


Financial Highlights
July 2022 (8th period)
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Operating Results Distributions

Operating revenues 3,182 MN Yen

Operating income 1,525 MN Yen

Ordinary income 1,390 MN Yen

Net income 1,389 MN Yen

Total assets
111.4 bn Yen(based on acquisition price)

Distributions per unit 2,715 Yen

Distributions per unit
(excluding distributions in

excess of retained earnings)

2,316 Yen

399 Yen
Distributions in excess 

of retained earnings per unit

Number of properties 

at the end of the period
Occupancy Rate

Long-term 

issuer rating (JCR) 

＊Unless otherwise noted, figures expressed in whole numbers are rounded down to the nearest unit, and figures expressed in decimal numbers are rounded off to the nearest digit.

12 properties 99.9%

9th fiscal period
(ending Feb. 2023) 

3,239 Yen

of which,distributions in excess 

of retained earnings per unit  

464 Yen

Forecast Distributions

10th fiscal period
(ending Aug. 2023)

2,725 Yen
of which,distributions in excess 

of retained earnings per unit 

401 Yen

AA- (stable)
(December 27, 2021)



President Message

We would like to express our sincere gratitude to our
unitholders for the continued support of Advance Logistics
Investment Corporation.

Advance Logistics Corporation ("ADL"; Securities code: 3493)
has changed its trade name from "ITOCHU Advance Logistics
Corporation". I would like to note that the extended cooperative
relationship with the sponsor, the ITOCHU Group, remains
unchanged.

Although we were in the midst of the 7th wave of the COVID-19 

pandemic, operations went well as in the previous periods, and as of 

September 14, 2022, we have not received any notification from 

tenant companies of any incidents that would have a significant 

impact on facility operations.  In addition, the distribution per unit 

(DPU, including distributions in excess of earnings) for the 8th Fiscal 

Period (FP) was 2,715 yen, an increase of 26 yen compared to the 

latest forecast of 2,689 yen, due to internal growth such as reduction 

of operating expenses including property repair costs, etc.  The 

occupancy rate also remained high at 99.9% (warehouse floor 

occupancy rate of 100%) as of September 14, 2022.  Furthermore, 

we made diligent efforts to reduce asset management fees 

(implemented from the following 9th FP) and ESG-related measures.

. 

The change in our fiscal period was approved at the 4th General 

Meeting of Unitholders held on April 27, 2022 to be changed to 

February and August from current January and July which starts from 

9th FP (ending August 2022).  Therefore, the 9th FP will be an 

irregular 7-month accounting period (6-month accounting period from 

the 10th FP), and the DPU is planned to be 3,239 yen, the same 

amount as the initial forecast.

In the logistics real estate market, although the supply of new 

properties is on the rise, demand from logistics operators remains 

strong due to the movement toward economic normalization and the 

continuous increase of online shopping.  We are strongly aware of 

our responsibility and mission as part of the social infrastructure that 

supports the daily lives of our customers and the business activities 

of companies.  We are committed to accumulating high-quality assets, 

proactively addressing internal growth and ESG issues, and ensuring 

stable financial and cash management, as well as strengthening our 

governance in order to further enhance the unitholder value for our 

stakeholders.

We are fully aware of our mission to meet the expectation of our 

investors and stakeholders. We will remain committed to making 

aggressive moves after the merger as well in order to be the J-REIT 

of your choice.  We respectfully ask for your continued and long-

lasting support.

September 14, 2022

Junichi Shoji
Representative Director, 

President & CEO

ITOCHU REIT Management Co., Ltd.
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Highlights
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Asset size expanded to 111.4 bn yen.  Achieved growth in DPU, NAV per unit, and unrealized gains 

Operational Highlights <as of the end of  the 8th Fiscal Period (Jul. 2022)> Measures Highlights

※

NAV per unit

Jul. 2022 143,911 yen

Jan. 2022 137,944 yen

Appraisal NOI yield 4.9%

Actual NOI yield 5.0%

(based on acquisition price)

Occupancy rate

99.9%
IMP Noda‘s office space is only vacant floor, 

utilized as emergency storage space

Appraisal value

Jul.2022 130.5 bn Yen

Jan.2022 127.4 bn Yen

+4.3%

Unrealized gains

Jul. 2022 23.0 bn Yen

Jan. 2022 19.2 bn Yen

(unrealized gain
ratio 21.5%) 

(unrealized gain
ratio 17.8%) 

 Acquired preferential negotiation rights of IMP Kasugai, IMP Kuwana and IMP Yoshikawa Minani.
 Expected to further improve the stability of cash flow by build-to-suit properties under a long-term 

contract that meet customer needs

External

Growth

Change of DPU <as of the end of the 8th Fiscal Period (Jul. 2022)>

1st FP 

(Jan. 2019)

2nd FP

(Jul. 2019)

3rd FP

(Jan. 2020)

4th FP

(Jul. 2020)

5th FP

(Jan. 2021)

6th FP

(Jul. 2021)

7th FP

(Jan. 2022) 

8th FP

(Jul. 2022) forecast

8th FP

Actual

Unit:Yen

Financial

Strategies

 Issued 2nd Green Bond of 2 bn yen in February 2022 to promote diversification of lenders and 

financing methods
 Procured 5 bn yen entirely as green loan to be used for refinancing in August 2022. Issued 2nd 

Green Bond of 2 bn yen to promote diversification of lenders and financing methods

Internal

Growth

 Renewed contract and concluded new contract for all spaces expiring in September 2022
 Started negotiation of renewal with tenants expiring in September 2023
 Reduce insurance expenses by reviewing umbrella liability insurance 
 Plan to start new solar panel roof lease at IMP Inzai2 from February 2023

ESG

 Issued initial ESG report
 Concluded agreement with Noda City to use IMP Noda in the event of a disaster
 Enhanced internal system, such as setting KPIs & long-term target for materialities or developing 

strategies for climate change

■■Distributions in excess of retained earnings per unit 

■■DPU(excluding distributions in excess of retained earnings)

＋1.1%
（+26 yen）

＋1.0%
（+26 yen）

+3.0
bn Yen

※

※ IMP is abbreviation for “i Missions Park”, logistic facility developed by ITOCHU Group.  

Annual average growth of DPU: 5.5%

(Annual average growth of EPU: 4.2%)※

※ Growth % is calculated from 2nd FP to the 8th FP.

※ DPU per unit decreased over the previous fiscal period due to a public offering during the period, properties acquired that were non-performing for the full-year, and unexpected cost

1,729

2,311 2,395 2,425 2,517 2,492

2,755 2,689 2,715



Basic Strategies – Collaborative Growth Relationships (1) –
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Advance Logistics Investment Corporation

Ownership / Management

ITOCHU Corporation/ITOCHU Property Development

Development / LeasingCollaborative

Growth

Relationships
ADL’s growth utilizing the 

ITOCHU Group’s business platforms

ADL’s Portfolio

12 Properties / 111.4 bn yen

ITOCHU Group’s business platforms 

strengthened through ADL

Sponsor’s owned/developed properties 

7 Properties/ about 253,982m2

Continued growth supported by ITOCHU Group’s business platforms

Focus mainly on acquisition of sponsor pipelines to grow

53.8 bn yen

7 Properties

58.8 bn yen

8 Properties

58.8 bn yen

8 Properties

84.1 bn yen

9 Properties

98.1 bn yen

10 Properties

111.4 bn yen

12 Properties

Acquisition during the period

using borrowings

1st Follow on 

Offering

2nd Follow 

on Offering

Aiming for 

continuous 

growth

utilizing 

sponsor’s 

pipeline 

1st FP 2nd FP 3rd FP 4th FP 5th FP 6th FP Future7th FP

Build growth spiral based on Collaborative Growth Relationships with ITOCHU Group 

By taking advantage of extensive experience of development & acquisition of logistics facilities and wide network of 100,000 clients of sponsor group.

8th FP

111.4 bn yen

12 Properties

111.4 bn yen

12 Properties



Basic Strategies – Collaborative Growth Relationships (2) –
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Two business platforms that provide the foundation for the Collaborative Growth Relationships

Merchant channels

General

Products

& Realty 

Company Food 

Company

Metals &

Minerals

Company

ICT &

Financial

Business 

Company

Machinery 

Company

Textile 

Company

Energy &

Chemicals 

Company

Group Strength of ITOCHU Corporation

The ITOCHU Group

Logistics Logistics Logistics
Manufacturer RetailerSupplier Consumer

The 8th

Company

Extensive customer network covering 100,000 companies

A wide business domain covering upstream to downstream merchant 

channels

Strong presence in consumer-related businesses

1

2

3

General trading company that has transactional relationships at

the management level encompassing       ,       and  1 2 3

Group-wide Merchant Channel (M/C) Platform

Utilizing the viewpoint 

of a logistics operator, 

leveraging the network 

of customers

Developing facilities 

suitable for long-term 

asset and property 

management

Providing logistics 

solutions

Structure for land purchases, facility 

development and leasing from two 

closely connected sponsors

Land purchases, facility 

development and leasing
1

ITOCHU Property 

Development, Ltd.

ITOCHU 

Corporation

Realty and Logistics (R/L) Platform

Strength in land purchase, facility development and leasing  experience 

since FY2004

Experience as a logistics operator

Utilization of expertise gained in J-REIT management

1

2

3

Real Estate & Logistics function of General Products & Realty Company of 

ITOCHU Corporation, which has integrated responsibility for ,  and        1 2 3

Utilization of asset and property 

management expertise of Advance 

Residence Investment Corporation

Asset and property

management
3

ITOCHU Urban 

Community Ltd.

ITOCHU REIT 

Management Co., Ltd.

Leveraging their 

expertise as a logistics 

operator

Logistics operation2

ITOCHU LOGISTICS 

CORP.

ITOCHU 

Corporation



Properties developed by Sponsor

External Growth Strategies Steady Expansion of  Asset Size through Selective Investment in Quality Properties
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Backed by sponsor support, continue to acquire properties at appropriate level of NOI yield in each area

Properties owned / developed by the ITOCHU Group: 7 properties with total floor area of about 253,982m2

Acquire selective quality properties to maintain/improve profitability of portfolio at appropriate level of NOI yield in the area.

Aiming to improve portfolio quality by tenants with stable cash flow and competitive location

Third party Properties

Acquisition of Third-party Properties in Alliance with ITOCHU Corporation and ITOCHU Property Development (IPD)

Enhance property information gathering capability through 

merger of asset management companies.1

Create projects utilizing own network of 

financial institutions or ITOCHU Group.2

Capture liquidation needs of ITOCHU Group.3

Proactively utilize bridge scheme or warehousing by 

sponsors.4

*red frame is properties of which preferential negotiation right is newly acquired in 8th FP.

IMP

Ichikawa-Shiohama
IMP Atsugi 2

Preferential negotiation right

IMP Kazo

Preferential negotiation right

IMP Minoh IMP Kasugai IMP Kuwana
IMP

Yoshikawa Minami

57,724m2

Completed

Tokyo Bay area

15,572m2

Completed

Kanto region

About 11,173m2

Completed

Kanto region

About 42,582m2

To be completed in Feb. 2023

Kansai region

About 15,409m2

To be completed in Mar. 2023

Chubu region

About 93,604m2

To be completed in May. 2023

Chubu region

About 17,918m2

To be completed in Sep. 2023

Kanto region

Preferential negotiation right Preferential negotiation rightPreferential negotiation rightPreferential negotiation right Preferential negotiation right



Retail 5.5%

E-commerce

38.6%3PL

54.0%

Manufacturer 1.8%

ITOCHU Group

customers

63.7%

ITOCHU 

Group

6.2%

Others

30.1%

Portfolio Characteristics
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Major 3PL*

39.0%

（As of Jul. 31, 2022）

Further improve the stability of portfolio through selective investment, tenant stickiness, and strong sponsor support

Strong Sponsor Support Competitive Property Quality Contract

Location
(based on acquisition price)

Remaining lease term
(based on annual rent)(based on acquisition price)

Properties developed by sponsor

Realty &

Logistics platform

Group-wide

Merchant Channel
Competitive Location Young Property Long term Quality Tenant

3 years or more 

to less than 

5 years

14.4%

1 year or more

to less than 3 years

18.3%

5 years or more

to less than 7 years

58.1%

7 years or more

4.6%

Around National

Route 16

80.0%

Around Tokyo

Gaikan EXPWY

15.3%

Developed by 

sponsor

99.3%

Others 0.7%

Less than 1 year 4.6%
Ken-O EXPWY 4.8%

99.3%

(End of the 7th FP)

99.3%

National

Route 16 and Tokyo

Gaikan EXPWY

95.2%

(End of the 7th FP)

95.2%

Property age
(based on acquisition price)

Tenant industry
(based on annual rent)(based on annual rent)

ITOCHU Group and Group customer tenant

69.9%

(End of the 7th FP)

69.9%

E-commerce

+ major 3PL 

77.6%

(End of the 7th FP)

77.6%

＊“Major 3PL” refers to 3PLs with consolidated group sales exceeding 100 billion

More than 1 year

to 3 years or less

2.1%

Average

4.6year

(End of the 7th FP)

5.1year
More than 3 years

to 5 years or less

67.3%

More than 5 years

to 7 years or less

19.7%

More than 7 years 10.9%

Average period 

5.2year

(End of  the 7th FP)

4.7年



Portfolio Map
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Kanto 

Kansai 

Chubu 

Owned Properties

IMP Atsugi IMP Inzai

IMP Noda IMP Kashiwa

IMP Moriya IMP Chiba-Kita

IMP Misato IMP Moriya 2

IMP Kashiwa 2 IMP Inzai 2

IMP Tokyo-Adachi IMP Miyoshi

Around National

Route 16

Around Tokyo

Gaikan EXPWY

Ken-O EXPWY

Around National

Route 16

Around National

Route 16

Around National

Route 16

Around National

Route 16

Around National

Route 16

Around National

Route 16

Around National

Route 16

Around Tokyo

Gaikan EXPWY

Around National

Route 16

Developed by the 

ITOCHU Group

IMP Yoshikawa Minami

Around Tokyo

Gaikan EXPWY

IMP Kuwana

Chubu

IMP Ichikawa-Shiohama

Preferential negotiation right

Around Tokyo

Gaikan EXPWY

IMP Atsugi 2

Ken-O EXPWY

Preferential negotiation right

IMP Minoh

Kansai

Preferential negotiation right

IMP Kasugai

Chubu

Preferential negotiation right

IMP Kazo

Preferential negotiation right

Ken-O EXPWY

Preferential negotiation right Preferential negotiation right



Initiatives for ESG (E) Environmental Initiatives (1)
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Basic Policy of 

Asset Management Company

Having been highly evaluated by GRESB for its 

proactive implementation of initiatives, such as 

disclosure of environmental data, acquisition of 

certifications, participation in community services etc., 

ADL was awarded "Green Star“ status and granted 

highest rating of “ 5-star ” in the GRESB Rating.

GRESB Real Estate Assessment

E Environment

Certification Acquisition

Acquisition%
(floor area base)

92.3%

★★★★ 7 properties

★★★ 2 properties

※5-star is the highest

IMP

Inzai

Acquisition %
(floor area base)

74.0%

★★★★★

1 property★★★★

7 properties

IMP

Kashiwa2

Response to 

climate-related risk

Energy consumption reduction Water consumption reduction Renewable energy generation

Greening CO2 emissions reduction Green lease agreements

LED lighting
Installing water-saving 

toilet system
Solar panels

Greening parking lots Promoting CO2 emissions 

reduction in cooperation among 

tenants based on applicable law

Installing LED based on green 
lease agreements

⚫Expressed support for the 

recommendations of the 

TCFD as an asset 

management company

⚫ Identify climate change risks /

opportunities and Planning of 

strategies

① Legal compliance / establishment of 

organizational structure

② Efforts to achieve decarbonized 

society

③ Resource conservation / waste 

reduction

④ Employee education

⑤ Collaboration with internal & external  

stakeholders

⑥ Transparent disclosure

Commitment of 

ITOCHU GROUP

“Sampo-Yoshi” Capitalism

2018 2019 2020 2021 2022

(Listed in 

September)

★★★ ★★★★ ★★★★ ★★★★★

3-star 4-star 4-star 5-star

５スターのロゴ挿入
予定（本評価発表時
にロゴが入手できる
予定）



Initiatives for ESG (S) Social (G)Governance Initiatives(2)
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Social ContributionS GovernanceG
Logistics Continuity at Emergencies

Emergency Supplies Storehouse

Store water, food, 

portable toilets for tenants

to be built in IMP Noda

(Non-occupied office 

area) and IMP Atsugi 2

Emergency Power Generation Equipment

Enables operation 

continuity  at emergency 

by supplying  power for 

a certain time.  Planned 

in IMP Atsugi 2

Coexistence with Local Communities

Cleanup Activities

Regular cleanups held 

around the Asset 

Management Company’s  

office building 

（November 10, 2021)

Initiatives for Employees

TOKYO Work-Style Reform Declaration

Approved as a company committed to “TOKYO 

Work-Style Reform Declaration,” a program 

promoted by the Tokyo Metropolitan Government

Improve work

environment

Improve paid

holidays

●Fee structure that is linked to unitholders' profit

Reviewing the current asset management fee structure to enhance unitholder 

value linked with strengthened revenue base through asset size expansion and by 

rationalization effect of account closing operations, etc., reducing total fee by 

nearly 10%(from 9th FP) 

●Publication of First Edition of ESG Report

●ITOCHU Corporation's same-boat investment

●Cumulative unit investment program and investment unit ownership 

program are introduced to full time directors and non-director 

employees of Asset Management Company, respectively

●Appropriate decision-making process 

(dealing with interested party  transactions)

●Expansion of compliance rules

• Analyzing the gap with FSA guidelines, and formulating regulations and 

manuals, etc to cope with global money laundering and terrorist financing 

measures (company-wide control / business process control) required by the 

FSA etc. 

• In-house training on money laundering and terrorist financing measures has 

been completed. Aim for further understanding and penetration within the 

company

※IMP Atsugi 2 is a property developed by sponsor for which ADL holds preferential negotiation right.

・Signed "Agreement on Acceptance of Evacuees and Relief 

Supplies in the Event of Disaster" with Noda City, Chiba Prefecture 

in May 2022

・ Provide IMP Noda as a storage and management facility for relief 

supplies and a temporary evacuation site for disaster victims in the 

event of a disaster

Signed Agreement with Noda City  in the Event of Disaster

Support for education

Participate in donation 
campaigns by ITOCHU
Foundation to foster 
Health development of 
children
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Independent Auditor’s Report 

To the Board of Directors of Advance Logistics Investment Corporation 

Opinion 

We have audited the financial statements of Advance Logistics Investment Corporation (the Company), 
which comprise the balance sheet as at July 31, 2022, and the statement of income, statement of 
changes in net assets, statement of cash distributions and statement of cash flows for the six months 
period then ended, and notes to financial statements and supplementary schedules. 

In our opinion, the accompanying financial statements present fairly, in all material respects, the 
financial position of the Company as at July 31, 2022, and its financial performance and its cash flows 
for the six months period then ended in accordance with accounting principles generally accepted in 
Japan. 

Basis for Opinion 

We conducted our audit in accordance with auditing standards generally accepted in Japan. Our 
responsibilities under those standards are further described in the Auditor’s Responsibilities for the 
Audit of the Financial Statements section of our report. We are independent of the Company in 
accordance with the ethical requirements that are relevant to our audit of the financial statements in 
Japan, and we have fulfilled our other ethical responsibilities in accordance with these requirements. 
We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis for 
our opinion. 

Emphasis of Matter 

We draw attention to 22 Note to Significant Subsequent Events, which describes the issuance of new 
investment units, acquisition of assets and execution of a purchase agreement, and loan arrangements. 
Our opinion is not qualified in respect of this matter. 

Other Information 

The other information comprises the information included in the semi-annual report, but does not 
include the financial statements and our auditor’s report thereon. Management is responsible for the 
other information. In addition, those charged with governance are responsible for overseeing 
the Company’s reporting process of the other information. 

Our opinion on the financial statements does not cover the other information and we do not express 
any form of assurance conclusion thereon.  

In connection with our audit of the financial statements, our responsibility is to read the other 
information and, in doing so, consider whether the other information is materially inconsistent with 
the financial statements or our knowledge obtained in the audit or otherwise appears to be materially 
misstated.  

If, based on the work we have performed, we conclude that there is a material misstatement of this 
other information, we are required to report that fact.  

We have nothing to report in this regard. 
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Responsibilities of Management and Those Charged with Governance for the Financial 
Statements 

Management is responsible for the preparation and fair presentation of the financial statements in 
accordance with accounting principles generally accepted in Japan, and for such internal control as 
management determines is necessary to enable the preparation of financial statements that are free 
from material misstatement, whether due to fraud or error. 

In preparing the financial statements, management is responsible for assessing the Company’s ability 
to continue as a going concern and disclosing, as applicable, matters related to going concern.  

Those charged with governance are responsible for overseeing the Company’s financial reporting 
process. 

Auditor’s Responsibilities for the Audit of the Financial Statements 

Our objectives are to obtain reasonable assurance about whether the financial statements as a whole 
are free from material misstatement, whether due to fraud or error, and to issue an auditor’s report 
that includes our opinion. Reasonable assurance is a high level of assurance, but is not a guarantee that 
an audit conducted in accordance with auditing standards generally accepted in Japan will always 
detect a material misstatement when it exists. Misstatements can arise from fraud or error and are 
considered material if, individually or in the aggregate, they could reasonably be expected to influence 
the economic decisions of users taken on the basis of these financial statements. 

As part of an audit in accordance with auditing standards generally accepted in Japan, we exercise 
professional judgment and maintain professional skepticism throughout the audit. We also: 

 Identify and assess the risks of material misstatement of the financial statements, whether due to
fraud or error, design and perform audit procedures responsive to those risks, and obtain audit
evidence that is sufficient and appropriate to provide a basis for our opinion. The risk of not
detecting a material misstatement resulting from fraud is higher than for one resulting from error,
as fraud may involve collusion, forgery, intentional omissions, misrepresentations, or the override
of internal control.

 Obtain an understanding of internal control relevant to the audit in order to design audit
procedures that are appropriate in the circumstances, while the purpose of the financial statement
audit is not to express an opinion on the effectiveness of the Company’s internal control.

 Evaluate the appropriateness of accounting policies used and the reasonableness of accounting
estimates and related disclosures made by management.

 Conclude on the appropriateness of management’s use of the going concern basis of accounting and,
based on the audit evidence obtained, whether a material uncertainty exists related to events or
conditions that may cast significant doubt on the Company’s ability to continue as a going concern.
If we conclude that a material uncertainty exists, we are required to draw attention in our auditor’s
report to the related disclosures in the financial statements or, if such disclosures are inadequate, to
modify our opinion. Our conclusions are based on the audit evidence obtained up to the date of our
auditor’s report. However, future events or conditions may cause the Company to cease to continue
as a going concern.

 Evaluate whether the presentation and disclosures of the financial statements are in accordance
with accounting principles generally accepted in Japan, the overall presentation, structure and
content of the financial statements, including the disclosures, and whether the financial statements
represent the underlying transactions and events in a manner that achieves fair presentation.
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We communicate with management regarding, among other matters, the planned scope and timing of 
the audit and significant audit findings, including any significant deficiencies in internal control that 
we identify during our audit. 

We also provide management with a statement that we have complied with relevant ethical 
requirements regarding independence, and to communicate with them all relationships and other 
matters that may reasonably be thought to bear on our independence, and where applicable, related 
safeguards. 

Interest required to be disclosed by the Certified Public Accountants Act of Japan 

Our firm and its designated engagement partners do not have any interest in the Company which is 
required to be disclosed pursuant to the provisions of the Certified Public Accountants Act of Japan. 

自動署名EL 自動署名Co1 

Mitsuo Tsuruta Takashi Sato 

Designated Engagement Partner 
Certified Public Accountant    

Designated Engagement Partner 
Certified Public Accountant 

October 24, 2022 
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