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Ⅰ. Overview of Results for the First Six 
Months Ended May 31, 2015
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Consolidated Earnings Forecast Revision for Fiscal Year Ending November 30, 2015

4

◆Full year revised forcast

・Revenue ¥51.5 billion, a decrease of ¥4.9 billion from the previous forcast
(As a result of a review of the selling period for certain buildings)

・Operating profit ¥6.5 billion, an increase of ¥490 million, profit for the year ¥3.5 billion, an increase of ¥290million , 
from the previous forcast (As a result of first half exceeding the initial forcast, and above-mentioned review of the 
selling period.)

Consolidated Full-Year Earnings Forecasts for Fiscal Year Ending November 30, 2015 (Dec. 1, 2014 to Nov. 30, 2015)

Revenue Operating profit Profit before tax
Profit 
attributable to
owners of the parent

Previous forecasts（A)
announced 1/14 56,425 6,000 5,042 3,258

Revised forecasts（B)
announced 7/3 51,500 6,500 5,583 3,555

Amount of change（B-A) ▲ 4,925 499 540 297

Percentage change（％） ▲ 8.7 8.3 10.7 9.1

[Reference]  Results for 
the previous fiscal year 
ended Nov. 30, 2014

49,981 5,560 4,663 2,874

（¥ million）
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FY2015 First Six Months/Full Year Forecasts - Highlights
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◆ Revenue 22.3 billion (up 9.2% yr/yr) remained at the same level as the previous year.
◆ Operating profit 4.5 billion (up 84.0%yr/yr) and profit for the period 2.6 billion (up 106.0%yr/yr) increased greatly.

【 Revenue 】

（forcasts）
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【Profit before Tax】(¥ million) (¥ million) (¥ million)
【Operating profit】
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FY2013             FY2014              FY2015
(Forcasts as of July 3)

FY2013             FY2014                     FY2015
(Forcasts as of July 3)

FY2013                   FY2014              FY2015
(Forcasts as of July 3)

Revitalization 
Development
Rental 
Fund and Consulting 
Property Management 
Alternative Investment 
Internal Transactions

＜ Segment Revenue＞
【Profit for the period】

＜ Segment Operating Profit＞

FY2013              FY2014             FY2015 2Q FY2013              FY2014             FY2015 2Q FY2013             FY2014              FY2015
(Forcasts as of July 3)

(¥ million) (¥ million) (¥ million)
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※ROA=Profit before tax (profit before tax for the six months ×2 ) ÷（（Total assets at preceding year end + Total assets at current year end）÷2）

※ ROE=Profit for the year (profit for the six months ×2)÷（（Total equity at preceding year end + Total equity at current year end）÷2）

Overview of Consolidated Financial Results for Six Months Ended May 31, 2015

(¥ million)

% % %
Revenue 20,458 100.0 22,343 100.0 1,884 9.2

Cost of revenue 15,903 77.7 15,272 68.4 -630 -4.0

Gross profit 4,554 22.3 7,070 31.6 2,515 55.2

Selling, general and administrative expenses, etc. 2,081 10.2 2,519 11.3 438 21.0

Operating profit 2,473 12.1 4,550 20.4 2,077 84.0

Finance income/costs (net) -373 - -380 - -6 1.9

Profit before tax 2,100 10.3 4,170 18.7 2,070 98.6

Income tax expense 812 - 1,516 - 704 86.8

Profit for the period 1,288 6.3 2,653 11.9 1,365 106.0

1,289 6.3 2,782 12.5 1,493 115.9

EPS (￥) 26.68 54.97 28.29 106.0

ROE (%) 8.4 15.7 7.3P

ROA (%) 5.4 9.8 4.4P

yr/yr  change

Comprehensive income for the period

Six months ended
May 31, 2014

Six months ended
May 31, 2015
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Revitalization Business

◆Operating profit for the six months expanded to ¥3.3 billion, achieving annual operating profit of last year in the half period
◆ Whole buildings ： Sold 18 buildings including income-generating offices such as “Toyocho Tosei building”or  

“Shinjuku 6-chome building”and condominiums
◆Restyling：Sold 34 units in 7 properties including “Hilltop Yokohama Negishi” , “Hilltop Yokohama Higashiterao” etc

7

Shinjuku 6-chome building
（leasehold）

Shibuya 4-chome building

◆12.2％

1Ｑ

2Q２Ｑ

2Q

*The gross profit is net of Cost of Revenues including the following write-down 
amounts under LCM: FY2014 4Q: -260 millions

(¥ million) Revenue (Whole 
buildings)

Revenue (Restyling) Gross profit margin

1Q FY2014   2Q FY2014   3Q FY2014  4Q FY2014   1Q FY2014  2Q FY2014

Toyocho Tosei bulding

Revenue / Gross Profit Margin Major Properties Sold

(Gross profit margin
of FY2014
full year ) 

- First Six Months of FY2015 -

Asakusabashi 1-chome
building

(￥million)

Half-year Full year Half-year Full year (forecast)
Revenue 12,835 34,743 13,759 34,204
Gross profit 1,748 4,226 3,907 5,341
Operating profit 1,269 3,330 3,300 4,290

FY2014 FY2015
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◆ Sold 57 detached houses at “THE Palms court Mitsuikekoen” and “THE Palms court Bunkyo Honkomagome” etc
(in 11 projects) along with “THE Palms Nishidai” as an income-generating apt building and land lots etc.

Development Business

8
THE Palms court Mitsuikekoen （conceptual drawing）

◆19.5％

THE Palms court 
Bunkyo Honkomagome

THE Palms court
Kashiwa Hatsuishi

Detached house / 
Land lots

Condominiums Offices

Gross profit margin

Revenue / Gross Profit Margin
Major Properties Sold/Bring Sold

Income-generating
Condominiums

(Gross profit margin
of FY2014
full year ) 

Detached Houses

1Q FY2014    2Q FY2014 3Q FY2014  4Q FY2014  1Q FY2015 2Q FY2015

*The gross profit is net of Cost of Revenues including the following write-down 
amounts under LCM: FY2014 4Q: -24.8 millions

*The revenues include internal transactions.

- First Six Months of FY2015 -

(￥million)

Half-year Full year Half-year Full year (forecast)
Revenue 3,153 6,112 4,162 7,949
Gross profit 643 1,192 983 1,673
Operating profit 289 432 593 887

FY2014 FY2015
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Including 
non-
current 
assets 
(about 
¥1.4 
billion)6,817 8,578
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◆Total acquisition amount for this period was ¥25.8 billion on a delivery basis(expected disposition values) * 
Revitalization Business：16 Properties   - 11 office properties*,2 income-generating apt buildings, 4 land lots -
Development Business：1 property   -1 detached house project -

◆ As of the end of March, total acquisition amount progressed to about ¥32.5 billion on a contract basis

As of the 
end of 
FY2013

As of the 
end of 

FY2014

As of 
May 31,

2015
Office buildings 18,497 27,185 40,371

Condo/Apt buildings 22,709 13,881 14,240
Detached houses 13,225 15,247 12,288

Other 393 4,243 3,998

合計 54,825 60,557 70,898

Revitalization
Development

R

R

R

R
R

R

R

D

D

D
D

D

R

9

D

R

R

R

D

R

Kitakashiwa Condo Kameido 6-chome building

D

Restyling

R
D

（Contract basis progress）

2Ｑ2Ｑ

Acquisitions in Revitalization and Development Businesses -Acquisition Amount and Inventories-

Trends in Annual Acquisition Amounts
（delivery basis and expected revenues）

Breakdown of Inventories
（Trends in Expected Disposition Values）

Detached 
houses

Commercial 
facilities
Offices

Apartments

Other

Income-
generating 
offices Income-

generating 
offices

Including non-
current assets 
(about ¥0.8 billion)

Other

Commercial 
facilities
Offices

Detached 
houses

Other

Income-
generating 
offices

Detached 
houses

Condos

Income-
generating 
Apt buildings

Income-
generating 
Apt 
buildings

Income-
generating 
Apt 
buildings

Income-
generating 
Apt 
buildings
Income-
generating 
offices

FY2012               FY2013                  FY2014         First Six Months of FY2015

(¥ million)

(¥ million)

*including 1 non-current asset of 
¥800 million yen

 Positively acquire large-sized properties and quality income-generating properties located 
in front of stations in suburbs, while focusing mainly on acquisition of small- to mid-sized 
properties in central Tokyo.
 Strategically promote the acquisition of properties with high potential for revitalization, 
while carefully assessing the characteristics and site locations of properties and market needs.

Contract basis progress 
about ¥32.5billion yen.
(End of May in 2015)

Acquisition progress for first 
six months(delivery basis, 
expected disposition values)
was about ¥25.8 billion yen.
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10

百万円

Rental Business

◆ Focused on the leasing of newly acquired  income-generating offices and apt buildings
to increase occupancy rates.

Office and commercial
buildings:                     25
Apartments:                19
Other: 4

（棟） ※1

◆60.0％

＜ Increase and decrease since the end 
of the previous year ＞
new acquisition                    +7
decrease by sale         ▲9
decrease by evacuation ▲1

Total           ▲3

- First Six Months of FY2015 -

14 14 14 15 16 16 16 16 17 17
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11
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Restyling 流動資産 固定資産

Revenues / Gross Profit Margin Breakdown of Properties Held buy Tosei

Revenue 
(Current assets) Revenue (Restyling)

Revenue
(Non-current assets) Gross profit margin

Current assets* Non-current assets

*Includes income-generating properties only
1Q FY2014  2Q FY2014  3Q FY2014 4Q FY2014 1Q FY2015 2Q FY2015

(¥ million)

(No. of buildings)

*The revenue includes internal transactions

(Gross profit margin
of  FY2014  full year ) 

(￥million)

Half-year Full year Half-year Full year (forecast)
Revenue 1,863 4,210 1,829 3,930
Gross profit 1,189 2,526 888 1,974
Operating profit 1,151 2,414 806 1,792

FY2014 FY2015
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Fund and Consulting Business
◆ AUM significantly increased to about ¥500 billion yen due to new AM of large-scale project,

continuously promote efforts such as the composition of new funds etc to further increase AUM.

※

*The revenue includes internal transactions

- First Six Months of FY2015 -

Revenues / Gross Profit Margin Balance of Assets Under Management  *2

AM fee
Disposition fee
Brokerage fee / Other

Acquisition fee
Incentive fee
Gross profit margin

Private Funds  

Nov. 09 Nov. 10  Nov. 11 Nov. 12 Nov. 13 Nov. 14  Mar. 15 

*The purple portion indicates the assets under consulting agreements of CRE.
CRE is methods of investing in and managing corporate real estate efficiently to maximize
long-term enterprise value. By undertaking CRE, Tosei conducts comprehensive consulting 
services from the views of real estate professional.

1Q FY2014     2Q FY2014     3Q FY2014    4Q FY2014    1Q FY2015    2Q FY2015

(¥ million)

(¥ million)

(￥million)

Half-year Full year Half-year Full year (forecast)
Revenue 475 958 761 1,541
Gross profit 447 889 728 1,468
Operating profit 108 174 327 596

FY2014 FY2015
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売上総利益率
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Property Management Business/Alternative Investment Business

◆In addition to service expansion, new property 
management contracts and improvement in profit 
margin contributed to the stable income of business.

◆Rental income by real estate acquired through like-kind 
exchanges and membership fee by the operation of the fitness 
center acquired through M&A contributed to revenues. Continue
to focus on  obtaining alternative investment opportunities.
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百万円
売上高 売上総利益率

Property Management Business

Revenue / Gross Profit Margin

Alternative Investment Business

Revenue / Gross Profit Margin

(¥ million)
Revenue

Gross profit
margin

Revenue (property trading)
Revenue (consulting fee)
Gross profit margin

Revenue (operation of the fitness center)
Revenue (rental)

1Q FY2014    2Q FY2014     3Q FY2014     4Q FY2014      1Q FY2015       2Q FY2015

1Q FY2014     2Q FY2014     3Q FY2014     4Q FY2014      1Q FY2015     2Q FY2015

*The revenue includes internal transactions

*The revenue includes internal transactions

【The Number of Properties Under Management】

◆26.4％
(Gross profit margin
of  FY2014  full year ) 

1Q FY2014 2Q FY2014 3Q FY2014 4Q FY2014 1Q FY2015 2Q FY2015

Office building management 348 350 354 351 348 354
Condo/Apt management 205 201 202 193 192 189

553 551 556 554 540 543TOTAL

(￥million)

Half-year Full year Half-year Full year (forecast)
Revenue 1,745 3,459 1,661 3,484
Gross profit 469 934 486 966
Operating profit 146 227 88 115

FY2014 FY2015

(￥million)

Half-year Full year Half-year Full year (forecast)
Revenue 661 1,078 418 913
Gross profit 111 284 111 300
Operating profit 117 213 92 241

FY2014 FY2015
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Acquisitions 7,777 11,367 19,144
Construction/value up 800 1,134 1,934
Others

Dispositions -6,805 -6,229 -13,034
Others

Total -6,805 8,577 -6,229 12,501 -13,034 21,079

Increase
Factor

Decrease
Factor

（\ million） 1Q FY2015 2Q  FY2015 Total

6 months YTD
Decrease Increase

Total Assets 80,858 3,466 84,324 5,918 90,243 +9,385

16,100 1,750 17,851 -1,042 16,809 +708

41,565 6,805 8,577 43,337 6,229 12,501 49,610 13,034 21,079

17,151 47 682 17,786 49 28 17,765 96 711

6,040 -691 5,349 +709 6,058 +17Other assets

Increase
End of

May 2015

Cash and cash equivalents

Inventories
(properties)
Investment
properties/PPE

End of
Nov. 2014 Decrease Increase

End of
Feb. 2015 Decrease

13

A

B

C

Summary of Balance Sheet (Consolidated) I. - Assets -

Cash and cash equivalents increased by ¥708 million 
from the previous year-end.

A：Change in cash and cash equivalents B：Change in inventory

Inventory increased by ¥8.0 billion from the previous year-end as purchase of 
properties substantially exceeded sales.

・Investment properties and PPE increased by ¥615  
million from the previous year-end due to an 
acquisition of a non-current asset (¥665 million).

C：Investment properties/PPE

(¥ million)
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7,104

- 1,804
- 1,587

- 40
17,342

2,371
40

- 8,526
- 361

- 7,104
TOTAL - 19,424 26,857

Current

Increase
New Borrowings

Non-current→ Current Portion

Other (refinance, etc.)

Decrease
Repayments upon Disposition

Other repayments (refin/maturity)

Conversion to non-current borrowings

Non-
current

Increase
New Borrowings

Other (refinance, etc.)

Conversion to non-current borrowings

Decrease
Repayments upon Disposition

Other repayments (refin/maturity)

Non-curernt→ Current Portion

6 months YTD
Decrease Increase

80,858 +3,466 84,324 +5,918 90,243 +9,385

48,130 +2,549 50,679 +4,632 55,312 +7,181

40,404 8,871 12,409 43,942 10,552 14,447 47,838 19,424 26,857

Current borrowings 5,380 1,984 2,263 5,659 1,447 4,840 9,053 3,431 7,104

Non-current borrowings 35,024 6,887 10,146 38,283 9,104 9,607 38,785 15,992 19,753

7,725 -988 6,736 +737 7,473 -251

32,727 +917 33,645 +1,286 34,931 +2,203

40.5 -0.6 39.9 -1.2 38.7 -1.8

Other Liabilities

Equity Ratio (%)

Total Liabilities /Equity

Total Liabilities

Equity

End of
Feb. 2015 Decrease Increase

End of
May 2015

Borrowings

End of
Nov. 2014 Decrease Increase

・As the borrowings to finance property acquisitions 
exceeded the repayment of borrowings by sales as 
well as refinancing etc, the debt balance increased 
by ¥7.4 billion from the end of the previous fiscal
year.

・¥17.3 billion of new borrowings (LTV:88%)
incurred to finance acquisition of 17 properties*
(book value ¥19.7billion).
*including 1 non-current asset (book value, about 

¥600 million).

Summary of Balance Sheet (Consolidated) II. - Liabilities/Equity -

14

A

・Total equity increased by ¥2,200 
million from the end of  the 
previous fiscal year,  in 
consequence of the increase in  
retained earnings (¥2.6 billion), 
valuation difference on 
available-for-sale securities 
(¥1.2 billion), and dividend 
payments (-¥570 million).

B

A：Change in borrowings
B：Change in Equity

(¥ million)

(¥ million)
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Breakdown of Inventories

No. of
properties

No. of
properties

Office buildings 18 3 40,371

Condo/Apt buildings 18 0 14,240

Detached houses - 16 12,288

Other 4 - 3,998

TOTAL 40 19 70,898

Property type
Inventories Expected disposition values

Total expected
disposition valueRevitalization

 (incl. Alternative
Investment)

Development

14,240 0

25,357 3,378 32,130

70,898
Balance of Inventories

As of  May 31, 2015 49,610
Total Expected

Disposition Value

20,529

Revitalization
 (incl. Alternative

Investment)
Development

40,095 9,514 50,369

12,288            

3,071 -               3,998 -                      

-                     6,135       -                     

8,240

11,666 0

Inventories (Breakdown)

15

* The expected disposition values above are based on Tosei’s estimate of revenue corresponding to the properties currently in the inventories. These are   
calculated using information available as of May 31, 2015. Actual amounts may be vary significantly from the estimates, due to various factors.

* The inventories above represent carrying amount as of May 31, 2015 and may increase due to such factors as value-up investments and construction costs.

(¥ million)

(59properties)
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Inventories  (Expected Disposition Values)

FY2008 FY 2009 FY 2010 FY 2011 FY 2012 FY 2013 FY 2014
FY2015

(As of 
May. 31)

Office
buildings 60,487 31,264 22,251 15,206 18,595 18,497 27,185 40,371

Condo/Apt 
buildings 14,327 12,844 30,589 26,627 23,476 22,709 13,881 14,240

Detached
houses ― ― 558 3,727 7,701 13,225 15,247 12,288

Others 1,672 479 220 1,021 354 393 4,243 3,998

TOTAL 76,487 44,588 53,620 46,581 50,127 54,825 60,557 70,898

◆Inventories (expected disposition values) totaled ¥70.8 billion as of May 31, 2015. 

(¥ million)

*As of the fiscal year end unless otherwise indicated.
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Cash flows from/used in operating activities -9,545 -5,365 4,180

Profit before tax 2,100 4,170 2,070

Depreciation expense 90 106 15

Increase/Decrease in inventories -11,344 -7,998 3,346

Other, net -392 -1,643 -1,251

Cash flows from/used in investing activities -1,780 -161 1,619

Increase/Decrease in PPE -8 -23 -15

-1,094 -687 407

Other, net -676 549 1,226
Cash flows from/used in financing activities 11,202 6,235 -4,967

Increase/Decrease in borrowings 12,159 7,435 -4,724

Cash dividends paid -383 -577 -193

Interest expenses paid -571 -620 -48

Other, net -0 -1                       -0

-122 708 831

14,711 16,100 1,388

-0 -0 -0

14,589 16,809 2,220Cash and cash equivalent at end of period

Six months
ended May 31,

2014

Six months
ended

 May 31, 2015

yr/yr change
[B]-[A]

Cash and cash equivalent at beginning of period

Effect of exchange rate change on cash and cash equivalents

Increase/Decrease in investment properties

Increase/Decrease in cash and cash equivalents

17

Summary of Cash Flow Statements (Consolidated)

(¥ million)

Cash Flows from Operating 
Activities *1

Cash flow from operating 
activities was -¥5.3 billion, due 
mainly to +¥4.1billion in profit 
before tax, -¥7.9 billion in 
increase in inventories and 
-¥1.3 billion in income taxes. 

Cash Flows used in Financing 
Activities*2

Cash flow from financing 
activities was +¥6.2 billion, due 
primarily to ¥7.4 billion net 
increase in borrowings,
-¥570 million of cash dividends 
paid, and -¥620 million of 
interest expenses paid.

* 1

* 2
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Overview of Segment Results (Consolidated)
I.   Revenue and Cost of Revenue

(¥ million, %)  

% % %
TOTAL 20,458 100.0 22,343 100.0 1,884 9.2

Revitalization 12,835 62.7 13,759 61.6 924 7.2
Development 3,153 15.4 4,162 18.6 1,009 32.0
Rental 1,863 9.1 1,829 8.2 -34 -1.8

475 2.3 761 3.4 285 60.2
Property Management 1,745 8.5 1,661 7.4 -84 -4.8
Alternative Investment 661 3.2 418 1.9 -242 -36.7

Internal Transactions -275 - -249 - 26 -

% % %
TOTAL 15,903 77.7 15,272 68.4 -630 -4.0

Revitalization 11,086 86.4 9,852 71.6 -1,234 -11.1
Development 2,509 79.6 3,179 76.4 669 26.7
Rental 673 36.1 940 51.4 266 39.6

27 5.9 32 4.3 4 17.9
Property Management 1,275 73.1 1,175 70.7 -100 -7.9
Alternative Investment 549 83.2 306 73.2 -243 -44.3

Internal Transactions -219 - -213 - 6 -

Six months ended
 May 31, 2015

Six months ended
 May 31, 2014

Six months ended
 May 31, 2015

Six months ended
 May 31, 2014 yr/yr  change

Fund and Consulting 

Cost of revenue yr/yr  change

Fund and Consulting 

Revenue
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Overview of Segment Results (Consolidated)
II.   Gross Profit and Operating Profit

(¥ million, %)  Six months ended
 May 31, 2014

Six months ended
 May 31, 2015

% % %
TOTAL 4,554 22.3 7,070 31.6 2,515 55.2

Revitalization 1,748 13.6 3,907 28.4 2,159 123.5
Development 643 20.4 983 23.6 339 52.8
Rental 1,189 63.9 888 48.6 -301 -25.3

447 94.1 728 95.7 280 62.8
Property Management 469 26.9 486 29.3 16 3.5
Alternative Investment 111 16.8 111 26.8 0 0.5

Internal Transactions -56 - -36 - 19 -

Six months ended
 May 31, 2014

Six months ended
 May 31, 2015

% % %
TOTAL 2,473 12.1 4,550 20.4 2,077 84.0

Revitalization 1,269 9.9 3,300 24.0 2,031 160.1
Development 289 9.2 593 14.3 303 105.0
Rental 1,151 61.8 806 44.1 -345 -30.0

108 22.8 327 43.0 218 201.5
Property Management 146 8.4 88 5.3 -57 -39.5
Alternative Investment 117 17.7 92 22.1 -24 -21.1

Corporate expenses, etc. -609 - -658 - -49 -

Fund and Consulting 

Gross profit yr/yr  change

Fund and Consulting 

Operating profit yr/yr  change
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Ⅱ. Tosei’s View of the Operating Environment and
Business Development for FY2015 

20
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1,000

2,000
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4,000
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(7/3予想）

ROE

-698 -481 -582 -523

844 440 1,078 913
3,500 3,541 3,459

3,484
799 1,419 958 1,541

2,510 2,703
4,210 3,930

11,259

16,347

6,112
7,949

5,980

11,098

34,743
34,204

24,195

35,070

49,981
51,500

0

10,000

20,000

30,000

40,000

50,000

60,000

2012.11月期 2013.11月期 2014.11月期 2015.11月期

※ROE=当期利益 ÷（（前期末資本 + 当期末資本）÷2）

（7/3予想）

2,856

3,914

5,560
6,500

11.8%
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6%

8%
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2,000

3,000
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(7/3予想）

営業利益率

2,218

3,222

4,663

5,583

0

1,000

2,000

3,000

4,000

5,000

6,000

2012年11月期 2013年11月期 2014年11月期 2015年11月期

(7/3予想）

◆Operating profit in the first half of FY2015 rose to ¥3.3 billion, achieving the level of the preceding fiscal year in six months

Revenue

Profit for the year

Operating Profit Profit before Tax
(¥ million)

（¥ million）

Revitalization
Development
Rental
Fund and Consulting
Property Management
Alternative Investment
Internal Transactions

Revitalization
66.4%

Development
15.4%

Fund and Consulting 3.0% 
Property Management 6.8%
Alternative Investment 1.8% 

Rental 7.6%

FY2012       FY2013           FY2014         FY2015
(Forecast)

FY2012      FY2013         FY2014       FY2015
(Forecast)

Ratio of operating 
profit to revenue (%)

※ROE=Profit for the year ÷（（Total equity at preceding year end 
+ Total equity at current year end）÷2）

（¥ million）

（¥ million）

FY2012    FY2013      FY2014  FY2015
(Forecast as of July 3)

FY2012    FY2013  FY2014  FY2015        (Forecast as of July 3)

Forecast for FY2015 - Revenue/Profit Summary -
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Forecast for FY2015 - Segment Summary -

※The orange portion 
shows gross profit 
margin and operating 
profit margin 

(¥ million)               

％ ％
Forecast

as of July. 3
％ 　 ％

Revenue 35,070 100.0 49,981 100.0 51,500 100.0 1,518 3.0
Revitalization 11,098 31.6 34,743 69.5 34,204 66.4 -538 -1.6
Development 16,347 46.6 6,112 12.2 7,949 15.4 1,836 30.0
Rental 2,703 7.7 4,210 8.4 3,930 7.6 -280 -6.7

1,419 4.0 958 1.9 1,541 3.0 582 60.8
Property Management 3,541 10.1 3,459 6.9 3,484 6.8 24 0.7
Alternative Investment 440 1.3 1,078 2.2 913 1.8 -165 -15.3

Internal Transactions -481 - -582 - -523 - 58 -
Gross profit 8,678 24.7 9,962 19.9 11,653 22.6 1,691 17.0

Revitalization 2,112 19.0 4,226 12.2 5,341 15.6 1,115 26.4
Development 2,779 17.0 1,192 19.5 1,673 21.0 480 40.3
Rental 1,671 61.8 2,526 60.0 1,974 50.2 -552 -21.9

1,248 88.0 889 92.8 1,468 95.3 578 65.1
Property Management 850 24.0 934 27.0 966 27.7 32 3.4
Alternative Investment 101 23.1 284 26.4 300 32.9 16 5.6

Corporate expenses, etc. -86 - -90 - -70 - 20 -
Operating profit 3,914 11.2 5,560 11.1 6,500 12.6 939 16.9

Revitalization 1,398 12.6 3,330 9.6 4,290 12.5 959 28.8
Development 1,447 8.9 432 7.1 887 11.2 454 105.2
Rental 1,590 58.8 2,414 57.3 1,792 45.6 -621 -25.8

669 47.2 174 18.3 596 38.7 421 240.9
Property Management 123 3.5 227 6.6 115 3.3 -111 -49.2
Alternative Investment 73 16.6 213 19.8 241 26.4 27 12.7

Corporate expenses, etc. -1,388 - -1,233 - -1,423 - -189 -
Finace income/costs(net) -692 - -897 - -916 - -19 -

Profit before tax 3,222 9.2 4,663 9.3 5,583 10.8 919 19.7
Income tax expenses 1,215 - 1,789 - 2,028 - 238 -

Profit for the year 2,006 5.7 2,874 5.8 3,555 6.9 681 23.7

FY2014　 [A] FY2015 [B] yr/yr  change [B]－ [A] 

Fund and Consulting 

Fund and Consulting 

Fund and Consulting 

FY2013



Copyright © 2015 TOSEI CORPORATION, All Rights Reserved. 23

3 businesses tug our 
future growth

Revitalization

Development 

Fund & Consulting

Business Strategy – Focus theme of the medium-term management plan Advancing Together 2017-
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Business Strategy I   Strengthen Revitalization Business

Revitalization
¥38.4 billion

Development 
¥10.6 billion

Development 
¥15 billion

FY2014
¥49 billion

Revitalization
¥45 billion

FY2015
¥60 billion Development 

¥20 billion

Revitalization
¥60 billion

FY2017
¥80 billion

Purchase target structure
(expected disposition value)

(Forecast)

◆Aim for the stocking and selling of products for the investment market under current brisk property market 
conditions.

(Forecast)

Market overall

Domestic real estate transactions remain active
・ In FY 2014, real estate transactions by listed companies amounted to 

¥5.3 trillion (up 15% year to year)
・ Actual demand increased with improvements in corporate earnings.
・ Banks’ lending attitude to the real estate industry and J-REITs is favorable.

Yield spreads in the office market in Tokyo are among the world’s highest
・ Overseas investors are highly interested in Japan’s real estate market, a fact 

attributable to anticipation for higher real estate prices and the impact of a 
weaker yen.

・ In FY 2014, the acquisition of properties by foreign affiliated firms reached ¥1.2
trillion, or 2.8 times the level a year ago. This was a driving force in domestic
transactions. 

Vacancy rate of income-generating offices continue to improve
・ Office rents in the five central wards of Tokyo continued to improve modestly.
・ Elimination of vacant space progressed mainly in existing buildings, pushing the

vacancy rate down to around 3.8%.

Supply of large-sized offices  will likely to exceed historical 
average in the future.

・ Although the average supply of large-sized offices for the next 5 
years is expected to be 1.12 million square meters per year, 
compared to the historical average of 1.03 million square meters 
per year, the market will most likely absorb this supply due to 
increase in demand. 

Acquisition of properties by J-REITs is becoming stagnant
・ The cap rates are declining on the back of rising land prices.

Despite strong stance for property acquisition by J-REITs, the 
environment surrounding the market is adverse.

Defensive mood against overheating market
・ There appears to be a localized bubble in central Tokyo. 

This bubble must be monitored continuously.

 Aim at expanding business in a market with a massive real 
estate supply and less competitions.

 Strengthen acquisition while carefully monitoring the 
market.

Ⅱ. “Value Up” Strategy

Ⅰ. Blue Ocean Strategy

Focus strategy

 Supply competitive products to the market based on Tosei’s
original “Value Up” strategy. 

 Quickly achieve higher profitability through flexible leasing 
activities.
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Riding the waves of the “Blue Ocean,” a vast sea with massive real estate stock and less competition

Blue Ocean Strategy

Massive stock in the market for small-
to mid-size real estate and older 

buildings

In the case of 

Tosei’s revenue of ¥100 billion

it accounts for only 1% of the market

Non-competitive market

Real estate stock in Japan: Approx. ¥2,500 trillion
(Land: Approx. ¥1,200 trillion, buildings, etc.: ¥1,300 trillion)

Corporate real estate: Approx.  ¥470 trillion
(Offices, commercial facilities)

Income-generating real estate: Approx. ¥96 trillion

Real estate held by 
REITs:

Approx. ¥11 trillion

Real estate held by 
private funds:

Approx. ¥12 trillion

Tokyo Metropolitan 
(23 Wards):

Approx. ¥40trillion

Publicly held real estate: 
Approx. ¥580 trillion

Other real estate: Approx. ¥1,450 trillion
(Residential properties, mountains and 

forests, etc.)

Real estate held by local public 
entities: Approx. ¥426 trillion

Source: Estimates by Tosei based on data from the Ministry of Land, Infrastructure, Transport and Tourism and private think tanks.
The above amounts were calculated using information available as of the end of the second quarter of fiscal year 2015. These amounts may change depending on the information that Tosei acquires in the future.  

The real estate (properties priced lower than ¥1 billion) transaction volume in the Tokyo 
Metropolitan area is estimated to be approx. ¥8  to ¥10 trillion.

(i) Real estate stock

(ii) Real estate transaction volume

(Offices, apartments, commercial facilities, and warehouses)

(Except for the properties held 
by REIT and private funds) 

25

Approach for Revitalization Business: “Blue Ocean Strategy”
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Revitalization flow using the Value Up check items in Tosei’s Value UP 32 survey
To provide “safety & security”, “refinement and comfort”, and “sustainability and environmental friendliness”

26

“We cannot stay afloat
if we only resell properties.”

Tosei’s “Value Up” Strategy
 We can easily make profits when real estate prices are rising, but these price increases will not 

continue forever.
 We cannot control the impact of market fluctuations just by simple reselling.

Discover properties with strong growth potential whose value has 
fallen due to aging, and acquire them at inexpensive prices

Revitalize their value 
by applying solutions that suits the market needs

Quickly improve profitability through leasing activities

 Acquisition in expectation of future rises in market prices will not be 
conducted.

 Create value using the items in our original Value UP 32 survey

 Constantly place emphasis on the balance between cost effectiveness 
and design (excessive investment is not necessary for revitalization.) 

 Implement flexible leasing activities while carefully monitoring the 
conditions of the surrounding market and tenant needs. 

― Tosei’s “Value Up” steps ―

Toyocho Tosei Building
Tenants’ convenience and comfort have been improved together 
with measures for environmental consideration.

Hatsudai Building
Purpose  of use has been 
changed from  private 
preparatory school to office 
space.

Value UP 32

Category
Number
of items

Main points to check

Land 4
Boundaries, soil contamination, buried cultural
properties, etc.

Entire building 16 Compliance, quake resistance, different facilities, etc.

Exterior of building 4 Rooftop, roof and exterior walls, outdoor accessories, etc.

Common areas and tenant-
occupied areas of

6
Entrance, hall, different facilities, and their specifications,
etc.

Tenants 2 Tenant occupancy status, etc.

Total 32

Approach to Revitalization Business: “Value Up” Strategy
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Demand for condominiums and detached houses is firm
・Demand for condominiums and detached houses is firm because the supply
has been adjusted by developers.
・In 2015, the number of units in the condominium supply is expected to be on 
par with the previous year, which recorded a supply of 45,000 units. Housing 
starts for detached houses will likely exceed the result of the previous year of 
59,000 units.

Intense competition in the acquisition of land
・Competition in the acquisition of land is intense due to the shortage of 
land for sale and soaring land prices.
・Homebuilders and condominium developers are moving into the detached 
houses sector.

Surges in construction costs for condominiums and offices 
(RC/SRC)

Demand is stimulated by the Government’s support for housing acquisition
・ Recommencement of the eco-point program for houses and Flat 35 preferential  

interest rates.
・ Order trends among major homebuilders are showing signs of recovery largely due in  
part to government measures.

Rises in the construction costs of detached houses (wooden properties) are gradual

Market overall

Business Strategy Ⅱ Expansion of development Business
 Our strength is our extensive development lineup: Office buildings, residential properties, commercial facilities
 Aim to increase revenue by developing competitive products based on an assessment of the characteristics of land and market needs

Focus strategy
Large-scale development project for detached houses

THE Palms Court Koshigaya Lake Town: 68 residential properties 
(image diagram)

“Town connected by the wind 
and greenery”
Breeze Garden Concept

Ⅱ. Strengthen product planning and sales structure to maximize customer satisfaction.

 Aim at achieving a supply of 300 detached houses per year.
 Expand target areas and also increase the number of acquisition in the Tokyo Metropolitan area suburbs.
 Boost our land acquisition ratio by developing and building trust relationships with local real estate agents 

who have extensive knowledge about their local market.
 Promote a wide variety of development projects suited to the location and scale.
 Start large 100 lots scale projects.

(95 lots in Kashiwa Hatuishi, 68 lots in Koshigaya Lake Town, etc.)

 Target upper middle classes in Tokyo who look for extra quality in their homes by offering a higher grade 
of quality and pricing.

 Promote house-building based on areas and customer marketing.
 Enhance recognition of the Tosei brand (THE Palms).
 Strengthen ties with distributor partners.

Ⅰ. Focus on strengthening land acquisition and development and sales for detached housing.
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Domestic fund market size expanded to ¥26 trillion
・The Private fund market size stood at  ¥13.4 trillion, and J-REIT market

expanded to ¥12.6 trillion (as of the end of December 2014)
・Private REITs are on the rise as a means for using funds for the purpose of long-
term investment and total investment amount growing to over ¥1 trillion.

Increasing inbound investment by foreign-affiliated funds
・ Real estate prices are rising in New York, London, and Hong Kong. There has 
been a relative increase in the attractiveness of real estate in Tokyo due to the
depreciation of the yen.
・ A steady stream of foreign-affiliated investment companies from Singapore,   
Taiwan, Hong Kong, and other Asian countries are acquiring exclusive office   
buildings in the center of Tokyo at high prices.

Market capitalization of investment units of J-REITs has surpassed  ¥10 trillion
・The financing environment is extremely favorable, backed by additional funding

from the Bank of Japan

Recent Tokyo Stock Exchange REIT Index showing signs of sluggish 
growth
・ Although the Tokyo Stock Exchange REIT Index reached a high of 
1,990 points in January 2015, its attractiveness has declined due to the 
global rise in interest rates, remaining between 1,800 and 1,900 points. It 
has also been affected by the continued overselling by foreign investors.

J-REIT struggling to grow externally, has started measures for 
reorganization
・ Excessive competition for acquisition leads to a decrease in yields, 
making external growth difficult.

Vacancy rate of income-generating offices continues to improve.
・ Supply of new office buildings remains the same, with firm supply and 
demand.
・ The rents for offices in the five wards of central Tokyo are improving 
slightly.

Market overall

Fund and Consulting Business Initiatives
 Sustained efforts to expand AUM (private fund/CRE)

Focused Strategy

 Promote the composition of new funds and the acquisition of opportunities for replacement 
transactions

 Use the existing global infrastructure to attract money from overseas investors

II. Strengthen support for expanding the asset size of the Tosei Reit 
Investment Corporation

I. Expansion of the AUM balance of private fund/CRE

 Enhance/increase the market competitiveness/asset value of real estate by applying our vast 
experience/knowledge to come up with the best solution for each real estate property

192,525
241,005 216,796 225,564

149,349 
113,057 

307,360 
17,434 

17,434 

16,618

23,130 69,108
85,771

98,679 
170,115 

169,073 

209,143

264,135
285,904

311,335

248,028 

300,607 

493,869 
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【AUM balances】
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2009 2010 2011 2012 2013 2014 2015 2016                                           ・・・2020

Next Stage 2014

Advancing Together 
2017

Vision of revenue 
¥100 billion yen

revenue

100

80

60

40

20

0

Charge Up 2011

<Future vision in 2020>
・Expand corporate scale
・Strengthen business base to maintain 

a  competitive advantage

金融
危機

Listed on TSE 
First Section

Listed on SGX
Established
Tosei Singapore
NAI Tosei

Listed on Tosei REIT
public-private funds 

composition

Midterm Management Plan

¥51.5 billion

The Lehman 
shock

Forecast

Setting a sales target of 100 billion yen by 2020, we aim to further increase corporate value.

Simulation (1) - Sales Target of 100 billion yen -
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Promote the establishment of a crisis-resistant 
business base

1. Aggressively strengthen acquisition under the 
"Blue Ocean" strategy

Revitalization Business/Development Business

meeting the various demands of the market

2. Build up corporate scale (B/S) through an 
increase in acquisition/portfolio assets

Turnover of good assets/control of retention period

Change in the gross profit ratio*

3. Aim to increase revenue from rents/fund investment 
fees/management fees 

(the three stable business segments)

The combined percentage of operating profit produced by the 

three stable business segments needs to exceed 50%

 The gross profit of the three investment business segments must be raised by 2020 to the scale equal to that of 
immediately before the Lehman Shock

 Through the expansion of the three stable business segments, a business base stronger than that at the time of 
Lehman Shock can be established

Simulation (2) - Profit Composition - - Strengthen Business Base -

（百万円）

*Beginning in FY2014, the sales expenses, such as advertising expense, related to the 
Revitalization and Development Businesses that used to be included in the cost of 
revenue have been charged to SG&A expenses. However, for the sake of comparison, 
these materials use the figures before the aforementioned category change was made.

FY2008 FY2011    FY2014  FY2015                 FY2020
(Forecast) (Forecast)

(¥ million)

Revitalization
Development

Fund and Consulting 
Property Management

Alternative Investment 

Rental

Three stable
business segments

Three investment
business segments
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Simulation

31

Borrowings

Cash and cash 
equivalents

Inventories 
(properties)

Investment 
properties/PPE

Other assets

Other 
Liabilities

売上想定で
548億円分

Expected
revenue:
¥60.5 billion

(¥ billion)

As of Nov. 30, 2014

Equity
Equity Ratio (%)

40.5％

FY2014
Revenue ¥49.9 billion

Operating Profit  ¥5.5 billion
Profit for the year ¥2.8 billion

FY2020
Revenue ¥100.0 billion

Borrowings

Cash and cash 
equivalents

Inventories 
(properties)

Investment 
properties/PPE

Other assets

Other 
Liabilities

Equity
Equity Ratio (%)

33.5%

(¥ billion)

Expected
revenue:
¥139 billion

Simulation (3)    - Balance Sheet Expansion -
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Market capitalization
(As of July 1, 2015)

¥43.7billion

Stock Price
(Same as above)

¥907.00

Net Book Value
(As of May 31, 2015)

¥34.9billion

Book Value Per Share
(Same as above)

¥723.45

PBR
(As of May 31, 2015)

1.25

Current Share Price

Trends in dividends

Annual Dividends 
Per Share (¥)

[1]÷[2][1] [2]

6.00

FY2012

8.00

FY2013

Payout ratio (%) 18.7 18.6

12.32

PER
(Forecast)

14.00

FY2015
(Forecast)

19.0

12.00

FY2014

20.2

Trends in Dividends

*The Company split its shares by 100 for 1, effective July 1, 2013. The dividends per share are restatements 
in line with the stock splits from the FY2010.

*

10.4

ROE
(Forecast)
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＜Reference Materials＞
Ⅰ．Introduction of Tosei

Tosei Group Overview
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Company name TOSEI CORPORATION

Address 4-2-3 Toranomon, Minato-ku, Tokyo 

Date established February 2, 1950

Paid-in capital ¥6,421,392 thousand

Representative Seiichiro Yamaguchi, President and CEO 

Fiscal year-end November 30

Stock listing Tokyo Stock Exchange, First Section (8923)  Singapore Exchange, Mainboard (S2D)  

Share status

Employees

Main affiliated 
companies

Total outstanding shares 48,284,000 shares
Number of shareholders 6,637
Shareholder composition ・Individuals/Other

・Financial institutions
・Foreign companies
・Other companies 
・Securities companies

135 (Non-consolidated) 269 (Consolidated)

As of May 31, 2015Group Overview 

Tosei Community Co., Ltd. Tosei Singapore Pte. Ltd.
Tosei Revival Investment Co., Ltd. NAI Tosei Japan, Inc.
Tosei Asset Advisors, Inc.

42.94% （20,734,069 shares）
27.07% （13,070,703 shares）
13.86% （6,692,800 shares）
13.14% （6,343,400 shares）

2.99% （1,443,028 shares）

Investment Trust 
Management Company

Tosei Reit Investment Corporation (3451) ※
※ The investment corporation, whose assets are managed by Tosei Asset Advisors, Inc. , a wholly-owned subsidiary of Tosei Corporation
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History of Tosei Corporation

1950: Established Yukari Kogyo Co., Ltd, the predecessor of Tosei Corporation
1983: Tosei Building Co., Ltd. 
1994: Mr. Seiichiro Yamaguchi assumed the role of President and CEO.

Revenues
(¥ million)

分譲マンション
事業開始

分譲マンション
事業開始

東誠不動産㈱
に商号変更

東誠不動産㈱
に商号変更

不動産流動化不動産流動化

Launched 
Restyling business 

BeganBegan developing 
condominiums

Changed its name to 
“Tosei Fudosan”

BeganLaunched
Revitalization business

Began developing
detached houses

Conducted 
real estate M&A

through LBO

Registered for Real Estate 
Investment Consulting Listed on 

JASDAQ

Set up private
placement fund 

TRI１
TC2 

Established TRI.*1
Acquired 100% ownership of TC.*2

Established TAA*3

Began
Began developing office and 

commercial buildings

Relocated its head office 
to Toranomon

Listed on Tokyo Stock 
Exchange Second Section

Changed its name to current 
“Tosei Corporation”

Registered for
Financial Instruments Business Registration; 
Type II Investment Management Business; 
Investment Advisor and Agency Business

T’s BRIGHTIAIntroduced commercial building
Brand T’s BRIGHTIA

Established
Tosei

NAI Tosei *5
Singapore*4

1994 1995   1996   1997  1998   1999   2000   2001   2002   2003   2004   2005   2006   2007  2008    2009   2010   2011  2012   2013    2014   2015

Listed on Tokyo Stock
Exchange, First Section

Listed on Singapore 
Exchange

Notes: 
1. TRI: Tosei Revival Investment Co., Ltd.
2. TC: Tosei Community Co., Ltd.
3. TAA: Tosei Asset Advisors, Inc. (Name changed from Tosei REIT Advisors, Inc. in April 2008) 
4. Tosei Singapore: Tosei Singapore Pte. Ltd.
5. NAI Tosei: NAI Tosei Japan, Inc.

Financial 
crisis

（Forecast）

Tosei Reit Investment
Corporation Listing
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6,280
8,427

6,251

12,622 12,780

7,312 6,761 7,402

12,446

17,960

12,106

4,791

8,864
10,852

4,445
2,119

5,532 8,016
4,843

6,597

12,200

3,468
3,694 1.4

2,202

15,988

25,996

11,618

6,987 2,519
4,992

8,401

10,694

2,34814,765

19,493

33,091

43,064

26,518

19,832

17,297 17,237

27,445

40,854

17,922

0

5,000

10,000

15,000

20,000

25,000

30,000

35,000

40,000

45,000

50,000

FY2005 FY2006 FY2007 FY2008 FY2009 FY2010 FY2011 FY2012 FY2013 FY2014 FY2015 2Q

売上高

(百万円）
10億円未満 10－20億円未満 20億円以上

4.0

17.0

6.6

23.0

1.0

7.3

16.0

2.0

4.0

31.2

2.7

2.0

26.0

2.3

2.6

14.8

3.4

5.7

17.1

0.3

2.0

12.6

0.8 5.0

21.9

2.0
8.5

33.7

4.0

46.1 properties
38.0 properties

28.9 properties

21.7

3.0

1.0

25.7 properties

Summary of Properties Sold - Property Size / Revenue -

36

Breakdown by Property Size  In the first half of FY2015, sales were strong for 
properties less than ¥1 billion.

Less than 
¥ 1 billion ¥ 1 ～ 2 billion Above ¥ 2 billion

Revenues
(¥ million)

*Reason for fractional number of property:
The condominium buildings and detached houses are counted as each project being one property.  However, for those that were sold over two or more 
periods, we counted fractional unit for each period in proportion to the revenue recorded during such period.
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Summary of Properties Sold –Property Type/Sales base –

37

 In addition to the sales of residential properties such as 
condominiums and detached houses, sales for income-
generating offices in the first half of FY2015 were strong 
thanks to active property market conditions.
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31

27

31
33

43

60

41

FY 2005          FY 2006         FY 2007           FY 2008          FY 2009          FY 2010          FY 2011        FY 2012          FY 2013          FY 2014      FY2015  2Q

Residential Properties
Condominium & 
detached house)

22 properties, 54％

Office/ Commercial
12 properties, 29％

Others (lands etc)
7 properties, 17％

Office/
Commercial

Condominium Detached 
house

Other

Breakdown  by Property Type

* The condominiums, detached houses and Restyling are counted as each project being one property.

(Properties)
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Inventory Breakdown -Properties in Inventories as of Mar.31,2015-

38

 Total number of 59 inventories at the end of the second quarter of FY 2015. 
Inventories are located mainly in the 23 wards of central Tokyo, with an 
increase in the percentage of inventories in Chiba, Saitama, and other 
suburban areas in and around Tokyo.

* The condominiums, detached houses and Restyling are counted as each project being one property. 
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Ⅱ．Real Estate Market Conditions
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No. of Buildings: 56,149
Gross Floor Area: 33.03 million tsubo

(109.19 million ㎡）

40

Market Size for Revitalization Business (23 wards)

Office Building in Stock※1

No. of Buildings:※3 68,454
(1 million units※4)

Gross Floor Area:※5 21.18 million tsubo
(69.89 million ㎡）

Apartment Building in Stock※2

No. of Buildings: Approx.124,600

Gross Floor Area:※5 Approx.54.20 
million tsubo

(179.17 million ㎡）

Market Size for Revitalization Business

 Tokyo’s 23 wards continue to be by far 
the largest for revitalization business.

*1    The number of properties and the gross floor area of “Offices, shops, and department stores” included under the “Non-wooden properties” as of Jan. 1, 2013,    
which has been disclosed by the Tokyo Metropolitan Government Bureau of Taxation.

*2    Refers to apartments and  rental condominiums located in the 23 wards of Tokyo, and does not include those for sales purposes.
*3 Sourced from “Results of condominium survey” (as of Aug. 1, 2011) disclosed by the Tokyo Metropolitan Government  Bureau of Urban Development   in March 2013.
*4 Estimated based on the “Results of condominium survey” disclosed in March 2013. 
*5 Estimated based on the “Results of condominium survey 2009” disclosed by the Tokyo Metropolitan Government  Bureau of Urban Development.
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Real Estate Transactions by Listed Companies

In FY2014, real estate transactions by listed companies, etc., rebounded to the ¥5 trillion level for the first time in seven 
years, reflecting expectations for appreciation of land prices, low interest rates, and a favorable financing environment. 
Transactions by foreign companies and investment funds also increased to approx. ¥1 trillion, 2.7 times larger than the 
previous fiscal year, due to depreciation of the yen. 

24,801

20,325
21,121

24,082
26,279

41,228
43,489

54,484

18,585 16,648

20,549

17,225

26,585

45,997
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846 859
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（億円） The Number and Amount of Real Estate Transactions

（億円） 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014

Total Amount 24,801 20,325 21,121 24,082 26,279 41,228 43,489 54,484 18,585 16,648 20,549 17,225 26,585 45,997 52,890
# of Properties 594 524 648 846 859 1,155 1,340 1,199 502 513 676 673 810 1,241 1,259

Avg Value 41.8 38.8 32.6 28.5 30.6 35.7 32.5 45.4 37.0 32.5 30.4 25.6 32.8 37.1 42.0

(¥ 100 million)

(¥ 100 million)

Source: Urban Research Institute Corporation
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Acquisition by J-REIT

Source：ARES

The acquisition by IPOs and additional equity funding was active due to an incensement of REIT stock prices and the 
improved financing environment. However, the acquisitions by J-REITs during FY2014 was ¥1,600 billion which was down 
30% from the same period of previous year at ¥2,300 billion. It seems a difficult environment to acquire property due to a 
decrease in yield by rising property prices.
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Financed Amount by J-REIT

Source：ARES

The financed amount by J-REIT in 2014 was ¥ 237.2 billion for IPO (6 cases), ¥568.1 billion for public offerings (30 cases), and
¥805.3 billion in total. It is the third largest amount since the founding of J-REIT, following that of 2006, although it failed to 
reach the record level (both for the number of cases and the financed amount) in the previous year.
Financing made a strong showing in 2015, with the aggregate amount for 1Q finishing at ¥299.5 billion.

（百万円）
（件）

Financed Amount by J-REITs
(¥ million)

Fundraising 
amount

No. of Transactions

*Both financed amounts as well as the number of transactions include all capital increases such as annual IPO, public stock offerings and allocation of new shares etc.
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TSE REIT Index

Although the TSE REIT Index in FY2015 has not exhibited growth recently, after recording the highest price of the 
past year in January, it has remained in the high price range of between 1,800 and 1,900.

1,836.53
2015/6/4

Source: Tokyo Stock Exchange
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Market Size for Real Estate Fund Business

The market size of the private placement funds are in a downward trend at ¥13.4 trillion yen as of December 31, 2014 due 
to active sale of properties by existing funds in the bullish market. On the other hand, J-REIT market was in an upward 
trend and totaled ¥12.6 trillion. Total market size for the real estate fund was ¥27.7 trillion which includes the ¥1.7 trillion
that was allocated to domestic real estate invested by the global funds (not included in the below chart). The total market 
size as of December end 2014 is ¥27.7 trillion with a slight increase compared to the survey conducted six month ago (June 
30, 2014).
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Working Balance of  Private Placement REIT 

Domestic private placement REIT has been rising assets smoothly since November, 2010 as a commencement date of 
operations. As of the end of April  2014, total ¥719 billion (8 issues) turned over and then added 4 issues in just over year 
and additional acquisition by existing investment corporation, the working balance of private placement was ¥1,041 billion 
(12 issues)  in February, 2015 and expecting further expansion of the market.

7,199
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4,013
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2,355

2,038
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470

9,007

Nomura Real Estate Private REIT

Nippon Open Ended Real Estate Investment

Mitsui Fudosan Private REIT

Japan Private REIT

DREAM Private REIT

Daiwa Residential Private Investment

Broadia Private REIT             

KENEDIX Private Investment 

Marubeni Private REIT

Tokio Marine Private REIT

SC Realty Private Investment

NIPPON TOCHI-TATEMONO Private REIT 
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Note1) As of February 28, 2015, target stocks including this chart should be announced officially commencement of operations.
Note2) Described the latest published assets not reflecting a track record of acquisition without any information of total assets value or acquisition fee.   

Source: Sumitomo Mitsui Trust Research Institute
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CMBS Offering

The issuance of CMBS peaked at ¥1,900 billion in 2007 but fell sharply to approx. ¥720 billion in 2008, mainly due to a 
withdrawal of foreign non-recourse loan lenders. The continued default and downgrading of existing loans kept investors 
away from the market, and declined values in non-recourse loans lowered motivations of financial institutions to issue 
CMBS. Due to these factors, the CMBS issuance has been on a decreasing trend, and in 2014, it became ¥20.9 billion, the 
lowest in the past 11 years.

ＣＭＢＳ新規発行額の推移
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Foreign non-banks
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Source: Daiwa Institute of Research
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Domestic Bank Lending for Real Estate Firms

year Total lending by 
domestic banks

Lending for real 
estate firms

%

1997 ¥ 513.7 trillion ¥ 65.0 trillion 12.7%

2003 ¥ 409.9 trillion ¥ 48.2 trillion 11.8%

2010 ¥ 413.2 trillion ¥ 59.6 trillion 14.4%

2011 ¥ 416.2 trillion ¥ 59.6 trillion 14.3%

2012 ¥ 423.9 trillion ¥ 60.3 trillion 14.2%

2013 ¥ 435.9 trillion ¥ 61.1 trillion 14.0%

2014 ¥ 450.0 trillion ¥ 62.4 trillion 13.8%

2015.3 ¥ 455.1 trillion ¥ 63.7 trillion 14.1%0%
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（兆円）

不動産業向け貸出残高の推移

不動産業向貸出残高

総貸出

総貸出残高内における不動産業向け貸出残高比率

Lending for real estate firms
Total lending by domestic banks
% of real estate lending to total lending by domestic banks

Bank Lending for Real Estate Firms

Source: Prepared by Tosei based on the report published by Bank of Japan

For the balance of lending by domestic banks, both the balance of total lending and the lending for real estate firms 
slightly trended upward after 2010, and the real estate lending amounted to ¥63.7 trillion in March 2015, up ¥1.3 trillion 
for the three months from the end of 2014. The lending for real estate firms remained high at 14.1% of the total lending of 
¥455.1 trillion by domestic banks.
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Construction Costs per Tsubo (by Building Structures) 

The construction costs for SRC and RC structured office and condominium buildings are in increase trends since 2007, 
due to yen depreciation as well as raise in labor costs attributed to the reconstruction demand after the Great East Japan 
Earthquake and subsequent shortage of manpower. The construction demand is expected to continuously raise with the 
acceleration in developments of public projects and building constructions supported by the effect of Abenomics policies, 
as well as infrastructure improvement in preparation for the coming Olympic Games.

（単位：千円/坪）

Years 12 13 14 15 16 17 18 19 20 21 22 23 24 25 26 27.3月
SRC 675.4 615.2 645.4 619.4 628.5 613.9 563.7 603.4 757.5 877.0 748.5 788.4 738.5 846.9 913.3 894.0
RC 603.8 588.1 596.8 593.6 582.4 567.0 590.5 614.5 681.5 724.1 680.8 651.2 641.3 673.7 754.0 737.3

Wood 525.7 519.8 508.0 505.1 503.0 502.4 505.5 508.0 515.9 517.8 517.6 518.4 521.3 528.7 539.0 543.8
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*The figures for 2015 show the 
average amount up until March. 
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Source: Ministry of Land, Infrastructure, Transport and Tourism
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Condominium Market  1

The number of condominium supply in 2014 was lower than the previous year due to decline in reaction to the last-minute 
surge in demand before the consumption tax hike as well as a price increase by rising construction cost. In 2015, it is 
expected at 45,000 units which is the same level as 2014.  

首都圏マンション供給戸数

2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 (Forecast)
Total Supply 83,183 85,429 84,148 74,463 61,021 43,733 36,376 44,535 44,499 45,602 56,476 44,913 45,000

yr/yr change (%) -6.0 2.7 -1.5 -11.5 -18.1 -28.3 -16.8 22.4 -0.1 2.5 23.8 -20.5 0.2
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Source: Real Estate Economic Institute Co., Ltd
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Condominium Market 2

The condominium price in Tokyo area rebounded from 2013. While the high-end properties in central Tokyo and the 
Tokyo Bay area exhibited a price increase, the prices for properties in Chiba Prefecture and other suburban areas 
remained partially stable. A polarizing trend was seen.
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Detached House Market

In 2014, the start of detached housing construction in the greater Tokyo area declined 9% from the previous 
year due to a prolonged reactionary decline to the last-minute surge in demand before the consumption tax 
hike.   In 2015, the start of construction is likely to increase as demand is expected to be stimulated by the 
government’s policies to activate the market, such as the eco-point system for energy-saving housing and gift 
tax exemption for funds related to the acquisition of housing. 
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Pre-owned Condominium Market 1

For the pre-owned condominium transactions in Tokyo area, the number of contracted units for 2014 was 33,798, representing a decline 
of 7.2% year to year. This decline was partially due to the substantial increase of 16% year to year in 2013. In 2015, the results for April 
exceeded those of the same month of the previous year for the first time in the past thirteen months, up 0.8%, with the aggregate number 
of contracted units for January to April standing at 12,268, once again exhibiting an upward trend.

27,090 28,039 29,378 28,498 28,744
31,183 30,347 28,871

31,397

36,432
33,798

12,268

0

5,000

10,000

15,000

20,000

25,000

30,000

35,000

40,000

04年 05年 06年 07年 08年 09年 10年 11年 12年 13年 14年 15年
1-4月

（戸） 首都圏中古マンション成約戸数推移Number of Contracted Units in Tokyo Area

2004       2005      2006       2007      2008       2009      2010      2011      2012       2013      2014       2015

Jan.-Apr.

(units)

Source; Prepared by Tosei based on the date published by Real Estate Information Network System for East Japan



Copyright © 2015 TOSEI CORPORATION, All Rights Reserved. 54

Pre-owned Condominium Market 2

Source ：TOKYO KANTEI Co.,Ltd

Although the price of pre-owned condominiums (adjusted to 70 ㎡) in the Tokyo area had shown a modest increase since 
May 2013, there was a sign that this upward trend was temporary due to a decline in demand following the consumption 
tax hike in the first half of 2014. After that, it has been trending upward, driven by rising prices in Tokyo.
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NOI Yield of Acquisition by J-REIT (Average rate in 23 wards)

NOI yield of acquisition by J-REIT(average rate in 23 wards) bottomed in 2008, then both office and residential increased 
till 2010 and continue to be decreased after 2010. As of the end of September 2014, office was 4.94% and residential was 
5.07% due to an increase of acquisition costs.
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Supply of Investment Condominiums

The supply of investment condominiums in the Tokyo area has been an upward trend again since 2011 after a downward 
spiral from 2007 to 2010. The supply in the first half of 2014 (January to June) was 83 properties (up 13.7% year-on-year), 
3,755 units (up 12.8%).  However, it’s concerned about a fall in properties supply from now on due to a tough competition 
in acquisition of lands for condominiums and a rising construction cost.
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Apartment Market（J-REIT）

Average Occupancy Rate of Apartments Owned by J-REIT in Major 6 Cities

Source: Mizuho Trust & Banking Co., Ltd

The occupancy rates of apartments held by J-REIT in all 6 cities started to rise in March 2010, and the have been staying 
above 95% since June 2012.

The Great East Japan 
Earthquake

Sapporo

Sendai

Tokyo
23 wards

Nagoya

Osaka

Fukuoka

Trough (April 2012, Preliminary)

Mar.          Jun.            Sep.            Dec.             Mar.            Jun.           Sep.            Dec.           Mar.           Jun.            Sep.            Dec.          Mar.           Jun.
2011                                                     2012                                                       2013     2014                                        

Note: A survey excludes the period with the number of property date within 10 as well as master lease properties with fixed rents or rent guaranteed. 
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Expected Office Supply

The average annual new supply of large-sized offices in Tokyo’s 23 wards for the next five years (2015-2019) is expected at 
1,120,000 m2 annually, which is larger than the annual average of 1,030,000 m2 in the past. Meanwhile, as demand is 
growing at a higher pace than expected, the net absorption amount in 2014 increased 140% from the previous year, to 
1,390,000 m2, and the vacancy rate improved 1.9 points from the previous year, to 4.3%. The future increase in new supply 
is expected to be absorbed sufficiently.

出所：森ビル

出所：森ビル

調査時点：2013年12月末を基に、2014年8月に情報追加
調査対象：1986年以降竣工ビル（事務所延床面積10,000㎡以上）

Supply of Large-sized Office* in Tokyo’s 23 wards

Volume of supply Annual average :
1,030,000 m2

Annual average 
after 2015:

1,120,000 m2

No. of supply

<1986 -2014 >

1) No. of supply:  819
2) Total supply volume:  29,890,000m2 

<2015 -2019>

1) No. of supply:  90
2) Total supply volume:  5,590,000m2 

Source: Mori Building Co., Ltd

Survey: As of Dec, 2014
Properties survey: Completion buildings after1986

(Office buildings with more than 10,000㎡of gross floor areas)

Completed
Not completed
No. of supply
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Trend in Office Rent and Vacancy in Tokyo

The average vacancy rate of Tokyo’s 5 business wards has been on a  
gradual recovery and recorded 5.34% as of April 2015.

The average asking rent was at ¥17,257 and it increased slightly for the 
16th month running since January 2014. With the rental increasing of 
newly buildings and high demand for existing large scale office, it 
showing a sign of recovery.
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The results of survey conducted by Miki Shoji Co., Ltd.
(As of Apr.30, 2015)

Properties Surveyed: 
Major leased office buildings in Tokyo’s 5 business wards with 
more than 100 tsubo (330㎡) of typical floor area

No. of Buildings in Stock: 2,624
Gross Floor Area:                12,232,617 tsubo
Leased Floor Area:              7,219,123 tsubo ①

Vacant Floor Area:              385,280 tsubo ②

Vacancy Rate:                   ②÷①＝5.34%

Source: Prepared by Tosei based on the date published by Mitsuki Shoji Co., Ltd
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The nation office rent index of 2014 was 90.9 (up 2% from the previous year),  which reversed a downward trend for the 
first time in seven years.  On the other hand, the apartment rent index was 96.8 which was slightly down at 0.1% year-on-
year and it remain unchanged in the future.
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Global  Yield Gap of Prime Office Markets

The yield gap of Sydney and London head for a fall due to a rising of yield of government bonds in Major 
nations excluding Japan. Tokyo has been maintaining a stable and high level ratio as compared with 
other cities in the world, so it is widely watched as an attractive city.

Source：Deutsche Asset & Wealth Management

The yield on 10-years 
government bonds
(As of Mar.31,2015)
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GDP Growth Rate in Asia-Pacific Region

Driven by China and Philippines who has been attaining the high growth rate in the Asia-pacific region, but the 
growth rate varies depending on the country. The growth of China and Malaysia in 2015 expected to be slow down. On 
the other hand, the Japanese GDP will continue to recover and GDP in FY 2015 is expected to exceed FY 2014.   

y-
o-

y 
(%

)

出所：

2014
Estimated

2015
Forecast

Source: Jones Lang LaSalle
Source:



Copyright © 2015 TOSEI CORPORATION, All Rights Reserved. 63

Property Investment Trend in Asia-Pacific Region 1

EMEA：Europe ,the Middle East and Africa

The amount of investments in the Asia-pacific accounts for approximately 20% of the total amount invested in global 
markets, and it has still been increasing since 2009 after hitting the bottom.
In FY2014, the total amount invested in commercial facilities across the world is expected to total US$710 billion (up 
21% year-on-year) and the annual transaction amount for FY2015 is likely to be US$750 billion.

Source: Jones Lang LaSalle

Transaction Amount in Direct Investment in Commercial Properties by Region
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Property Investment Trend in Asia-Pacific Region 2

The total investment in commercial properties in the Asia-Pacific Region in 2014 amounted to US$1.309 billion, Japan 
ranked at the top accounting for over 30% of the total amount , which increased 6% compared with the previous fiscal 
year (increased more than 17%  on a yen basis).  Despite the decrease in contribution by J-REIT, acquisitions by 
private placement funds, etc. have contributed to the increase.

Transaction Amount in Direct Investment in Commercial 
Properties by Country

Source: Jones Lang LaSalle  (Real Estate Intelligence Service)
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Overview of Global REITs

The global REIT market continued to expand, and market capitalization stood at ¥153 trillion (number of issues was 
810) as of the end of October 2014, representing a substantial increase from ¥120 trillion (number of issues was 742) a 
year before. The Japan's REIT market has been steadily expanding, with its market capitalization ranked third in the 
world.

Number of
issues
As of

Oct. 2014

Japan U.S Australia France England Canada Singapore Hong 
Kong

South
Africa

Mexico

46 209 49 32 32 48 38 10 28 8

REIT Status in Each Country

U,S 928,831

Austra lia 93,580

Japan 93,428

France, 75,247

England73,973

Canada 57,101

Singapore 56,878

Hong Kong
24,758

South Africa
24,550 Mexico

18,385

Other countries
82,600

100 mil lion yen
As  of Oct. 2014

Global REIT market
Market cap: ¥153 

trillion

Source: Prepared by Tosei based on ARES
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ＩＲに関するお問い合わせ先

経営企画部
TEL：03-3435-2864
FAX：03-3435-2866

URL : http://www.toseicorp.co.jp
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Please visit our website.

Corporate Planning Department
Tel：+81 3-3435-2864
Fax：+81 3-3435-2866

URL : http://www.toseicorp.co.jp/english

For Contact:

Except for historical facts, all plans, forecasts, strategies and other information contained herein are forward-looking statements. Forward-looking statements 
include but are not limited to descriptions of future events and performance containing words such as or similar to “believe,” “expect,” “plan,” “strategy,” 
“anticipate,” “forecast,” and “estimate,” and are based on judgments derived from the information available to the Company at the time of publication. Various 
factors could cause results to differ materially from any projections presented herein. The Company reserves the right to maintain or change its projections 
regardless of any new information, conditions or changes in performance. These materials are for informational purposes only, and should not be construed as a 
recommendation to invest in the Company.
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