




1. Executive Summary
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Operational status

Strategy to improve unitholder value

Policies for the future

 Offices in Shinbashi and Shinagawa areas are still struggling. Sales of retail tenants 
is improving though more time is needed before it contributes to rent revenue

 Overall occupancy rate is stabilizing by capturing tenantsʼ relocation demands for 
buildings in better location and with higher specifications. Hotels continue to show 
signs of recovery 

 Due to current rising electricity expenses, balance of utilities is expected to worsen 

 Decided to acquire a property which will contribute to improving portfolio 
profitability and stability (A-FLAG NISHI SHINSAIBASHI)

 Secured the minimum DPU level and accumulate internal reserve by asset 
disposition in three phases (Luogo Shiodome)

 Continue to improve portfolio quality and profitability through asset replacements 
 Prioritize improving office occupancy rate in challenged areas, while leveraging 

locational advantage for retail properties
 Reinforce DPU management capability against downside risk by leveraging 

unrealized gain on sale of properties and internal reserves 

These are the highlights of this results announcement.

As for the operational status, although there are signs of recovery overall, we feel the gap is widening between 
different areas, and properties of different quality. 
For offices, competition remains tough in the Shinbashi and Shinagawa areas, and it is taking time to improve 
occupancy. 
For retail, tenant sales is recovering thanks to higher customer traffic, but it still has not led to a contribution in 
rent revenue.
However, more companies are relocating to better locations and higher specification buildings, and we have been 
improving occupancy by capturing such demand.
On the other hand, the recent rise in electricity expenses has had a negative effect on our operating income.

Under these circumstances, we are working on strategies to improve unitholder value. 
We decided to acquire A-FLAG NISHI SHINSAIBASHI, while disposing A-FLAG KITA SHINSAIBASHI and 
Luogo Shiodome, as part of our asset replacement strategy, thereby improving the profitability and stability of the 
portfolio. 
We have used the capital gain to support the minimum DPU level until the period ending November 2023, while 
adding to our internal reserve.

At the bottom are our policies for the future.
First, we will continue our efforts to improve portfolio quality and profitability through asset replacements.
Second, we will continue to prioritize occupancy improvement for our office properties with vacancies, and for 
retail, we will make use of the “locational advantage” to improve earnings.
The third strategy is to use capital gains to enhance our internal reserve, thereby strengthening our ability to 
manage DPU when facing downside risks.
We plan to establish a more stable revenue base through these strategies.

Please turn to the next page.















2. Financial Results/ Forecasts
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FP22 operational results Future strategy

Results/
forecasts

Actual DPU for FP22 ended November 2022:
¥9,300 (no change from previous forecast)
Internal reserve for FP22 ended November 2022:
¥353/unit (up ¥87 from previous forecast)

Forecast DPU for FP23 ending May 2023:
¥9,350 (no change from previous forecast)

Forecast DPU for FP24 ending November 2023:
¥9,300

Asset 
replacement, 

etc.

• Improved balance sheet and reinforced stability of 
portfolio by concluding acquisition contract of A-FLAG 
NISHI SHINSAIBASHI while disposed of A-FLAG KITA 
SHINSAIBASHI and Luogo Shiodome

• Secured the minimum DPU target thanks to gain on 
sale of two assets recorded in FP22

• Continue to deliver stable DPU by using funds from 
disposition in 3 phases of Luogo Shiodome

• Continue to acquire/dispose properties from/to 
third parties as well as the sponsor

Office

• Occupancy rate remained weak due to disincentives 
such as longer time needed to contract leases and new 
tenant departures despite leasing strategy tailored to 
each property being duly implemented

• Achieved stable occupancy in the greater Shibuya 
area firmly capturing market recovery, and continued 
to achieve rent increases taking advantage of rent gaps 
in Osaka and other areas

• Leasing may take longer in weak demand areas such as 
the Shinbashi/Shinagawa area, but endeavor to improve 
occupancy through measures to enhance property 
quality and flexibly adapting leasing conditions to 
improve occupancy rate

• Seek internal growth in the greater Shibuya area, 
etc. in line with the current recovery trend

Retail

• Urban retail properties are rallying with new tenants and 
sales showing signs of recovery thanks to increasing 
number of visitors but require more time for earnings 
to fully rebound

• Occupancy rate and RevPAR of hotels continued to 
show signs of recovery

• Tenants with long-term and fixed-rent lease mainly of 
suburban properties remain stable

• For Urban Retail properties, address changes in tenant 
needs by leveraging the locational advantage, and 
aim to secure stability and revenue growth

• While focusing on stability, aim to improve internal
growth at suburban retail properties and hotels

Finance/
ESG

• Accumulated internal reserves utilizing gain on sale
• Strengthened ESG initiatives and continued healthy 

financial management, including new issuance of 
green bonds

• Acquired 5 stars for the fifth consecutive year in 
GRESB real estate assessment

• Reinforce flexible DPU management capacity against 
downside risk continually utilizing unrealized gain on 
sale 

• Continue prudent finance management with 
sustainable financing 

• Secure financial stability by accumulating internal 
reserves

FP22 Operation Results and Strategy Towards Future Growth









Next is the Greater Shibuya Area, where the strong market is continuing.

Section 1 at the upper left shows the status of operations of our properties in the area. 
We maintained high occupancy of 99% throughout the period.

As you can see in Section 2 at the bottom left, vacancy in the Shibuya area continued to decline, and the 
area remains strong compared to other areas.

Section 3 shows the highlights of some of our properties in the area.
For Shibuya Nampeidai, we have maintained high occupancy and improved profitability, through lease 
renewals at higher rents with existing tenants, as well as an existing tenant expanding its floor space. 
For TLC Ebisu Building, we introduced 2 sections of furnished offices, and were able to secure tenants 
out of which one made an application within just 2 months after starting leasing activities, thereby 
confirming the strong demand in the area. 
As for A-PLACE Aoyama, we were able to renew the lease with a tenant after raising rents again, 
which serves as an example showing how attractive the property is.

Please turn to the next page.
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At the end of FP22 
(Nov. 2022)

Average of FP22 
(Jun.-Nov. 2022)

TO-4 A-PLACE Aoyama

TO-22 A-PLACE Shibuya Nampeidai

• Achieved a third upward rent revision with a tenant staying since 
2013

• Since acquisition in Sep. 2021, occupancy remains at 100%
• Earnings improved thanks to upward rent revision of existing 

tenants and a tenant replacement at a higher rent

• For furnished office*, a rental application received within 2 
months from leasing had started

• We consider introduction to other properties upon examination 
of demand

97.5%
99.3% 100.0% 99.4% 99.4% 98 9%

2022/6 2022/7 2022/8 2022/9 2022/10 2022/11

99% 99%

Occupancy rate of APIʼs offices in the area

*Furnished offices are provided by lessor with interior fixtures and furnishings to  
reduce tenantʼs relocation costs and labor and to facilitate leasing.

TO-1 TLC Ebisu Building

1. Leasing status in the greater Shibuya area

2. Vacancy rate in the Shibuya area
Source : Miki-Shoji, Co., Ltd. 

0%

4%

8%

2020/5 2020/11 2021/5 2021/11 2022/5 2022/11

Tokyo Business District (5 central wards)
Minato Ward
Shibuya Ward

Vacancy rate is 
declining, ahead of the 

overall market

3. Leasing results in the area

Rent increase
+3.2％

Contract 
renewal

161 tsubo

Occupancy rate Leasing result

End of 
FP21

End of 
FP22

100% 100% Replaced
159 tsubo

Rent increase
+6.3％

Application 
received
within

2 months

Leased area
152 tsubo

Leasing result of furnished office

End of 
FP21

End of 
FP22

82% 100%

Rent increase
+3.1％

Contract 
renewal

464 tsubo

Occupancy rate (office) Leasing result

End of 
FP21

End of 
FP22

100% 100%

Leasing Status of Individual Properties (Greater Shibuya Area）
 Demand in the greater Shibuya area shows signs of recovery, and our properties in the area are making solid 

progress in their leasing
 Continue to pursue internal growth in our focus area of greater Shibuya

Occupancy rate
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56%

45%

22%

44%
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65%67%
71%

78%79%

Dec. Jan. Feb. Mar. Apr. May Jun Jul Aug Sep Oct Nov

Status of Hotels

Actual and forecast of revenue from sales-linked rent in Kobe
Kyu Kyoryuchi 25BankanAve. for FP22 Nov. 2022

75%

Lease contract renewal in A-FLAG SAPPORO (November 2021)
• Fixed-rent income increased by setting a higher base rate from 

Nov. 2021 while no sales-linked rent assumed in forecast

• With underlying performance, we expect higher amount than the 
previous forecast

Previous contract New contract
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Hotel sales

Base rent up

New breakpoint

Previous breakpoint

Ave. for FP21 May 2022
45%

Room occupancy

RevPAR (vs. pre-covid*)

*Percentages are compared with the period from December 2018 to November 2019

1. Room occupancy and RevPAR

Ave. for FP22 Nov. 2022
69%

Ave. for FP21 May 2022
45%

2. Hotel contracts

 Room occupancies have continually recovered followed by room rate improvements
 For Kobe Kyu Kyoryuchi 25Bankan, revenue from sales-linked rent is expected higher than previously forecast and 

for A-FLAG SAPPORO, stable revenue is secured by increasing the fixed rent portion

UR-7 Kobe Kyu Kyoryuchi 25Bankan

UR-8 AｰFLAG
SAPPORO

FY 2018 FY 2019 FY 2020 FY 2021 FY 2022
forecast

Revenue from sales-
linked rent for FP23 is 
expected to be higher 
than previous forecast

With the recovery in room occupancy shown in Section 1. on the left, the ADR has improved, and 
RevPAR has also continued to recover.

As for the status of each hotel, Kobe Kyu Kyoruchi 25Bankan generated hotel sales-linked rent for the 
first time in 2 years since 2019, and we revised upwards the forecasted sales-linked rent for the next 
fiscal year, due to strong demand for weddings and banquets.

We can expect further growth in accommodation demand for both hotels, thanks to domestic travel 
incentives by the government, as well as the easing of border restrictions for inbound tourists.

Please turn to the next page.
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23Acquisition / Disposition Policy
 For acquisitions, we will focus both on current stability and on growth potential in the medium to long term, as 

market conditions remain uncertain
 Assets to be disposed will be selected using three criteria; 1)Profitability, 2)Building age, 3)Competitiveness

2．Disposition criteria1．Acquisition criteria

 Generate stable revenue through long-term 
and fixed-rent lease contract

 Potential revenue upside over the medium-
to long-term

Meguro Tokyu
Building

Q plaza Shinjuku-
3chome

A-PLACE
Shibuya Nampeidai

A-PLACE
Tamachi East

 Locational advantage and 
competitiveness of the buildings

 Contribution to improving
unitholder value, such as growth 
potential in DPU and NAV

A-FLAG NISHI
SHINSAIBASHI

Kyoto Karasuma
Parking Building

• Properties with relatively low yield and limited upside 
potential1) Profitability

2)

• Properties with a risk of significant rent decrease, 
long term vacancy, etc.3) 

Disposition
method

• Asset replacement in principle to improve portfolio 
profitability

• Deliver stable DPU through methods such as asset 
disposition over multiple fiscal periods and internal 
reserves

Disposition 
size

• From several billions to over 10 billion of yen/period
• Unrealized gain to total appraisal value of assets at end 

of November 2022 is 19%
(45 properties/total unrealized gain of ¥101.9 bn)

Buyers

• Assets for which profitability improvement by 
redevelopment can be expected

• Assets for which profitability improvement by 
redevelopment cannot be expected

Disposition to third parties is an option 

• Properties requiring a large amount of cash in 
future for maintenance expenses and capital 
expenditure, etc.

Building 
age

Competitive
-ness

Dispose to the sponsor and acquire 
opportunity for external growth after 
redevelopment 

※Excluding 1 property in the portfolio that has concluded sales contract

Here, I will explain our policy on property acquisitions and dispositions.

First, our acquisition policy.
We will continue to acquire properties that have locational advantages, and competitiveness of the 
buildings, that will contribute to DPU and NAV growth.
For example, properties with high stability due to long-term fixed rents, or, more recently, properties 
that can accommodate demand from tenants wanting to upgrade their locations etc. and thereby secure 
stability, and from which we can expect revenue upside in the mid-to-long term, through internal 
growth.
We acquired A-FLAG NISHI SHINSAIBASHI because of its high stability, with the long-term fixed-
rent contract with one of our support companies.

As for our disposition policy, we will assess properties from the 3 perspectives of profitability, building 
age and competitiveness, and will seek to improve the quality of the portfolio.
We expect the current uncertain conditions to continue for the time being, and asset replacements will 
therefore be the main driver of profitability improvement, and we will thus actively promote 
replacements, both in terms of the number as well as size of transactions.

Please turn to the next page.


















