Appraisal Co., Ltd. 

Appraisal NOI yield 6.4% 

Collateral None 

Lease summary (as of the end of June 2015) 

 Number of tenants 1 (25) 

Annual rent 383,212 thousand yen (Note 2) 

Tenant deposits 323,695 thousand yen 

Leased area 60,855.20 m2 

Leasable area 65,616.31 m2 

Occupancy rate 92.7% 

Remarks ・ P&D Consulting Co., Ltd. plans to outsource the operation of the cinema building 

to United Cinemas Co., Ltd. The cinema complex is to be opened in the spring of 

2016. Also, KRR plans on some construction works for the opening of the movie 

theater at the cost of the owner, which is estimated at 206 million yen 

Others (Note 1) Concerning the movie theater above, the expected opening date, the 

outsourcing of operations and the construction for the opening at the cost of 

the owner are based on the current plan as of today, and are subject to change 

without notice (including postponing the opening timing, and the cancellation 

of the opening itself). The estimated construction cost stated above is based on 

the information KRR has obtained as of today, but is due to change due to 

specification change of the construction works, price change of construction 

materials, and others. The estimated amount of the cost above does not 

guarantee or promise the amount borne by KRR. 

(Note 2) The amount is calculated by multiplying the actual monthly rent including 

common area charges (excluding consumption tax), as of June 2015, by 12 and 

does not include sales-linked rent. The following table shows the actual 

monthly sales-linked rent January 2015 through June 2015. 

 January 

2015 

Februar

y 2015 

March 

2015 

April 

2015 

May 

2015 

June 

2015 

Actual monthly 

sales-linked rent 

(in thousands of 

yen) 

1,675 992 1,310 1,341 1,473 1,209 

 

Features of the property and overview of the trade area 

A large NSC sub-managed by P&D Consulting, with a cinema complex on the premises to be reopened shortly (Note) 

1. Features of the property 

・ This neighborhood shopping center is a large, multi-tenant neighborhood shopping complex with a land area of over 

100,000 m2. 

・ The property consists of one building composed of multiple wings, including wings for the shopping mall and cinema 

complex. 

・ A supermarket (grocery) is the core tenant, and there are several highly recognizable national chain stores, including a 

sporting goods store, specialty discount retailer, bookstore and clothing retailers. 

・ Portions of the property are leased to tenants such as a hardware store and a home electronics wholesale business through 

fixed-term land lease rights, for business purposes. 

・ Although currently closed, the cinema complex wing is scheduled to re-open, with P&D Consulting acting as 

sub-property manager for the property. 

 

2. Overview of the trade area 

(1) Location and access 

・ The property is adjacent to Prefectural Route 40, a major local thoroughfare, which provides high accessibility from the 

east. 

・ The Ashikaga Interchange for the Kita-Kanto Expressway is also located within three kilometers to the north, making the 

property highly accessible from distant regions. 
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(2) Characteristics of the trade area 

・ The surrounding retail trade area has a residential population of 52,000 people within a three-kilometer radius, and 

106,000 people within a five-kilometer radius, according to the national census in 2010. 

・ Although these populations have decreased slightly since the national census in 2005, the number of family households 

within a one-kilometer radius has gradually increased. 

(Note) The schedule is based on the current plan as of today, and is subject to change without notice (including postponing the 

opening timing, and the cancellation of the opening itself). 

 

R-5  Yorktown Shinden-Higashi 
Property name Yorktown Shinden-Higashi 

Anticipated acquisition date October 2, 2015 

Property type NSC 

Type of acquisition Trust beneficiary interest in real estate 

Trustee Mizuho Trust & Banking 

Trust period November 12, 2004 to the end of March 2036 (planned) 

Seller Undisclosed (Note 1) 

Location 3-1-5 Shinden-higashi, Miyagino-ku, Sendai, Miyagi 

Land 

Form of ownership Proprietary ownership and the right to use and earn revenues from the 

substitution land 

Land area Proprietary ownership portion:  21,142.27 m2 

Substitution land portion:  11,939.60 m2 

Zoning Quasi-industrial area (partially neighbors commercial districts) 

Building coverage ratio 60% (partially 80%) 

Floor-area ratio 200% (partially 300%) 

Building 

Form of ownership Proprietary ownership 

Gross floor area 12,272.42 m2 

Date constructed November 12, 2004 

Use Retail store 

Structure/No. of floors S-structure / 1-story building 

Architect MTM International 

Construction company Kajima Corporation 

Construction confirmation authority Japan ERI Co., Ltd. 

Master lessee - 

Type of master lease - 

PM Kenedix Real Estate Fund Management, Inc. (planned) 

Sub-PM Tokyo Biso Kogyo Corporation  

PML 3.43% 

Anticipated acquisition price 3,252 million yen 

Appraisal value (as of) 3,320 million yen (July 1, 2015) 

Real estate appraiser Daiwa Real Estate Appraisal Co., Ltd. 

Appraisal NOI yield 6.0% 

Collateral None 

Lease summary (as of the end of June 2015) 

 Number of tenants 2 

Annual rent Undisclosed (Note 2) 

Tenant deposits Undisclosed (Note 2) 

Leased area 12,768.77 m2 

Leasable area 12,768.77 m2 

Occupancy rate 100% 

Remarks ・ Of the entire land for the property, 11,939.60 m2 are sub-leased to the trustee 

by York Benimaru Co., Ltd. (the lessee of the land) 

Others (Note 1) Undisclosed as KRR has not obtained seller's consent 

(Note 2) Undisclosed as KRR has not obtained lessee's consent 

Features of the property and overview of the trade area 

NSC located in a rapidly growing commuting town to central Sendai 

1. Features of the property 

・ This neighborhood shopping center opened in November 2004, with a supermarket (grocery) and a hardware store as its 

core tenants. 
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・ The property also features a drug store, software rental store, restaurants and other lifestyle service businesses, making it 

an attractive property for daily conveniences. 

・ The store-front and rooftop parking are capable of holding 762 vehicles. 

 

2. Overview of the trade area 

(1) Location and access 

・ The property is located in eastern Sendai city near the Kozuru-Shinden Station, which is 10 minutes to Sendai Station on 

the JR Senseki Line, placing it within commuting distance. 

・ The outer edge of the central urban area was part of an urban reallocation project, which improved on the nearby roads.  

・ To the south, the Nigatake Interchange connects to National Route 4 (the Sendai Bypass) and National Route 45, and to 

the north, National Route 4 (the Sendai Bypass) meets the Hakozutsumi Intersection nearby, making the property highly 

accessible by car.  

 

(2) Characteristics of the trade area 

・ The surrounding retail trade area has a residential population of approximately 11,000 people within a one-kilometer 

radius, 111,000 people within a three-kilometer radius, and 335,000 people within a five-kilometer radius, according to 

the national census in 2010. 

・ Development of residential areas is underway in the surrounding area, particularly of single-family homes. 

・ The surrounding area has shown noticeable population growth since 2005, increasing to 136.5% within a one-kilometer 

radius, 102.2% within a three-kilometer radius and 103.1% within a five-kilometer radius. 

・ A portion of the retail trade area also includes a densely populated district that surrounds the railway to the west, which 

has an ideal population density for a regional suburb. 

 

R-6  Kasumi Technopark Sakura 
Property name Kasumi Technopark Sakura 

Anticipated acquisition date October 2, 2015 

Property type SM 

Type of acquisition Trust beneficiary interest in real estate 

Trustee Mizuho Trust & Banking 

Trust period December 9, 2005 to the end of March 2036 (planned) 

Seller Tsukuba Shinden-Higashi Shopping G.K. 

Location 1-22-1 Sakura, Tsukuba, Ibaraki 

Land 

Form of ownership Proprietary ownership 

Land area 5,157.72 m2 

Zoning Category II Residential Area 

Building coverage ratio 60% 

Floor-area ratio 200% 

Building 

Form of ownership Proprietary ownership 

Gross floor area 2,047.65 m2 

Date constructed May 22, 1997 

Use Retail store 

Structure/No. of floors S-structure / 2-story building 

Architect Office Okano Kenchikusekkei 

Construction company Nakano Corporation 

Construction confirmation authority Ibaraki Prefecture 

Master lessee - 

Type of master lease - 

PM Kenedix Real Estate Fund Management, Inc. (planned) 

Sub-PM CRE, Inc. (planned) 

PML 6.40% 

Anticipated acquisition price 830 million yen 

Appraisal value (as of) 847 million yen (July 1, 2015) 

Real estate appraiser Daiwa Real Estate Appraisal Co., Ltd. 

Appraisal NOI yield 5.6% 

Collateral None 

Lease summary (as of the end of June 2015) 

 Number of tenants 1 

Annual rent Undisclosed (Note) 
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Tenant deposits 24,000 thousand yen 

Leased area 2,047.65 m2 

Leasable area 2,047.65 m2 

Occupancy rate 100% 

Remarks A part of property borderline is not confirmed, but there are no disputes 

regarding borderline as of today. 

Others (Note) Undisclosed as KRR has not obtained lessee's consent 

Features of the property and overview of the trade area 

Around-the-clock grocery supermarket of a supermarket chain headquartered in Tsukuba 

1. Features of the property 

・ This property is a 24-hour Kasumi supermarket (grocery) which opened in May 1997. 

・ The retail trade area includes the college town of Tsukuba University, which is located nearby. Kasumi, which is based in 

Tsukuba city, Ibaraki prefecture, has a dominant presence in the area. 

  

2. Overview of the trade area 

(1) Location and access 

・ The property is located in a residential district to the east, connected to Tsukuba University by Gakuen Higashi Odori, a 

major roadway that runs from the north to the south through the Tsukuba retail trade area. 

・ The property is located near a drug store and a specialty discount store, with roadside shops lining along Gakuen Higashi 

Odori.  

 

(2) Characteristics of the trade area 

・ The surrounding retail trade area has a residential population of approximately 3,500 people within a one-kilometer 

radius, 37,000 people within a three-kilometer radius, and 88,000 people within a five-kilometer radius according to the 

national census in 2010. 

・ While the populations within a one-kilometer radius and three-kilometer radius have remained stable since 2005, the 

population within a five-kilometer radius has increased to 109.8%. 

・ As there is little competition for supermarkets (grocery) nearby, the store has a high market share of the students that 

comprise a large ratio of the area’s population. 

・ A major development of single-family residences is also planned in a nearby property. 

 

 

4.  Overview of Sellers  

 

T-9  Super Viva Home Iwatsuki (Land) 

T-10  K’s Denki Shonan-Fujisawa (Land) 
Name Sumitomo Mitsui Finance and Leasing Co., Ltd. 

Address 3-9-4 Nishi-shimbashi, Minato-ku, Tokyo 

Name and title of representative Yoshinori Kawamura, President 

Description of business 1. Acquisition and leasing of a range of equipment and facilities, including ships, 

aircrafts, vehicles, industrial machinery, machine tools, electronic computers, office 

appliance, medical equipment, commercial equipment; and properties, real estates and 

other rights  

2. Purchase/sale of used equipment/facilities and used properties of the same types as 

above 

3. Maintenance of equipment/facilities and properties of the same types as above 

4. Commissioned office work using electronic computers 

5. Consulting on office automation and management rationalization 

6. Financial services 

7. Data processing 

8. Transaction of financial instruments 

9. Marketing of life insurance policies 

10. Acquisition of and investment in stocks and other securities 

11. All kinds of services ancillary to the above businesses 

Capital  15,000,000 thousand yen 

Incorporation February 4, 1963 

Net assets 671,118 million yen (consolidated) 

Total assets 4,355,200 million yen (consolidated) 

Major shareholders Sumitomo Mitsui Financial Group, Inc.  60% 
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(Shareholding ratios) Sumitomo Corporation  40% 

 (as of March 31, 2015) 

Relationship between KRR/the Asset Manager and the seller 

 Capital relationship No special capital relationship between KRR/the Asset Manager and the seller. Also, no 

special capital relationship between the related parties/affiliates of KRR/the Asset Manager 

and the related parties/affiliates of the seller. 

Personnel relationship The Asset Manager has an assigned employee from the seller as of February as of today. 

Business relationship The seller, as an Alliance Company for KRR, provides services and property information 

preferentially to KRR in accordance with an alliance agreement.. 

Related party transactions 

 

The seller is not deemed a related party under either the Investment Trust Law or the Retail 

REIT Division’s Internal Regulations on Related Party Transactions of the Asset Manager. 

*As of March 31, 2015 

 

T-11  Unicus Kamisato (Land)  

T-12  Unicus Konosu (Land)  
Company name P&D Consulting Co., Ltd. 

Address 1-7-5 Sakuragi-cho, Omiya-ku, Saitama, Saitama 

Name and title of representative Takao Mizoguchi, President 

Description of business 1. Planning, survey, designing and consulting in relation to effective utilization of real 

estate properties 

2. Planning, designing, construction, supervision and other contract works for buildings 

and structures  

3. Maintenance, management and other repair of facilities, equipment and fixtures for 

retail facilities 

4. Leasing and management real estate properties 

5. Purchase/sale and brokerage of real estate properties 

6. Education of the management of companies operating in the above business segments 

and relevant outsourcing services 

7. Damage insurance agency business 

8. Holding, management, brokerage and purchase/sale of trust beneficiary interests 

9. Investment in and sale/holding/management of marketable securities 

10. Management and operation of commercial facilities, including shopping centers, 

health clubs and fitness facilities, restaurants, exhibition halls, recreational facilities, 

movie theaters, bowling alleys and parking spaces, and other services for hot spring 

excavation  

11. Planning on, management of and consulting for stage plays, concerts, lectures, 

meetings, sports, wedding receptions and other ceremonies 

12. Operation of restaurants and processing and sale of foods 

13. Retailing of furniture, interior goods and sundries 

14. Express agency 

15. General worker and specified worker dispatching business 

16. Power generation, relevant management/operation services, and transaction of 

electricity 

17. All kinds of services ancillary to the above businesses 

Capital  90,000 thousand yen 

Incorporation August 12, 1998 

Net assets Undisclosed as KRR has not obtained the seller’s consent. 

Total assets Undisclosed as KRR has not obtained the seller’s consent. 

Major shareholders Undisclosed as KRR has not obtained the seller’s consent. 

Relationship between KRR/the Asset Manager and the seller 

 Capital relationship No special capital relationship between KRR/the Asset Manager and the seller. Also, no 

special capital relationship between the related parties/affiliates of KRR/the Asset Manager 

and the related parties/affiliates of the seller. 

Personnel relationship No special personnel relationship between KRR/the Asset Manager and the seller. 

Business relationship The seller, as an Alliance Company for KRR, provides services and property information 

preferentially to KRR in accordance with an alliance agreement. 

Related party transactions 

 

The seller is not deemed a related party under either the Investment Trust Law or the Retail 

REIT Division’s Internal Regulations on Related Party Transactions of the Asset Manager. 

  *As of July 8, 2015 
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T-13  Inageya Yokohama Minamihonjuku (Land) 

O-8  Welcia Kishiwadakamori (Land) 
Company name Nippon Commercial Development Co., Ltd.  

Location 4-1-1 Imahashi, Chuo-ku, Osaka, Osaka 

Name and title of representative Tetsuya Masuoka, President 

Description of business 1. Survey and planning on, operation and management of retail facilities, including retail 

stores 

2. Designing, construction, operation and management of parkings 

3. Transaction, leasing management, brokerage of real estate properties 

4. Building construction; interior finishing work; engineering works including relevant 

design, construction, management and services 

5. Investment and management of the funds of an investment limited partnership 

6. Marketing of an investment limited partnerships to potential investors and collection 

of investment money on behalf of the partnership  

7. Type II Financial Instruments Business as defined by Japanese Financial Instruments 

and Exchange Act  

8. Investment advisory and agency business as defined by Japanese Financial 

Instruments and Exchange Act 

9. Investment management business as defined by Japanese Financial Instruments and 

Exchange Act 

10. Guarantees in relation to loans/debt; provision of credit facility and relevant brokerage 

and intermediary services; purchase of receivables 

11. Advisory and consulting on securitization of real estate properties 

12. Intermediary in corporate alliance deals, including the tie-ups in technological 

development, manufacturing or planning; transfer of business, sale/purchase of assets; 

equity participation; mergers 

13. Money lending 

14. Planning on and operation of virtual shopping malls on the Internet 

15. Recruitment of member stores for the virtual shopping malls  

16. Recruitment of sponsors that place advertisements on the virtual shopping malls 

17. Advisory to member stores concerning the operation and management of stores on the 

virtual shopping malls and relevant sales support 

18. Information processing service, using information communications systems, such as 

the Internet; provision of information; data communications service 

19. Planning on, operation and holding of a variety of events 

20. Planning on, and editing, production and sale of video, information and 

advertisements 

21. Documentation, secretarial service, reception, interpretation/translation, telephone 

exchange service, operation of specialized/telecommunications equipment, and mail 

inserting and shipping services 

22. Advertising, advertising agency and publishing businesses  

23. Planning and survey on, management and operation of, and commissioned operation 

of facilities, including sports, cultural, recreation, accommodation, medical and 

nursing facilities and restaurants  

24. Travel and travel agency businesses as defined by Japanese Travel Agency Act 

25. Planning on and acquisition/preservation/sale/intermediary/management of intangible 

property rights, including industrial property rights, patent rights, trademark rights, 

utility model rights, design rights and copyrights; computing technologies; system 

engineering and other software 

26. Holding of, investment in, management and sale/purchase of marketable securities  

27. Transactions in commodity exchange which are regulated by Commodity Exchange 

Act; and related outsourcing services 

28. Warehousing 

29. Leasing and maintenance of civil engineering equipment, construction machinery, 

vehicles, specialized equipment, medical equipment and tools 

30. Sale and import/export of clothing, fashion accessories, daily goods, furniture and 

home electronics  

31. Sale and import/export of groceries, liquors, salt, tobacco, flavor products, seeds, feeds 

and livestock  

32. Sale and import/export of cosmetics, drugs, quasi-drugs, medical equipment and tools  

33. Sale and import/export of food additives, industrial chemicals, pesticides, toxic 
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substances and powerful drugs  

34. Damage insurance agency business, and the type of insurance agency business as 

defined by Automobile Liability Security Act 

35. Worker dispatch business  

36. General and industrial waste disposal business 

37. Home care business as defined by Long-term Care Insurance Act 

38. Home nursing business as defined by Long-term Care Insurance Act 

39. In-home care and support to the elderly, sick and disadvantaged in need of care and 

support in their activities of daily living, such as bathing, eating and others  

40. All kinds of services ancillary/ related to the above businesses 

Capital  2,524,080 thousand yen 

Incorporation April 7, 2000 

Net assets 8,510 million yen (consolidated) 

Total assets 24,104 million yen (consolidated) 

Major shareholders 

(Shareholding ratios) 

Tetsuya Matsuoka  44.30% 

Hirofumi Nishira  2.55% 

Yukinori Nagaoka  2.53% 

Kenji Irie  2.43% 

Akira Marui  2.18% 

Nomura Securities Co.,Ltd.  2.13% 

Tsuyoshi Kasai  1.21% 

Toshio Horii  1.20% 

Hiroshi Harada  1.12% 

Nichirei Corporation  0.92% 

(as of March 31, 2015) 

Relationship between KRR/the Asset Manager and the seller 

 Capital relationship No special capital relationship between KRR/the Asset Manager and the seller. Also, no 

special capital relationship between the related parties/affiliates of KRR/the Asset Manager 

and the related parties/affiliates of the seller. 

Personnel relationship No special personnel relationship between KRR/the Asset Manager and the seller. 

Business relationship The seller, as an Alliance Company for KRR, provides services and property information 

preferentially to KRR. 

Related party transactions 

 

The seller is not deemed a related party under either the Investment Trust Law or the 

“Retail REIT Division’s Internal Regulations on Related Party Transactions” of the Asset 

Manager. 

*As of March 31, 2015 

 

T-14  Gourmet City Chiba-Chuo 

O-7  Hankyu Oasis Hirakatadeguchi 
Company name G.K. Properties 1 

Location 3-22-10-201 Toranomon, Minato-ku, Tokyo 

Name and title of representative Representative partner:  Ippan Shadan Hojin Clonal 

6-40-5-506 Higashinippori, Arakawa-ku, Tokyo 

Kiyohiko Ide, Director 

Description of business 1. Business in relation to acquisition, holding, leasing, management and disposition of 

real estate properties 

2. Acquisition, holding and disposition of trust beneficiary interests in real estate 

properties 

3. All kinds of services ancillary to the above businesses 

Capital  100,000 yen 

Incorporation April 23, 2013 

Net assets Undisclosed as KRR has not obtained the seller’s consent. 

Total assets Undisclosed as KRR has not obtained the seller’s consent. 

Major shareholders 

(Shareholding ratios) 

Undisclosed as KRR has not obtained the seller’s consent. 

Relationship between KRR/the Asset Manager and the seller 

 Capital relationship No special capital relationship between KRR/the Asset Manager and the seller. Also, no 

special capital relationship between the related parties/affiliates of KRR/the Asset Manager 

and the related parties/affiliates of the seller. 

Personnel relationship No special personnel relationship between KRR/the Asset Manager and the seller. 
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Business relationship No special business relationship between KRR/the Asset Manager and the 

seller. 

Related party transactions 

 

The seller is not deemed a related party under either the Investment Trust Law or the 

“Retail REIT Division’s Internal Regulations on Related Party Transactions” of the Asset 

Manager. 

* As of July 29, 2015 

 

O-5  Carino Esaka 
Company name JRP4 G.K. 

Location 6-5 Nihonbashi Kabutocho, Chuo-ku, Tokyo 

Name and title of representative Representative partner:  Ippan Shadan Hojin JRP4 

6-10-12 Todoroki, Setagaya-ku, Tokyo 

Kazumasa Iizuka, Director 

Description of business 1. Acquisition, holding, disposition, leasing and management of real estate properties  

2. Acquisition, holding and disposition of trust beneficiary interests in real estate  

3. All kinds of services ancillary to the above businesses 

Capital  1,000,000 yen 

Incorporation February 12, 2015 

Net assets Undisclosed as KRR has not obtained the seller’s consent. 

Total assets Undisclosed as KRR has not obtained the seller’s consent. 

Relationship between KRR/the Asset Manager and the seller 

 Capital relationship Ippan Shadan Hojin and Kenedix, Inc., the parent company under the Financial Instruments 

and Exchange Act holding 100% of the Asset Manager that has provided funds to the Ippan 

Shadan Hojin, in aggregate, hold 10.7% of the sum of the total shares in the seller and the 

total stake in Tokumei Kumiai by the seller. 

Personnel relationship No special personnel relationship between KRR/the Asset Manager and the seller. 

Business relationship Kenedix, Inc. is entrusted with asset management by the seller. 

Related party transactions 

 

The seller is deemed a related party under both the Investment Trust Law and Retail REIT 

Division’s Internal Regulations on Related Party Transactions of the Asset Manager. 

*As of July 29, 2015 

 

O-6  COMBOX Komyoike 
Company name JRP5 G.K. 

Location 6-5 Nihonbashi Kabutocho, Chuo-ku, Tokyo 

Name and title of representative Representative partner: Ippan Shadan Hojin JRP5 

6-10-12 Todoroki, Setagaya-ku, Tokyo 

Kazumasa Iizuka, Director 

Description of business 1. Acquisition, holding, disposition, leasing and management of real estate properties  

2. Acquisition, holding and disposition of trust beneficiary interests in real estate  

3. All kinds of services ancillary to the above businesses 

Capital  100,000 yen 

Incorporation April 7, 2015 

Net assets Undisclosed as KRR has not obtained the seller’s consent. 

Total assets Undisclosed as KRR has not obtained the seller’s consent. 

Relationship between KRR/the Asset Manager and the seller 

 Capital relationship Ippan Shadan Hojin and Kenedix, Inc., the parent company under the Financial Instruments 

and Exchange Act holding 100% of the Asset Manager that has provided funds to the Ippan 

Shadan Hojin, in aggregate, hold 10.0% of the sum of the total shares in the seller and the 

total stake in Tokumei Kumiai by the seller. 

Personnel relationship No special personnel relationship between KRR/the Asset Manager and the seller. 

Business relationship Kenedix, Inc. is entrusted with asset management by the seller. 

Related party transactions 

 

The seller is deemed a related party under both the Investment Trust Law and Retail REIT 

Division’s Internal Regulations on Related Party Transactions of the Asset Manager. 

*As of July 29, 2015 

 

 

R-4  Ashico Town Ashikaga 
Company name G.K. JPN1 

Location 6-5 Nihonbashi Kabutocho, Chuo-ku, Tokyo 
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Name and title of representative Representative partner: Ippan Shadan Hojin KRF28 

6-2-31-1822 Toyosu, Koto-ku, Tokyo 

Takeharu Nakashima, Director 

Description of business 1. Acquisition, holding, disposition, leasing and management of real estate properties  

2. Acquisition, holding and disposition of trust beneficiary interests in real estate  

3. All kinds of services ancillary to the above businesses 

Capital  10,000,000 yen  

Incorporation April 11, 2008 

Net assets Undisclosed as KRR has not obtained the seller’s consent. 

Total assets Undisclosed as KRR has not obtained the seller’s consent. 

Relationship between KRR/the Asset Manager and the seller 

 Capital relationship Ippan Shadan Hojin holds all shares in the seller, and Kenedix, Inc., the parent company 

under the Financial Instruments and Exchange Act holding 100% of the Asset Manager, has 

provided funds to Ippan Shadan Hojin. Also, Kenedix holds 10% of the stake in Tokumei 

Kumiai operated by the seller and in subordinated loans for the seller, in aggregate. 

Personnel relationship No special personnel relationship between KRR/the Asset Manager and the seller. 

Business relationship Kenedix, Inc. is entrusted with asset management by the seller. 

Related party transactions 

 

The seller is deemed a related party under both the Investment Trust Law and Retail REIT 

Division’s Internal Regulations on Related Party Transactions of the Asset Manager. 

*As of July 29, 2015 

 

R-5  Yorktown Shinden-Higashi 

R-6  Kasumi Technopark Sakura 

This is undisclosed due to the failure of gaining approval from the seller, Ippan Shadan Hojin. Please note, there is 

no special capital, personal, and business relationship between KRR/the Asset Manager and the seller that need to be 

written. 
 

 

5.  Transaction with Related Parties 

 

KRR plans to make the following transactions with related parties or the Asset Manager in relation to the acquisition 

of the real estate properties to be acquired.  For these transactions, the Asset Manager, pursuant to Investment Trust 

Act and its Retail REIT Division’s Internal Regulations on Related Party Transactions, is required fully to comply 

with statutory and other regulatory requirements.  The Asset Manager submits all transactions for deliberation and 

resolution by the Compliance Committee.  Following the approval by the Compliance Committee, each transaction 

is submitted to the Retail REIT Division’s Asset Management Committee for resolution. Then the approval of each 

transaction is resolved at KRR’s Board of Directors Meeting held on August 27, 2015 and agreed upon by the 

executive officers of KRR based on such resolution. The Asset Manager also submits written notices concerning the 

transactions with related parties to KRR in accordance with the Investment Trust Law. 

 

(1) Acquisition of assets 

The assets to be acquired through transactions with related parties include: 

Name of seller Property name 
Anticipated acquisition price 

(million yen) 

JRP4 G.K. Carino Esaka 6,555 

JRP5 G.K. COMBOX Komyoike 6,450 

G.K. JPN1 Ashico Town Ashikaga 4,180 

 

(2) Delegation of property management to the Asset Manager  

 

KRR has concluded property management agreements with the Asset Manager, which provides KRR with a single 

contact point for all matters relating to the property management of acquired assets. Fees to the Asset Manager under 

each property management agreement consist of the components as follows: 

 



 

 

 

 

28  

Disclaimer:  This press release is not an offer to sell or a solicitation of any offer to buy the securities of KRR in the United States or 

elsewhere. Investment units may not be offered or sold in the United States without registration or an exemption from 
registration under the United States Securities Act of 1933 (the “Securities Act”). Any public offering of investment units to 

be made in the United States will be made by means of an English language prospectus prepared in accordance with the 

Securities Act that may be obtained from KRR and that will contain detailed information about KRR and its management, as 
well as KRR’s financial statements. However, KRR will not undertake a public offering and sale of investment units in the 

United States, and the investment units have not been and will not be registered under the Securities Act. 

Property management fees for three multi-tenant retail properties: 

Services provided by Property name 
Services 

provided 
Property management fee (annual) 

Kenedix Real Estate Fund 

Management, Inc. 

Carino Esaka 

Ashico Town Ashikaga 

Yorktown Shinden-Higashi 

Property 

management 

Income from properties × 1.5% 

+ on-site personnel expenses 

 

Property management fees for four single-tenant retail properties:   

Services provided by Property name 
Services 

provided 
Property management fee (annual) 

Kenedix Real Estate Fund 

Management, Inc. 

Gourmet City Chiba-Chuo 

COMBOX Komyoike 

Hankyu Oasis Hirakatadeguchi 

Kasumi Technopark Sakura 

Property 

management 

14.4 million yen 

(3.6 million yen per asset) 

 

Property management fees for 6 land-only properties: 

Services provided by Property name 
Services 

provided 
Property management fee (annual) 

Kenedix Real Estate Fund 

Management, Inc. 

Super Viva Home Iwatsuki (Land) 

K’s Denki Shonan-Fujisawa (Land) 

Unicus Kamisato (Land) 

Unicus Konosu (Land) 

Inageya Yokohama Minamihonjuku 

(Land) 

Welcia Kishiwadakamori (Land) 

Property 

management 

14.4 million yen 

(2.4 million yen per asset) 

 

Fees associated with the management of construction projects: 

Construction price Fees 

Less than 1 million yen None 

1 million yen to less than2 million yen 6% 

2 million yen to less than5 million yen 120,000 yen + 5% on the portion exceeding 2 million yen 

5 million yen to less than10 million yen 270,000 yen + 4% on the portion exceeding 5 million yen 

10 million yen to less than100 million yen 470,000 yen + 3% on the portion exceeding 10 million yen 

100 million yen or more Amount agreed upon by relevant parties 

 

 

6.  Status of Property Acquirer 

 

The acquisition of properties from parties with a special vested interest are as follows. The table below lists the (i) 

name of the company, (ii) relationship with the party with a special vested interest, and (iii) background/reasons for 

the acquisition. 
 

Property 

name 
KRR 

Seller (previous owner/trust 

beneficiary) 

Second previous owner/trust 

beneficiary 

* 

(3) 

Acquisition (transfer) price 

Acquisition (transfer) date 

(1), (2) and (3) 

Acquisition (transfer) price 

Acquisition (transfer) date 

(1), (2) and (3) 

Acquisition (transfer) price 

Acquisition (transfer) date 

Carino 

Esaka 

(3) Reasons for acquisition: The asset 

satisfies KRR’s investment criteria and is a 

highly competitive property that will 

continue generating profits over the 

medium to long term. The acquisition price 

is considered fair as it is below the 

appraisal value by Japan Real Estate 

Institute (6,580 million yen) 

(1) JRP4 G.K. 

(2) JRP4 G.K. is a private fund 

which has delegated asset 

to Kenedix, Inc., the parent 

of the Asset Manager 

(3) Acquired for investment 

management purposes 

Parties other than special 

interested parties 

6,555 million yen (before tax) Undisclosed (Note) ― 

October 2015 March 2015  
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COMBOX 

Komyoike 

(3) Reasons for acquisition: The asset 

satisfies KRR’s investment criteria and is a 

highly competitive property that will 

continue generating profits over the 

medium to long term. The acquisition price 

is considered fair because it is below the 

appraisal value by Daiwa Real Estate 

Appraisal Co., Ltd. (6,840 million yen) 

(1) JRP5 G.K. 

(2) JRP5 G.K. is a private 

real-estate fund which has 

delegated asset 

management to Kenedix, 

Inc., the parent of the Asset 

Manager 

(3) Acquired for investment 

management purposes 

Parties other than special 

interested parties 

 6,450 million yen (before tax) Undisclosed (Note) ― 

October 2015 May 2015 ― 

Ashico 

Town 

Ashikaga 

(3) Reasons for acquisition: The asset 

satisfies KRR’s investment criteria and is a 

highly competitive property that will 

continue generating profits over the 

medium to long term. The acquisition price 

is considered fair because it is below the 

appraisal value of Daiwa Real Estate 

Appraisal Co., Ltd. (5,050 million yen) 

(1)  G.K. JPN1 

(2)  G.K. JPN1 is a private 

real-estate fund which has 

delegated asset 

management to Kenedix, 

Inc., the parent of the Asset 

Manager  

(3) Acquired for investment 

management purposes 

Parties other than special 

interested parties 

 

4,180 million yen (before tax) 

Details omitted as the previous 

owner/trust beneficiary had 

owned the property for more 

than one year 

― 

October 2015 February 2007 ― 

(Note) The acquisition price the previous owner/trust beneficiary paid for the property (the selling price of the second previous 

owner/trust beneficiary) is Undisclosed as KRR has not obtained consent from the second previous owner/trust 

beneficiary. The total acquisition price the previous owners/trust beneficiaries paid for Carino Esaka and COMBOX 

Komyoike was 12,328 million yen (before tax). Super Viva Home Iwatsuki (Land), K’s Denki Shonan-Fujisawa (Land), 

Unicus Kamisato (Land), Unicus Konosu (Land), Inageya Yokohama Minamihonjuku (Land), Gourmet City Chiba-Chuo, 

Hankyu Oasis Hirakatadeguchi, Welcia Kishiwadakamori (Land), Yorktown Shinden-Higashi, and Kasumi Technopark 

Sakura are not acquired from parties with a special vested interest in KRR or the Asset Manager. 

 

 

7.  Broker Profile 

 

T-14  Gourmet City Chiba-Chuo 

O-7  Hankyu Oasis Hirakatadeguchi 

This is undisclosed due to the failure of gaining approval from the brokerage firm, Ippan Shadan Hojin. Please note, 

there is no special capital, personal, and business relationship between KRR/the Asset Manager and the brokerage 

firm that need to be written. 
 

R-5  Yorktown Shinden-Higashi 

R-6  Kasumi Technopark Sakura 
Company name  Mizuho Trust & Banking Co., Ltd 

Address  1-2-1 Yaesu, Chuo-ku, Tokyo 

Name and title of representative  Takeo Nakano, President and CEO 

Tadashi Ohi, Deputy President 

Description of business  1. Trust business 

2. Acceptance of deposits and installment savings, extending loans, discounting of bills and 

notes, and currency exchange transactions 

3. Guarantee of obligations, acceptance of bills and notes, and any other business incidental 

to the above banking business 

4. Underwriting of, handling of offering and placement of, and sale and purchase of 

government bonds, municipal bonds, government-guaranteed bonds and other 

securities, etc. 

5. Other businesses allowed for banks and trust companies under the Secured Bonds Trust 

Act and other laws  

6. Operations affiliated with the businesses above 
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Capital  247,369,709 thousand yen 

Incorporation  May 9, 1925  

Brokerage fee  Undisclosed as KRR has not obtained the brokerage firm 's consent 

Relationship between KRR/the Asset Manager and the brokerage firm 

 Capital relationship  No special capital relationship between KRR/the Asset Manager and the brokerage firm. 

Also, no special capital relationship between the related parties/affiliates of KRR/the Asset 

Manager and the related parties/affiliates of the brokerage firm.  

Personnel relationship  No special personnel relationship between KRR/the Asset Manager and the brokerage firm.  

Business relationship  No special business relationship between KRR/the Asset Manager and the brokerage firm.  

Related party transactions  The brokerage firm is not deemed a related party under either the Investment Trust Law or 

the “Retail REIT Division’s Internal Regulations on Related Party Transactions” of the 

Asset Manager.  

 

 

8.  Acquisition Schedule 
 

No.  Property name 
Acquisition decision date 

Contract date 

 Payment date (anticipated) 

Acquisition date (anticipated) 

T-9 Super Viva Home Iwatsuki (Land) 

August 27, 2015 October 2, 2015 

T-10 K’s Denki Shonan-Fujisawa (Land) 

T-11 Unicus Kamisato (Land) 

T-12 Unicus Konosu (Land) 

T-13 Inageya Yokohama Minamihonjuku (Land) 

T-14 Gourmet City Chiba-Chuo 

O-5 Carino Esaka 

O-6 COMBOX Komyoike 

O-7 Hankyu Oasis Hirakatadeguchi 

O-8 Welcia Kishiwadakamori (Land) 

R-4 Ashico Town Ashikaga 

R-5 Yorktown Shinden-Higashi 

R-6 Kasumi Technopark Sakura 

(Note) The contract constitutes a forward commitment (contracts for sale or purchase at a later date, being contracts and the 

like for the settlement and transfer of goods not less than one month after the conclusion of the contract) as defined in 

the Comprehensive Guidelines for Supervision of Financial Instruments Business Operators, etc. set by the Financial 

Services Agency. 

Despite the clauses concerning penalty for the damages in (a) below, our purchase of the property is subject to the 

condition that we complete financing necessary to fund the acquisitions. If we are unsuccessful in raising adequate 

funds to finance these acquisitions, the purchase and sale agreement will not go into effect and therefore, neither the 

seller nor we can claim a penalty for the damages incurred as a result. Therefore, we believe that this purchase and 

sale agreement is unlikely to have a substantial impact on our financials and distributions. 

a. In case where either party is in breach of the provisions of the purchase and sale agreement, which results in the 

failure of the transaction, the non-breaching party shall be entitled to terminate the agreement, with notification 

to the breaching party. The penalty for the damages is determined as following. 

 

Property name Penalty for the damages payable by breaching party 

UNICUS Kamisato (Land) 

UNICUS Konosu (Land). 

The penalty for damages should be determined through discussion 

with the counterparty based on the principle of good faith 

Inageya Yokohama Minamihonjuku 

(Land) 

Welcia Kishiwadakamori (Land) 

The breaching party should pay the non-breaching party the 

amount that equals to the damage incurred.  

 

Ashico Town Ashikaga The non-breaching party is entitled to claim, from the breaching 

party, a penalty for the damages incurred as a result of the 

termination of the agreement. (The amount that can be claimed is 

subject to an upper limit of 15% of the anticipated acquisition 

price.) 
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Super Viva Home Iwatsuki (Land) 

K’s Denki Shonan-Fujisawa (Land) 

Gourmet City Chiba-Chuo 

Carino Esaka  

COMBOX Komyoike 

Hankyu Oasis Hirakatadeguchi 

Yorktown Shinden-Higashi 

Kasumi Technopark Sakura 

None 

 

b. Our purchase of the property is subject to the condition that we complete financing necessary to fund the 

acquisitions. If we are unsuccessful in raising adequate funds to finance these acquisitions, the purchase and sale 

agreement will not go into effect and we are not responsible for paying a penalty for the damages incurred as a 

result. 

 

 

9.  Outlook 

 

Please refer to “Notice Concerning Revisions to Forecasts of Financial Results and Distributions for the Fiscal 

Periods Ending September 30, 2015 and March 31, 2016, and the Forecast of Financial Results and Distributions for 

the Fiscal Period Ending September 30, 2016” for the forecasts of financial results and distributions for the period 

ending September 2015 (October 3, 2014 – September 30, 2015). 

 

 

10.  Summary of Real Estate Appraisal Report 

 

T-9  Super Viva Home Iwatsuki (Land) 
Summary of real estate appraisal report 

Appraisal value 5,210,000,000 yen 

Appraiser The Tanizawa Sōgō Appraisal Co., Ltd. 

as of July 1, 2015 

Item Breakdown Basis 

Income capitalization approach value 5,210,000,000 yen Calculated by the DCF method 

 

Value based on direct capitalization method -  

 

(1) Gross operating revenue 

(a)－b)) 
-  

 

a) Effective gross 

operating revenue 
-  

b) Loss from vacancy, etc. -  

(2) Operating expenses -  

 

Maintenance expenses -  

Utility expenses -  

Repair expenses -  

PM fees -  

Tenant recruit expenses, 

etc. 
-  

Taxes and dues -  

Insurance premium -  

Other expenses -  

(3) Net operating income 

(NOI=(1)-(2)) 
-  

(4) Profit from security deposits -  

(5) Capital expenditure -  

(6) Net cash flow 

(NCF=(3)+(4)-(5)) 
-  

(7) Cap rate -  

Value based on DCF method 5,210,000,000 yen  



 

 

 

 

32  

Disclaimer:  This press release is not an offer to sell or a solicitation of any offer to buy the securities of KRR in the United States or 

elsewhere. Investment units may not be offered or sold in the United States without registration or an exemption from 
registration under the United States Securities Act of 1933 (the “Securities Act”). Any public offering of investment units to 

be made in the United States will be made by means of an English language prospectus prepared in accordance with the 

Securities Act that may be obtained from KRR and that will contain detailed information about KRR and its management, as 
well as KRR’s financial statements. However, KRR will not undertake a public offering and sale of investment units in the 

United States, and the investment units have not been and will not be registered under the Securities Act. 

 
Discount rate 

1st fiscal year to 17th 

fiscal year: 4.7% 

18th fiscal year to 

37.4th fiscal year: 

4.8% 

Calculated based on transactions of comparable 

properties and by taking into account the 

uniqueness of real estate properties as financial 

assets in terms of investment yield. 

Terminal cap rate - - 

Value based on cost method -  

 
Ratio of land -  

Ratio of building -  

Adjustments in 

estimated value and 

considerations taken 

into account in 

determining 

appraisal value 

The subject property is located approximately 2.4 km east of Iwatsuki Station of Tobu Noda Line, near 

National Route 16. The retail store is one of the largest in area within a ten-kilometer radius, intended 

for a board trade area. With no particular competitors, the store is considered to have a high, 

monopolistic competitiveness in the surrounding area. 

All these factors were taken into account in determining the appraisal value. 

 

T-10  K’s Denki Shonan-Fujisawa (Land) 
Summary of real estate appraisal report 

Appraisal value 3,410,000,000 yen 

Appraiser The Tanizawa Sōgō Appraisal Co., Ltd. 

Date of 

appraisal 

July 1, 2015 

Item Breakdown Basis 

Income capitalization approach value 3,410,000,000 yen Calculated by the DCF method 

 Value based on direct capitalization method -  

 

(1) Gross operating revenue 

(a - b)) 
-  

 

a) Effective gross 

operating revenue 
-  

b) Loss from vacancy, etc. -  

(2) Operating expenses -  

 

Maintenance expenses -  

Utility expenses -  

Repair expenses -  

PM fees -  

Tenant recruit expenses, 

etc. 
-  

Taxes and dues -  

Insurance premium -  

Other expenses -  

(3) Net operating income 

(NOI=(1)-(2)) 
-  

(4) Profit from security deposits -  

(5) Capital expenditure -  

(6) Net cash flow 

(NCF=(3)+(4)-(5)) 
-  

(7) Cap rate -  

Value based on DCF method 3,410,000,000 yen  

 
Discount rate 

1st fiscal year to 12th 

fiscal year: 4.6% 

13th fiscal year to 

32.3th fiscal year: 

4.7% 

Calculated based on transactions of comparable 

properties and by taking into account the 

uniqueness of real estate properties as financial 

assets in terms of investment yield. 

Terminal cap rate -  

Value based on cost method -  

 Ratio of land -  

Ratio of building -  
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Adjustments in 

estimated value and 

considerations taken 

into account in 

determining 

appraisal value 

The subject property faces the Prefectural Route 22 and the Yoda Bypass, which connects to a wide 

area, giving the property a wide retail trade area from the east to the west. The home electronics store 

on the land is relatively large in size in the trade area, giving it a high competitiveness in drawing 

customers from a wide area.  

All these factors were taken into account in determining the appraisal value. 

 

T-11  Unicus Kamisato (Land) 
Summary of real estate appraisal report 

Appraisal value 3,010,000,000 yen 

Appraiser The Tanizawa Sōgō Appraisal Co., Ltd. 

as of July 1, 2015 

Item Breakdown Basis 

Income capitalization approach value 3,010,000,000 yen Calculated by the DCF method 

 Value based on direct capitalization method -  

 

(1) Gross operating revenue 

(a)－b)) 
-  

 

a) Effective gross 

operating revenue 
-  

b) Loss from vacancy, etc. -  

(2) Operating expenses -  

 

Maintenance expenses -  

Utility expenses -  

Repair expenses -  

PM fees -  

Tenant recruit expenses, 

etc. 
-  

Taxes and dues -  

Insurance premium -  

Other expenses -  

(3) Net operating income 

(NOI=(1)-(2)) 
-  

(4) Profit from security deposits -  

(5) Capital expenditure -  

(6) Net cash flow 

(NCF=(3)+(4)-(5)) 
-  

(7) Cap rate -  

Value based on DCF method 

1st fiscal year to 15th 

fiscal year: 4.7% 

16th fiscal year to 30th 

fiscal year: 4.8% 

31st fiscal year to 40th 

fiscal year: 4.9% 

Calculated based on transactions of comparable 

properties and by taking into account the 

uniqueness of real estate properties as financial 

assets in terms of investment yield. 

 
Discount rate -  

Terminal cap rate -  

Value based on cost method -  

 Ratio of land -  

Ratio of building -  

Adjustments in 

estimated value and 

considerations taken 

into account in 

determining 

appraisal value 

The subject property is located approximately 850 m east of Gyoda Station of JR Takasaki Line, 

adjacent to National Route 17 in a commercial area with a number of roadside stores along 

thoroughfare. The shopping center on the land is situated on an advantageous location, accessed from 

not only the city of Konosu but also the cities of Gyoda and Kumagaya, and houses such stores with 

high daily needs as a grocery supermarket as its core tenant, a daily goods wholesaler, a drug store, a 

bookstore, and a hair salon, making it high competitive in the retail trade area. 

All these factors were taken into account in determining the appraisal value. 
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T-12  Unicus Konosu (Land) 
Summary of real estate appraisal report 

Appraisal value 1,730,000,000 yen 

Appraiser The Tanizawa Sōgō Appraisal Co., Ltd. 

as of July 1, 2015 

Item Breakdown Basis 

Income capitalization approach value 1,730,000,000 yen Calculated by the DCF method 

 

Value based on direct capitalization method -  

 

(1) Gross operating revenue 

(a)－b)) 
-  

 

a) Effective gross 

operating revenue 
-  

b) Loss from vacancy, etc. -  

(2) Operating expenses -  

 

Maintenance expenses -  

Utility expenses -  

Repair expenses -  

PM fees -  

Tenant recruit expenses, 

etc. 
-  

Taxes and dues -  

Insurance premium -  

Other expenses -  

(3) Net operating income 

(NOI=(1)-(2)) 
-  

(4) Profit from security deposits -  

(5) Capital expenditure -  

(6) Net cash flow 

(NCF=(3)+(4)-(5)) 
-  

(7) Cap rate -  

Value based on DCF method 1,730,000,000 yen  

 
Discount rate 

1st fiscal year to 15th 

fiscal year: 4.6% 

16th fiscal year to 30th 

fiscal year: 4.7% 

31st fiscal year to 40th 

fiscal year: 4.8% 

Calculated based on transactions of comparable 

properties and by taking into account the 

uniqueness of real estate properties as financial 

assets in terms of investment yield. 

Terminal cap rate -  

Value based on cost method -  

 Ratio of land -  

Ratio of building -  

Adjustments in 

estimated value and 

considerations taken 

into account in 

determining 

appraisal value 

The subject property is located approximately 2.7 km southeast of Jimbohara Station of JR Takasaki 

Line, faces the relatively busy Fujioka-Honjo prefectural route and is situated about 10 minutes away 

from Honjo-Kodama IC of Kanetsu Expressway by car, giving it high accessibility bar car from all 

directions. The shopping center on the land houses a grocery store, a cinema building, a fitness club, a 

large-scale sports goods store, etc. and is highly competitive in the trade area. 

All these factors were taken into account in determining the appraisal value. 

 

T-13  Inageya Yokohama Minamihonjuku (Land) 
Summary of real estate appraisal report 

Appraisal value 1,460,000,000 yen 

Appraiser Japan Real Estate Institute 

as of July 1, 2015 

Item Breakdown Basis 

Income capitalization approach value 1,460,000,000 yen Calculated by the DCF method 

 Value based on direct capitalization method -  
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 (1) Gross operating revenue 

(a - b) -  

 a) Effective gross 

operating revenue 
-  

b) Loss from vacancy, etc. -  

(2) Operating expenses -  

 

Maintenance expenses -  

Utility expenses -  

Repair expenses -  

PM fees -  

Tenant recruit expenses, 

etc. 
-  

Taxes and dues -  

Insurance premium -  

Other expenses -  

(3) Net operating income 

(NOI=(1)-(2)) 
-  

(4) Profit from security deposits -  

(5) Capital expenditure -  

(6) Net cash flow 

(NCF=(3)+(4)-(5)) 
-  

(7) Cap rate -  

Value based on DCF method 1,460,000,000 yen  

 

Discount rate 4.0% 

Calculated based on the past transactions of 

comparable properties and by taking into 

account the uniqueness of real estate properties 

as financial assets in terms of investment yield 

Terminal cap rate 4.6% 

Calculated by taking into account the 

characteristics of the NCF used for the discount 

rate and future uncertainties/liquidity 

/marketability of the property 

Value based on cost method -  

 Ratio of land -  

Ratio of building -  

Adjustments in 

estimated value and 

considerations taken 

into account in 

determining 

appraisal value 

The subject property is located about 1.4 km from Futamatagawa Station on the Sagami Railway Main 

Line, and hence, is not very close to the nearest railway station. However, the property will likely keep 

enjoying strong demand, as the retail trade area includes densely populated residential districts, such as 

the district with the Sakonyama Housing Complex.  

The current land rent level is considered reasonable in comparison with the levels for comparable 

properties. Also, the risk of both rent decreases and tenant moveout should be limited as the rents 

generally may not be revised during the contract term and given the sectors they belong to. The 

property, therefore, is expected to continue generating stable cash flows.  

All these factors were taken into account in determining the appraisal value.  

 

T-14  Gourmet City Chiba-Chuo 
Summary of real estate appraisal report 

Appraisal value 780,000,000 yen 

Appraiser Daiwa Real Estate Appraisal Co., Ltd. 

as of July 1, 2015 

Item Breakdown Basis 

Income capitalization approach value 780,000,000 yen 

Calculated by the DCF method, with the 

results verified using the direct-capitalization 

method 

 
Value based on direct capitalization method 777,000,000 yen 

Calculated by dividing the stabilized NCF by 

the cap rate 

 

(1) Gross operating revenue 

(Note) 

(a - b) 

Undisclosed  
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a) Effective gross operating 

revenue 
Undisclosed  

b) Loss from vacancy, etc. Undisclosed  

(2) Operating expenses (Note) Undisclosed  

 

Maintenance expenses Undisclosed  

Utility expenses 0 yen 
None on assumption that the expenses are 

borne by lessees 

Repair expenses Undisclosed  

PM fees 3,600,000 yen The estimated PM fees considered reasonable 

Tenant recruit expenses, 

etc. 
0 yen None assuming long-term tenancy 

Taxes and dues Undisclosed  

Insurance premium Undisclosed  

Other expenses Undisclosed  

(3) Net operating income 

(NOI=(1)-(2)) 
43,593,103 yen  

(4) Profit from security deposits 1,203,000 yen 
Calculated on assumption that the investment 

yield is 2.0% 

(5) Capital expenditure 3,613,100 yen 
The average annual renovation expenses 

described in the engineering report 

(6) Net cash flow 

(NCF=(3)+(4)-(5)) 
41,183,003 yen  

(7) Cap rate 5.3% 

Calculated based on overall evaluation of the 

location, building specifications and contract 

terms of the property 

Value based on DCF method 781,000,000 yen  

 

Discount rate 5.1% 

Calculated based on the past transactions of 

comparable properties and by taking into 

account the uniqueness of real estate 

properties as financial assets in terms of 

investment yield 

Terminal cap rate 5.5% 

Calculated by taking into account the 

characteristics of the NCF used for the 

capitalization rate and future uncertainties/ 

liquidity/marketability of the property  

Value based on cost method 1,130,000,000 yen  

 Ratio of land 20.2%  

Ratio of building 79.8%  

Adjustments in 

estimated value and 

considerations taken 

into account in 

determining 

appraisal value 

The entire property, including the subject asset, is a private-public office-retail complex developed as 

part of the Chiba-Chuo Zone 6 Category I Urban Redevelopment Project. The property consists of a 

parking building, where the subject asset belongs, and a main building, which includes public facilities. 

The atrium in the main building, which is fully covered with glass and is highly stylish, is sun-flooded.  

The property is provided with a parking for up to 313 cars and sufficient bike parking spaces on the 

premises, to meet the needs of customers.  

The property cannot be accessed easily on foot from Chiba Station, which is the closest station. 

However, it is easily reachable by car or bicycle as it faces a major road. The number of family 

households is expected to further increase in the surrounding retail trade area, as the construction of the 

Chiba Central Tower, a 43-story tower condominium, has been completed and medium-rise 

condominiums are also increasing in the neighborhood.  

All these factors were taken into account in determining the appraisal value.  

(Note) Figures used in the direct capitalization method include information that KRR has not obtained consent from the lessees 

for its disclosure. Such information or figures that can make calculation of such information are not disclosed in (1) and 

(2) above 

 

O-5  Carino Esaka 
Summary of real estate appraisal report 

Appraisal value 6,580,000,000 yen 

Appraiser Japan Real Estate Institute 

as of July 1, 2015 
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Item Breakdown Basis 

Income capitalization approach value 6,580,000,000 yen 

Calculated by the DCF method, with the 

results verified using the direct-capitalization 

method 

 

Value based on direct capitalization method 6,620,000,000 yen 

Calculated by dividing the stabilized NCF by 

the cap rate  

 

 (1) Gross operating revenue 

(a)－b)) 
592,407,000 yen  

 
a) Effective gross 

operating revenue 
609,230,000 yen 

Calculated based on the fair rent level that is 

expected to remain stable over the medium 

term 

b) Loss from vacancy, 

etc. 
16,823,000 yen 

Calculated based on the occupancy rate level 

that is expected to remain stable over the 

medium term 

(2) Operating expenses 247,570,000 yen  

 

Maintenance expenses 68,156,000 yen 

Calculated by comparing the actual 

maintenance expenses during the past fiscal 

year for the property and the maintenance 

expense levels for comparable properties 

Utility expenses 96,990,000 yen 
Calculated based on estimates and the 

vacancy rate 

Repair expenses 10,613,000 yen 

Calculated based on the average annual repair 

expenses described in the engineering report 

and also by taking into account short-term 

repair expenses 

PM fees 13,000,000 yen 

Calculated based on anticipated PM fees for 

the property and the PM fees for comparable 

properties 

Tenant recruit expenses, 

etc. 
3,300,000 yen 

Calculated based on tenant recruit expense 

levels for comparable properties 

Taxes and dues 49,710,000 yen 
Calculated based on standard taxes and dues 

for FY2015 

Insurance premium 1,601,000 yen 

Calculated based on actual insurance 

premiums and the comparison with insurance 

premium rates for comparable properties 

Other expenses 4,200,000 yen 
Calculated based on the actual mat rental fees 

in the past years 

(3) Net operating income 

(NOI=(1)-(2)) 
344,837,000 yen  

(4) Profit from security deposits 4,673,000 yen 
Calculated on assumption that the investment 

yield is 2.0% 

(5) Capital expenditure 25,328,000 yen 

Based on the average annual renovation 

expenses described in the engineering report 

and of comparable companies plus CM fees 

(6) Net cash flow 

(NCF=(3)+(4)-(5)) 
324,182,000 yen  

(7) Cap rate 4.9% 

Calculated based on overall evaluation of the 

location, building specifications and contract 

terms of the property 

Value based on DCF method 6,530,000,000 yen  

 

Discount rate 4.6% 

Calculated based on the past transactions of 

comparable properties and by taking into 

account the uniqueness of real estate 

properties as financial assets in terms of 

investment yield 

Terminal cap rate 5.1% 

Calculated by taking into account the 

characteristics of the NCF used for the cap 

rate and future 
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uncertainties/liquidity/marketability of the 

property 

Value based on cost method 6,360,000,000 yen  

 Ratio of land 76.9%  

Ratio of building 23.1%  

Adjustments in 

estimated value and 

considerations taken 

into account in 

determining 

appraisal value 

The subject property is more than 30 years old but should be reasonably competitive as it is located 

within a short distance of Esaka Station on the Osaka Municipal Subway Midosuji Line and also within 

the busiest district in the Esaka area. However, the marketability may be weak due to limited liquidity, 

since the flexibility in exercising the rights as an owner (in repair, maintenance, etc.) may be limited 

compared to the case where the whole building is solely owned, given the compartmentalized 

ownership in both the building and the land. 

All these factors were taken into account in determining the appraisal value. 

 

O-6  COMBOX Komyoike 
Summary of real estate appraisal report 

Appraisal value 6,840,000,000 yen 

Appraiser Daiwa Real Estate Appraisal Co., Ltd. 

as of July 1, 2015 

Item Breakdown Basis 

Income capitalization approach value 6,840,000,000 yen 

Calculated by the DCF method, with the 

results verified using the direct-capitalization 

method 

 

Value based on direct capitalization method 6,940,000,000 yen 
Calculated by dividing the stabilized NCF by 

the cap rate 

 

(1) Gross operating revenue 

(a)－b)) 
452,523,684 yen  

 

a) Effective gross 

operating revenue 
452,523,684 yen 

Calculated based on the fair rent level that is 

expected to remain stable over the medium 

term 

b) Loss from vacancy, 

etc. 
0 yen 

Calculated based on the occupancy rate level 

that is expected to remain stable over the 

medium term 

(2) Operating expenses 63,728,075 yen  

 

Maintenance expenses 0 yen 
None on assumption that the expenses are 

borne by lessees 

Utility expenses 0 yen 
None on assumption that the expenses are 

borne by lessees 

Repair expenses 0 yen 
None on assumption that the expenses are 

borne by lessees 

PM fees 3,600,000 yen 

Calculated based on anticipated PM fees for 

the property and the PM fees for comparable 

properties 

Tenant recruit expenses, 

etc. 
0 yen 

Calculated based on tenant recruit expense 

levels for comparable properties 

Taxes and dues 57,938,807 yen 
Calculated based on the actual/standard taxes 

and dues for FY2015 

Insurance premium 2,189,268 yen 

Calculated based on estimated insurance 

premiums and the comparison with insurance 

premium rates for comparable properties 

Other expenses 0 yen None 

(3) Net operating income 

(NOI=(1)-(2)) 
388,795,609 yen  

(4) Profit from security deposits 5,442,880 yen 
Calculated on assumption that the investment 

yield is 2.0% 

(5) Capital expenditure 26,505,813 yen 

The average annual renovation expenses 

described in the engineering report and of 

comparable companies plus CM fees 

(6) Net cash flow 367,732,676 yen  
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(NCF=(3)+(4)-(5)) 

(7) Cap rate 5.3% 

Calculated based on overall evaluation of the 

location, building specifications and contract 

terms of the property 

Value based on DCF method 6,790,000,000 yen  

 

Discount rate 5.0% 

Calculated based on the past transactions of 

comparable properties and by taking into 

account the uniqueness of real estate 

properties as financial assets in terms of 

investment yield 

Terminal cap rate 5.5% 

Calculated by taking into account the 

characteristics of the NCF used for the cap 

rate and future 

uncertainties/liquidity/marketability of the 

property 

Value based on cost method 7,910,000,000 yen  

 Ratio of land 67.7%  

Ratio of building 32.3%  

Adjustments in 

estimated value and 

considerations taken 

into account in 

determining 

appraisal value 

The subject property is only 3-4 minutes away on foot from Komyoike Station, the closest station, on 

the Senboku Express Railway Line and is easily reachable by both car and bicycle. The property is also 

provided with sufficient car and bicycle parking spaces and can draw in customers from across the 

surrounding retail trade area. The building was completed in 2004 but has been well maintained and 

thus has no particular problems with respect to building conditions. The building is well partitioned for 

lease with an open ceiling at the center to provide a certain level of visibility for each tenant. The 

second floor is connected directly with the station via a pedestrian deck. The tenants include several 

major specialty shops and the property is recognized as one of the landmark retail properties in the area 

catering to diverse needs of customers.  

All these factors were taken into account in determining the appraisal value. 

 

O-7  Hankyu Oasis Hirakatadeguchi 
Summary of real estate appraisal report 

Appraisal value 1,290,000,000 yen 

Appraiser Daiwa Real Estate Appraisal Co., Ltd. 

as of July 1, 2015 

Item Breakdown Basis 

Income capitalization approach value 1,290,000,000 yen 
Calculated by the DCF method, with the results 

verified using the direct-capitalization method 

 

Value based on direct capitalization method 1,300,000,000 yen 
Calculated by dividing the stabilized NCF by 

the cap rate 

 

(1) Gross operating revenue 

(Note) 

(a)－b)) 

Undisclosed 

 

 

a) Effective gross 

operating revenue 
Undisclosed 

 

b) Loss from vacancy, etc. Undisclosed  

(2) Operating expenses (Note) Undisclosed  

 

Maintenance expenses 0 yen 
None on assumption that the expenses are borne 

by lessees 

Utility expenses 0 yen 
None on assumption that the expenses are borne 

by lessees 

Repair expenses 0 yen 
None on assumption that the expenses are borne 

by lessees 

PM fees 3,600,000 yen 

Calculated based on anticipated PM fees for the 

property and the PM fees for comparable 

properties 

Tenant recruit expenses, 

etc. 
0 yen 

Calculated based on tenant recruit expense 

levels for comparable properties 

Taxes and dues Undisclosed  

Insurance premium Undisclosed  
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Other expenses 0 yen None 

(3) Net operating income 

(NOI=(1)-(2)) 
75,326,951 yen 

 

(4) Profit from security deposits 870,240 yen 
Calculated on assumption that the investment 

yield is 2.0% 

(5) Capital expenditure 2,209,000 yen 

The average annual renovation expenses 

described in the engineering report and of 

comparable companies plus CM fees 

(6) Net cash flow 

(NCF=(3)+(4)-(5)) 
73,988,191 yen 

 

(7) Cap rate 5.7% 

Calculated based on overall evaluation of the 

location, building specifications and contract 

terms of the property 

Value based on DCF method 1,280,000,000 yen  

 

Discount rate 5.5% 

Calculated based on the past transactions of 

comparable properties and by taking into 

account the uniqueness of real estate properties 

as financial assets in terms of investment yield 

Terminal cap rate 5.9% 

Calculated by taking into account the 

characteristics of the NCF used for the cap rate 

and future uncertainties/liquidity/marketability 

of the property 

Value based on cost method 923,000,000 yen  

 Ratio of land 72.2%  

Ratio of building 27.8%  

Adjustments in 

estimated value and 

considerations taken 

into account in 

determining 

appraisal value 

The subject property is a low-rise 2-story retail building completed in 2006. The building is well 

maintained and generally in good condition. The first floor is leased to Hankyu Oasis, a supermarket; 

Daiso, a specialty discount retailer; and Shoei Cleaning, a laundry. Pay-by-the-hour parking lots are 

located on the second floor and on the east side of the premises. The main entrance and exit is located 

on the southeast of the building and the sales floor is designed and divided into sections to make it 

easier for customers to wander about in the store, a typical layout recently adopted for medium-sized 

grocery supermarkets. The location is ideal for a supermarket to sell both groceries and daily supplies 

as the neighborhood is a mixed area of residential (single-family homes and condominiums) and 

industrial properties (factories). The average spending per customers will likely remain stable because 

it is unlikely that the property will be involved in a price war given no strong competitors or discount 

stores in the neighborhood. All these factors were taken into account in determining the appraisal value. 

(Note) Figures used in the direct capitalization method include information that KRR has not obtained consent from the lessees 

for its disclosure. Such information or figures that can make calculation of such information are not disclosed in (1) and 

(2) above 

 

O-8  Welcia Kishiwadakamori (Land) 
Summary of real estate appraisal report 

Appraisal value 500,000,000 yen 

Appraiser Japan Real Estate Institute 

as of July 1, 2015 

Item Breakdown Basis 

Income capitalization approach value 500,000,000 yen Calculated by the DCF method 

 

Value based on direct capitalization method -  

 

(1) Gross operating revenue 

(a)－b)) 
-  

 

a) Effective gross 

operating revenue 
-  

b) Loss from vacancy, etc. -  

(2) Operating expenses -  

 

Maintenance expenses -  

Utility expenses -  

Repair expenses -  

PM fees -  



 

 

 

 

41  

Disclaimer:  This press release is not an offer to sell or a solicitation of any offer to buy the securities of KRR in the United States or 

elsewhere. Investment units may not be offered or sold in the United States without registration or an exemption from 
registration under the United States Securities Act of 1933 (the “Securities Act”). Any public offering of investment units to 

be made in the United States will be made by means of an English language prospectus prepared in accordance with the 

Securities Act that may be obtained from KRR and that will contain detailed information about KRR and its management, as 
well as KRR’s financial statements. However, KRR will not undertake a public offering and sale of investment units in the 

United States, and the investment units have not been and will not be registered under the Securities Act. 

Tenant recruit expenses, 

etc. 
-  

Taxes and dues -  

Insurance premium -  

Other expenses -  

(3) Net operating income 

(NOI=(1)-(2)) 
-  

(4) Profit from security deposits -  

(5) Capital expenditure -  

(6) Net cash flow 

(NCF=(3)+(4)-(5)) 
-  

(7) Cap rate -  

Value based on DCF method 500,000,000 yen  

 

Discount rate 4.0% 

Calculated based on the past transactions of 

comparable properties and by taking into 

account the uniqueness of real estate properties 

as financial assets in terms of investment yield 

Terminal cap rate 4.6% 

Calculated by taking into account the 

characteristics of the NCF used for the discount 

rate and future uncertainties/liquidity/ 

marketability of the property 

Value based on cost method -  

 
Ratio of land -  

Ratio of building -  

Adjustments in 

estimated value and 

considerations taken 

into account in 

determining 

appraisal value 

The subject property is located about 750m north of Izumi-Omiya Station on the Nankai Main Line, 

and hence, is located within a walking distance of the nearest railway station. The property is favorably 

located to attract both the type of customers who come to the place by car and the residents in 

neighboring areas. The current land rent is considered generally reasonable, in comparison with the 

levels for comparable properties. Also, the property is expected to continue generating stable cash 

flows, as the risk that the existing tenants move out is limited in view of the sectors they belong to.   

All these factors were taken into account in determining the appraisal value.  

 

R-4  Ashico Town Ashikaga 
Summary of real estate appraisal report 

Appraisal value 5,050,000,000 yen 

Appraiser Daiwa Real Estate Appraisal Co., Ltd. 

as of July 1, 2015 

Item Breakdown Basis 

Income capitalization approach value 3,340,000,000 yen 
Calculated by the DCF method, with the results 

verified using the direct-capitalization method 

 
Value based on direct capitalization method 3,370,000,000 yen 

Calculated by dividing the stabilized NCF by 

the cap rate 

 (1) Gross operating revenue 

(a)－b)) 
461,985,559 yen  

 

a) Effective gross 

operating revenue 
481,740,779 yen 

Calculated based on the fair rent level that is 

expected to remain stable over the medium term 

b) Loss from vacancy, etc. 19,755,220 yen 

Calculated based on the occupancy rate level 

that is expected to remain stable over the 

medium term 

(2) Operating expenses 265,730,510 yen  

 

Maintenance expenses 63,059,000 yen 

Calculated based on the estimated maintenance 

expenses and the maintenance expense levels 

for comparable properties 

Utility expenses 130,623,000 yen 
Calculated based on estimates and the vacancy 

rate 

Repair expenses 8,436,250 yen 

Calculated based on the average annual repair 

expenses described in the engineering report 

and also by taking into account short-term repair 
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expenses 

PM fees 10,273,170 yen 

Calculated based on anticipated PM fees for the 

property and the PM fees for comparable 

properties 

Tenant recruit expenses, 

etc. 
1,534,832 yen 

Calculated based on tenant recruit expense 

levels for comparable properties 

Taxes and dues 39,803,278 yen 
Calculated based on the actual/standard taxes 

and dues for FY2015 

Insurance premium 3,800,980 yen 

Calculated based on estimated insurance 

premiums and the comparison with insurance 

premium rates for comparable properties 

Other expenses 8,200,000 yen 
Calculated based on the actual advertising 

expenses in the past years 

(3) Net operating income 

(NOI=(1)-(2)) 
196,255,049 yen  

(4) Profit from security deposits 5,320,712 yen 
Calculated on assumption that the investment 

yield is 2.0% 

(5) Capital expenditure 19,823,910 yen 

Based on the average annual renovation 

expenses described in the engineering report 

and of comparable companies plus CM fees 

(6) Net cash flow 

(NCF=(3)+(4)-(5)) 
181,751,851 yen  

(7) Cap rate 5.4% 

Calculated based on overall evaluation of the 

location, building specifications and contract 

terms of the property 

Value based on DCF method 3,330,000,000 yen  

 

Discount rate 5.2% 

Calculated based on the past transactions of 

comparable properties and by taking into 

account the uniqueness of real estate properties 

as financial assets in terms of investment yield 

Terminal cap rate 5.6% 

Calculated by taking into account the 

characteristics of the NCF used for the cap rate 

and future uncertainties/liquidity/marketability 

of the property 

Item Breakdown Basis 

Income capitalization approach value【Land】 1,710,000,000 yen 

Using the DCF method, with the results verified 

using the Inwood method (capitalization over a 

definite term) 

 

Inwood method (capitalization over a 

definite term) 
1,710,000,000 yen 

Calculated by multiplying the stabilized NCF 

by an ordinary level annuity factor, which is 

based on the discount rate and definite term, + 

the amount of sales price (land price) and 

expenses discounted to the present value 

 

(1) Gross operating revenue 

(a)-b)) 
85,145,520 yen  

 

a) Effective gross 

operating revenue 
85,145,520 yen The current land rent 

b) Loss from vacancy, etc. 0 yen None 

(2) Operating expenses 12,148,143 yen  

 

Maintenance expenses 0 yen None 

Utility expenses 0 yen None 

Repair expenses 0 yen None 

PM fees 2,554,366 yen 

Calculated based on anticipated PM fees for the 

property and the PM fees for comparable 

properties 

Tenant recruit expenses, 

etc. 
0 yen None 

Taxes and dues 9,593,777 yen 
Calculated based on the actual/standard taxes 

and dues for FY2015 
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Insurance premium 0 yen None 

Other expenses 0 yen None 

(3) Net operating income 

(NOI=(1)-(2)) 
72,997,377 yen  

(4) Profit from security deposits 1,010,560 yen 
Calculated on assumption that the investment 

yield is 2.0% 

(5) Capital expenditure 0 yen None 

(6) Net cash flow 

(NCF=(3)+(4)-(5)) 
74,007,937 yen  

(7) Discount rate 5.0% 

Calculated based on the past transactions of 

comparable properties and by taking into 

account the uniqueness of real estate properties 

as financial assets in terms of investment yield 

Value based on DCF method 1,710,000,000 yen  

 Discount rate 5.0% Estimated in the same manner as above 

Income capitalization approach value【Total】 5,050,000,000 yen  

Value based on cost method 8,450,000,000 yen  

 Ratio of Land (proprietary ownership) 38.3%  

Land (ownership interest) 21.8%  

Ratio of building 39.9%  

Adjustments in 

estimated value and 

considerations taken 

into account in 

determining 

appraisal value 

The subject property is a shopping center located 2.1 km away from Ashikaga Station on the JR Ryomo 

Line and 3 km away from Ashikaga IC on the Kitakanto Expressway. The property is easily accessible 

by car given its location facing Prefectural Route 40, which is connected to National Route 293.  

Part of Ashico Town Ashikaga is leased under a fixed-term land lease for business purposes. 

The subject property consists of 6 buildings, including OM, RS and CC buildings completed in 2007 

and three smaller buildings completed in 2014. Open-space parking lots are at the center of the 

premises and the buildings are arranged to form a U-shaped complex, making each retail store highly 

visible from the parking. The tenant mix is well balanced and includes a wide variety of retail stores, 

such as clothing stores, and the service businesses, besides a grocery supermarket and a health club as 

the core tenants.   

All these factors were taken into account in determining the appraisal value.  

 

R-5  Yorktown Shinden-Higashi 
Summary of real estate appraisal report 

Appraisal value 3,320,000,000 yen 

Appraiser Daiwa Real Estate Appraisal Co., Ltd. 

as of July 1, 2015 

Item Breakdown Basis 

Income capitalization approach value 3,320,000,000 yen 
Calculated by the DCF method, with the results 

verified using the direct-capitalization method 

 

Value based on direct capitalization method 3,340,000,000 yen 
Calculated by dividing the stabilized NCF by 

the cap rate 

 

(1) Gross operating 

revenue(Note) 

(a)－b)) 

Undisclosed  

 

a) Effective gross 

operating revenue 
Undisclosed  

b) Loss from vacancy, etc. Undisclosed  

(2) Operating expenses (Note) Undisclosed  

 

Maintenance expenses Undisclosed  

Utility expenses Undisclosed  

Repair expenses Undisclosed  

PM fees 7,901,093 yen 

Calculated based on anticipated PM fees for the 

property and the PM fees for comparable 

properties 

Tenant recruit expenses, 

etc. 
0 yen 

No recruitment expenses on assumption of 

long-term tenancy by existing tenants 

Taxes and dues Undisclosed  

Insurance premium Undisclosed  
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Other expenses Undisclosed  

(3) Net operating income 

(NOI=(1)-(2)) 
196,588,407 yen  

(4) Profit from security deposits 897,851 yen 
Calculated on assumption that the investment 

yield is 2.0% 

(5) Capital expenditure 10,677,030 yen 

Based on the average annual renovation 

expenses described in the engineering report 

and of comparable companies plus CM fees 

(6) Net cash flow 

(NCF=(3)+(4)-(5)) 
186,809,228 yen  

(7) Cap rate 5.6% 

Calculated based on overall evaluation of the 

location, building specifications and contract 

terms of the property 

Value based on DCF method 3,310,000,000 yen  

 

Discount rate 5.4% 

Calculated based on the past transactions of 

comparable properties and by taking into 

account the uniqueness of real estate properties 

as financial assets in terms of investment yield 

Terminal cap rate 5.8% 

Calculated by taking into account the 

characteristics of the NCF used for the cap rate 

and future uncertainties/liquidity/ marketability 

of the property 

Value based on cost method 4,990,000,000 yen  

 Ratio of land 74.8%  

Ratio of building 25.2%  

Adjustments in 

estimated value and 

considerations taken 

into account in 

determining 

appraisal value 

The subject property is conveniently located about a 3-minute walk from Kozuru-shinden Station on 

the JR Sengoku Line, with the frontal road connected to a national route. The location is favorable 

because the neighborhood consists mostly of residential districts and the business environment is not 

very competitive relative to most such environments. 

The building, completed in 2004, has been well maintained and thus has no particular problems in 

terms of building conditions. The property should be highly competitive given no large retail properties 

over 1,000 m2 in the neighborhood. 

All these factors were taken into account in determining the appraisal value.  

(Note) Figures used in the direct capitalization method include information that KRR has not obtained consent from the lessees 

for its disclosure. Such information or figures that can make calculation of such information are not disclosed in (1) and 

(2) above 

 

R-6  Kasumi Technopark Sakura 
Summary of real estate appraisal report 

Appraisal value 847,000,000 yen 

Appraiser Daiwa Real Estate Appraisal Co., Ltd. 

as of July 1, 2015 

Item Breakdown Basis 

Income capitalization approach value 847,000,000 yen 
Calculated by the DCF method, with the results 

verified using the direct-capitalization method 

 
Value based on direct capitalization method 856,000,000 yen 

Calculated by dividing the stabilized NCF by 

the cap rate 

 

(1) Gross operating revenue 

(Note) 

(a)－b)) 

Undisclosed 

 

 

a) Effective gross 

operating revenue 
Undisclosed 

 

b) Loss from vacancy, etc. Undisclosed  

(2) Operating expenses (Note) Undisclosed  

 

Maintenance expenses 0 yen 
None on assumption that the expenses are borne 

by lessees 

Utility expenses 0 yen 
None on assumption that the expenses are borne 

by lessees 

Repair expenses 0 yen None on assumption that the expenses are borne 
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by lessees 

PM fees 3,600,000 yen 

Calculated based on anticipated PM fees for the 

property and the PM fees for comparable 

properties 

Tenant recruit expenses, 

etc. 
0 yen 

Calculated based on tenant recruit expense 

levels for comparable properties 

Taxes and dues Undisclosed  

Insurance premium Undisclosed  

Other expenses Undisclosed  

(3) Net operating income 

(NOI=(1)-(2)) 
46,480,220 yen 

 

(4) Profit from security deposits 480,000 yen 
Calculated on assumption that the investment 

yield is 2.0% 

(5) Capital expenditure 1,603,692 yen 

The average annual renovation expenses 

described in the engineering report and of 

comparable companies plus CM fees 

(6) Net cash flow 

(NCF=(3)+(4)-(5)) 
45,356,528 yen 

 

(7) Cap rate 5.3% 

Calculated based on overall evaluation of the 

location, building specifications and contract 

terms of the property 

Value based on DCF method 843,000,000 yen  

 

Discount rate 5.1% 

Calculated based on the past transactions of 

comparable properties and by taking into 

account the uniqueness of real estate properties 

as financial assets in terms of investment yield 

Terminal cap rate 5.5% 

Calculated by taking into account the 

characteristics of the NCF used for the cap rate 

and future uncertainties/liquidity/ marketability 

of the property 

Value based on cost method 772,000,000 yen  

 Ratio of land 85.4%  

Ratio of building 14.6%  

Adjustments in 

estimated value and 

considerations taken 

into account in 

determining 

appraisal value 

The subject property is not within walking distance of Tsukuba Station on the Tsukuba Express Line, 

but the road in front connects to Prefectural Routes 128 and 55 and leads to Prefectural Route 24; 

traffic is heavy in the neighborhood. The surrounding areas are dominated by residential districts, and 

thus, the property can enjoy demand from both the residents in the surrounding areas and those who 

come to the place by car.  

Also, a large-scale single-family housing project is underway on the south of the property. If the 

project is completed, the demand for the property will likely grow further.  

All these factors were taken into account in determining the appraisal value. 

(Note) Figures used in the direct capitalization method include information that KRR has not obtained consent from the lessees 

for its disclosure. Such information or figures that can make calculation of such information are not disclosed in (1) and 

(2) above 

 

Recipients of this material: The Kabuto Club, Ministry of Land, Infrastructure and Transportation Kisha Club, 

Ministry of Land, Infrastructure and Transportation Press Club for Construction Publications 
 

KRR website address: http://www.krr-reit.com/en/ 

 

<Attached materials>  

Reference material 1.  Summary of building condition investigation reports 

Reference material 2.  Property photographs and maps  

Reference material 3.  Property portfolio of KRR (after acquisition of the properties to be acquired)
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Reference material 1.  Summary of building condition investigation reports 

 

KRR has obtained engineering reports, containing the diagnosis of building deteriorations, a short- and long-term 

repair and maintenance plan, the assessment of legal compliance with the Building Standard Laws, the investigation 

of hazardous substances in a building and soil environment, from Tokio Marine & Nichido Risk Consulting Co., Ltd. 

Those engineering reports reflect the conclusions and views of the above company at a certain time point, and hence, 

we cannot guarantee the accuracy and appropriateness of the descriptions in the reports. 

 

No. Property name 

 

Investigation company  

 

Investigation 

performed in  

Repairs, maintenance and renovation 

expenses  

Required over the 

next 12 years 

(thousand yen) 

(Note) 

Required within  

one year 

(thousand yen) 

(Note) 

T-9 
Super Viva Home 

Iwatsuki (Land) 
－ － － － 

T-10 

K’s Denki 

Shonan-Fujisawa 

(Land) 

－ － － － 

T-11 
Unicus Kamisato  

(Land) 
－ － － － 

T-12 
Unicus Konosu  

(Land) 
－ － － － 

T-13 

Inageya Yokohama 

Minamihonjuku 

(Land) 

－ － － － 

T-14 
Gourmet City 

Chiba-Chuo 

Tokio Marine & Nichido 

Risk Consulting Co., Ltd. 
August 2015 24,669 131 

O-5 Carino Esaka 
Tokio Marine & Nichido 

Risk Consulting Co., Ltd. 
August 2015 424,506 6,443 

O-6 
COMBOX 

Komyoike 

Tokio Marine & Nichido 

Risk Consulting Co., Ltd. 
August 2015 355,643 0 

O-7 
Hankyu Oasis 

Hirakatadeguchi 

Tokio Marine & Nichido 

Risk Consulting Co., Ltd. 
August 2015 57,175 0 

O-8 

Welcia 

Kishiwadakamori 

(Land) 

－ － － － 

R-4 
Ashico Town 

Ashikaga 

Tokio Marine & Nichido 

Risk Consulting Co., Ltd. 
August 2015 327,264 0 

R-5 
York Town 

Shinden-Higashi 

Tokio Marine & Nichido 

Risk Consulting Co., Ltd. 
July 2015 176,945 4,163 

R-6 
Kasumi Technopark 

Sakura 

Tokio Marine & Nichido 

Risk Consulting Co., Ltd. 
August 2015 18,155 0 

Total 1,384,357  10,737  

(Note)  Of the “Repairs, maintenance and renovation expenses,” “Required over the next 12 years” indicates the total 

expenses required during the next 12 years from the date of the investigation report and “Required within one year” 

indicates the total expenses required within 1 year from the date of the investigation report. All figures are truncated 

to thousands of yen as in the investigation reports.  
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Reference material 2.  Property photographs and maps 

 
T-9 Super Viva Home Iwatsuki (Land) 
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T-10 K’s Denki Shonan-Fujisawa (Land) 
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T-11 Unicus Kamisato (Land) 
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T-12 Unicus Konosu (Land) 
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T-13 Inageya Yokohama Minamihonjuku (Land) 
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T-14 Gourmet City Chiba-Chuo 
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O-5 Carino Esaka 
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O-6 COMBOX Komyoike 
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O-7 Hankyu Oasis Hirakatadeguchi 
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O-8 Welcia Kishiwadakamori (Land) 
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R-4 Ashico Town Ashikaga 
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R-5 Yorktown Shinden-Higashi 
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R-6 Kasumi Technopark Sakura 
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Reference material 3.  Property portfolio of KRR (after acquisition of the properties to be acquired) 

 

The type, location, (anticipated) acquisition date, (anticipated) acquisition price, appraisal value, appraisal NOI 

yield, occupancy rate and share of each of the properties acquired or anticipated to be acquired are as follows: 

 

No. 

Type 

(Note1) 
Property name Location 

Anticipated 
acquisition 

date 

Anticipated 

acquisition 
price  

(million yen) 

(Note2) 

Appraisal 

value 
(million 

yen) 

(Note 3) 

Appraisal 

NOI yield 

(%) 
(Note 4) 

Occupancy 

rate 

(%) 
(Note 5) 

Share 
(%) 

(Note 6) 

Properties acquired 

T-1 CSC 
Fululu Garden 
Yachiyo 

Yachiyo, Chiba 
February 10, 

2015 
14,848 15,000 5.2 99.5 11.4 

T-2 

Urban 

Station-

Front 
SC 

MONA Shin-Urayasu Urayasu, Chiba 
February 10, 

2015 
8,063 8,340 6.1 99.1 6.2 

T-3 

Urban 

Station-
Front 

SC 

Passaggio Nishiarai 
Adachi ward, 
Tokyo 

February 10, 
2015 

5,850 6,020 5.0 97.4 4.5 

T-4 

Urban 

Station-
Front 

SC 

Daikanyama Address 
Dixsept 

Shibuya ward, 
Tokyo 

February 10, 
2015 

5,390 5,400 4.3 93.9 4.2 

T-5 NSC Unicus Ina 
Kitaadachi-gun, 

Saitama 

February 10, 

2015 
4,379 4,410 5.4 100.0 3.4 

T-6 NSC 
Yorktown 
Kita-Kaname 

Hiratsuka, 
Kanagawa 

February 10, 
2015 

4,000 4,120 5.4 100.0 3.1 

T-7 NSC Unicus Yoshikawa Yoshikawa, Saitama 
February 10, 

2015 
3,600 3,630 5.1 100.0 2.8 

T-8 SS 
Sports Club 

Renaissance Fujimidai 

Nerima ward, 

Tokyo 

February 10, 

2015 
2,586 2,600 4.9 100.0 2.0 

O-1 NSC Blumer Maitamon Kobe, Hyogo 
February 10, 

2015 
8,389 8,520 5.8 97.9 6.5 

O-2 SM 
Central Square 

Takadono (Land) 
Osaka, Osaka 

February 10, 

2015 
2,685 2,700 4.8 100.0 2.1 

O-3 NSC 
Piago Kahma Home 

Center Omihachiman 

Omihachiman, 

Chiba 

February 10, 

2015 
2,140 2,390 7.5 100.0 1.6 

O-4 NSC Blumer HAT Kobe Kobe, Hyogo 
April 

16, 2015 
11,000 11,200 5.3 99.5 8.5 

N-1 SS 

Kahma Home Center 

Nakagawa Tomita 

(Land) 

Nagoya, Aichi 
February 10, 

2015 
2,311 2,380 5.2 100.0 1.8 

N-2 NSC 
Valor 
Ichinomiya-Nishi 

Ichinomiya, Aichi 
February 10, 

2015 
2,174 2,190 5.9 100.0 1.7 

N-3 SS 
K’s Denki Nakagawa 
Tomita (Land) 

Nagoya, Aichi 
February 10, 

2015 
889 903 5.2 100.0 0.7 

F-1 SM Sunny Noma Fukuoka, Fukuoka 
February 10, 

2015 
1,497 1,500 5.4 100.0 1.2 

R-1 NSC Roseo Mito Mito, Ibaraki 
February 10, 

2015 
9,675 

9,780 

(Note 7) 
5.7 

100.0 

(Note 8) 
7.5 

R-2 SS 
K’s Denki Aomori 

Honten 
Aomori, Aomori 

February 10, 

2015 
1,469 1,590 6.7 100.0 1.1 

R-3 SS 
Super Sports Xebio 
Aomori-Chuo 

Aomori, Aomori 
February 10, 

2015 
898 901 6.4 100.0 0.7 
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No. 

Type 

(Note1) 
Property name Location 

Anticipated 

acquisition 
date 

Anticipated 
acquisition 

price  
(million yen) 

(Note2) 

Appraisal 
value 

(million 
yen) 

(Note 3) 

Appraisal 
NOI yield 

(%) 

(Note 4) 

Occupancy 
rate 

(%) 

(Note 5) 

Share 

(%) 
(Note 6) 

Properties to be acquired 

T-9 NSC 
Super Viva Home 

Iwatsuki (Land) 
Saitama, Saitama 

October 2, 

2015 
4,815 5,210 4.3 100.0 3.7 

T-10 SS 
K’s Denki 
Shonan-Fujisawa 

(Land) 

Fujisawa, 

Kanagawa 

October 2, 

2015 
3,169 3,410 5.0 100.0 2.4 

T-11 NSC 
Unicus Kamisato  

(Land) 

Kodama-gun, 

Saitama  

October 2, 

2015 
3,000 3,010 4.6 100.0 2.3 

T-12 NSC 
Unicus Konosu  
(Land) 

Konosu, Saitama 
October 2, 
2015 

1,700 1,730 4.6 100.0 1.3 

T-13 SM 

Inageya Yokohama 

Minamihonjuku 

(Land) 

Yokohama, 

Kanagawa 

October 2, 

2015 
1,442 1,460 4.5 100.0 1.1 

T-14 SM 
Gourmet City 
Chiba-Chuo 

Chiba, Chiba 
October 2, 
2015 

760 780 5.7 100.0 0.6 

O-5 

Urban 

Station-

Front 
SC 

Carino Esaka Suita, Osaka 
October 2, 

2015 
6,555 6,580 5.3 100.0 5.1 

O-6 

Urban 

Station-

Front 
SC 

COMBOX Komyoike Izumi, Osaka 
October 2, 

2015 
6,450 6,840 6.0 100.0 5.0 

O-7 SM 
Hankyu Oasis 

Hirakatadeguchi 
Hirakata, Osaka 

October 2, 

2015 
1,280 1,280 5.9 100.0 1.0 

O-8 SS 

Welcia 

Kishiwadakamori 
(Land) 

Kishiwada, Osaka 
October 2, 

2015 
487 500 4.5 100.0 0.4 

R-4 NSC 
Ashico Town 

Ashikaga 
Ashikaga, Tochigi 

October 2, 

2015 
4,180 5,050 6.4 

92.7 

(Note 8) 
3.2 

R-5 NSC 
York Town 

Shinden-Higashi 
Sendai, Miyagi 

October 2, 

2015 
3,252 3,320 6.0 100.0 2.5 

R-6 SM 
Kasumi Technopark 

Sakura 
Tsukuba, Ibaraki 

October 2, 

2015 
830 847 5.6 100.0 0.6 

Total / Average 129,763 133,601 5.4 98.9 100.0 

(Note 1) Properties are categorized into the following five types of retail properties for daily needs: NSC (Neighborhood 

Shopping Center), SM (Supermarket), CSC (Community Shopping Center), Urban Station-Front SC (Urban 

Station-Front Shopping Center) and SS (Specialty Store). 

(Note 2) “Anticipated acquisition price” indicates the purchase price of each trust beneficiary interest specified in purchase 

agreement in relation to the acquisition of each property (excluding acquisition costs, adjustment in property tax and 

city-planning tax, and consumption tax; and rounded down to the nearest one million yen). 

(Note 3) The appraisal values are as of October 1, 2014 for the properties acquired at IPO, as of March 1, 2015 for Bulmer 

HAT Kobe, and as of July 1, 2015 for the properties to be acquired. 

(Note 4) “Appraisal NOI yield” indicates the value calculated using the following formula and rounded down to the first 

decimal point and the “Total/average” of “Appraisal NOI yield” indicates the average appraisal NOI yield which is a 

weighted average of appraisal NOI yields of all acquired properties: 

Appraisal NOI of each property ÷ Anticipated acquisition price for each property. 

Please note that "Appraisal NOI" is the net operating income calculated by subtracting the amount of operating 

expenses from the operating revenue described in relevant appraisal reports, meaning that Appraisal NOI is the 

income before depreciation and differs from NCF (Net Cash Flow) which is calculated by adding investment gains 

from such as deposits and subtracting capex from NOI. Appraisal NOI above is calculated using the direct 

capitalization method. However, where the direct capitalization method is not applicable, appraisal NOI indicates the 

net operating income for the first year based on the DCF method. (Note that Central Square Takadono (Land) uses 

NOI for the second year and Unicus Kamisato (Land) and Unicus Konosu (Land) use NOI for the fourth year, when 

ordinary operations are expected to take place.) 

(Note 5)  “Occupancy rate” indicates the proportion of the leased area in the total leasable area of all the acquired properties 

and the properties to be acquired, and hence, is calculated by dividing the total leased area as of the end of June 2015 
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by the total leasable area of all the acquired properties and the properties to be acquired. All occupancy rate numbers 

are rounded down to the first decimal point. The “Total/average” of “Occupancy rate” indicates the average 

occupancy rate of all properties in the portfolio after the anticipated acquisitions, and the occupancy rate is obtained 

by dividing the total leased area by the total leasable area of the existing properties and anticipated properties. 

(Note 6)  "Share" indicates the percentage of the acquisition price for each property in the total acquisition price, rounded down 

to the first decimal point. 

(Note 7)  The property value estimated by Japan Real Estate Institute in its updated property report (as of April 1, 2015) based 

on assumption that the building construction/expansion at Roseo Mito will be completed as scheduled and KRR 

revenues from the building the estimated is 10,500 million yen. Please note that the updated property report has been 

prepared in accordance with the Ministry of Land, Infrastructure, Transport and Tourism’s guidelines regarding scope 

of work and reporting when appraisers conduct assignments under certain conditions, but is not considered an 

“appraisal report” under Japanese laws and regulations applicable to the delivery of appraisal reports to J-REITs in 

respect of properties they intend to acquire. Please also note that the updated property report is no more than an 

opinion and view of a report at a certain timepoint and is not to guarantee the validity, accuracy, or tradability under 

the estimated price. KRR/the Asset Manager has no conflict of interest with Japan Real Estate Institute. 

(Note 8)  Although the building and the land are leased separately to different tenants, the occupancy rate reflects the 

occupancy of both the building and the land. 


