
Summary of Q&A Session of the Financial Results Briefing for the 26th Period 

(ended June 2019) 

 

<Q1> 

The cap rate of BIZCORE AKASAKA MITSUKE which will be acquired from the 

sponsor is 3.6%, but what is the reasoning for acquiring it at this rate? 

<A1> 

We recognize that the NOI yield of 3.6% and NOI yield after depreciation of 3.2% are at an 

appropriate level for new office buildings in central Tokyo that we will acquire. NOI yield and 

NOI yield after depreciation of AKASAKA INTERCITY AIR was 3.6% and 3.0%, respectively, 

upon acquisition last year, but we believe that the acquisition was made at an appropriate 

price upon comprehensively taking into consideration factors such as the comparison with 

AIR or change in the market one year after the acquisition.  

 

<Q2> 

What is the next corporate action? 

<A2> 

One of the corporate actions that can be implemented in the 27th period is asset 

replacement, and we believe that there is sufficient possibility of such happening. We would 

like to promote asset replacement more actively than before.  

As for LTV, of the acquisition price of BIZCORE of 6.2 billion yen, 4 billion yen was procured 

through debt. LTV will temporarily reach approximately 45%, however, we do not intend to 

keep it at 45% and aim to operate between 40% and 45%.  

 

<Q3> 

Which properties are in the pipeline? 

<A3> 

There is about 25 billion yen of properties in the pipeline, of which we are considering 

acquisition of 10 billion yen from the sponsor and 15 billion yen from third parties. 

 

<Q4> 

You achieved the goal of DPU of 2,800 yen. What is your next goal? 

<A4> 

We forecast that DPU will be 2,890 yen in the 28th period and believe that the level of 2,900 

yen is already in sight. We have not set the next goal, but we intend to achieve an annual 

growth of DPU by around 2% to 4%.  



 

<Q5> 

As for the future level of property acquisition, the NOI yield of BIZCORE was 3.6%, but 

what yield do envision amidst the significant downward trend of current and implied 

cap rates? 

<A5> 

While we believe that the yield of BIZCORE was at an appropriate level, we will acquire 

properties other than those in central Tokyo and properties other than those in Tokyo at a 

level higher than the portfolio average and continue to conduct operation maintaining the 

average level through the blend with properties in central Tokyo based on the fact that the 

average yield of our portfolio is 5.0% when based on NOI and 3.6% when based on NOI 

after depreciation.  

 

<Q6> 

Decrease in revenue due to rent holiday is expected in the plan for the fiscal period 

ending June 2020. Could you explain this in detail? 

<A6> 

We will refrain from mentioning specific details of individual cases, but temporary rent 

holiday was added as a condition of rent increase upon the previous revision. We have not 

reached an agreement regarding the next revision. 

 

<Q7> 

As for property replacement, what is your thinking on sales of properties with 

unrealized losses? 

<A7> 

Basically, we would like to conduct operation without incurring loss on sale. The current 

transaction market is extremely heated, and we believe that there is a possibility of sale 

without incurring loss on sale by selling properties at a price higher than the assumed price. 

When loss on sale is posted, we assume the offset of such loss with properties with gain on 

sale as seen in the past.  

 

<Q8> 

Are the properties in the BIZCORE series developed based on the assumption that 

they will be acquired by Japan Excellent? 

<A8> 

 



We do not necessarily assume the acquisition of all properties. However, we expect that the 

sponsor will offer to sell some of the 10 properties which have already been completed or 

are planned to be developed.  


