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Q1： What are the reasons why ADL has not yet implemented the purchase of its 

treasury units? Is it that the unit price is not low enough yet, or is it a question 

of size, or how to do it? Please let me know what the policy is. 

A1： We are considering various measures, not limited to acquisition of our treasury 

units. If we want to increase the price of investment units, the most obvious measure 

would be to increase distributions, but in the past, additional acquisition of 

investment units by sponsors in the market has also been conducted to directly 

influence the market. In addition to this, we are also considering the acquisition of 

our treasury units in a comprehensive manner. 

We are considering how to respond to the target investment unit price and timing 

through thorough internal discussions. 

 

Q2： With regard to borrowing costs, given that as of July of last year, it was 

averaged 0.47% and have risen to 0.6% at the end of the current period (end 

of August 2023), what is your policy regarding future debt cost targets, or to 

what extent you would like to control them? Also, please tell us about the 

impact on the DPU if it rises from 0.47% to 0.6% in one year. 

A2：First, since there will be no refinancing for the time being until the fiscal year ending 

February 2025, the impact of the current rise in interest rates is very limited. Based 

on this, in terms of simulation, if the current 0.6% were to rise 1.5 times to 0.9%, 

we estimate that the impact on distributions would be over 120 yen. However, we 

believe that it is unlikely to rise to this level all at once, and if such a situation were 



 
 

 

 

to occur, we would consider introducing a variable interest rate in part to keep costs 

down. 

 

Q3：I believe that external growth is basically focused on properties developed by 

sponsors, but ADL has acquired its first external/third-party property this 

time. Please tell us about your efforts to acquire information on 

external/third-party properties, whether they are developed independently by 

the asset management company or brought in from the outside. 

A3：The asset management companies have merged, and we now handle three REITs, 

including a comprehensive private REIT and Advance Residence Investment 

Corporation, which specializes in residential properties, as well as a private fund. As 

a result, the amount of information we receive has increased dramatically. 

For example, as mentioned in the Matsue property, we have been able to acquire 

properties in collaboration with sourcing partners developed by the asset 

management company. We are working hard to obtain and acquire property 

information while utilizing diverse routes in this way. 

 

Q4：You have mentioned the 2024 issue in terms of regional properties as relay 

bases, but can you tell us if there are any properties that are expected to be 

acquired as such at this point? 

A4：There are some local properties as relay bases, etc., that have been brought in and 

are being considered．However, we have not yet reached a point as to when we will 

actually be able to acquire them at the moment. 

 

Q5：You have emphasized the fact that there is no downtime in terms of internal 

growth. What do you consider to be the strength of your interaction and 

relationship with tenants in terms of no downtime or internal growth 

capability in general? 



 
 

 

 

A5：A leasing management agreement has been concluded with ITOCHU Corporation, 

the sponsor of the property, and ITOCHU Urban Community has been entrusted 

with the PM and BM functions, thus the three parties are working in unison within 

the ITOCHU Group. In our daily interactions with tenants, we are in close 

communication with them even before specific negotiations for re-signing a lease 

have begun, so we are able to obtain information early on about the possibility of 

tenants moving out and, in that case, whether other companies are interested in 

moving in. We believe that these daily communications and relationships have 

resulted to date in re-signings and retenancies with no downtime. 

 

Q6：As mentioned in the previous question, if we assume that debt costs will 

rise, it will be necessary to hedge against this on the asset side, but is there 

any room for changing existing lease contracts in terms of internal growth 

to comply with inflationary conditions? 

For example, in the explanatory materials, there are descriptions of short-

term contracts and clauses that include revisions for price fluctuations. If 

debt costs were to rise in the future, how would you respond not only to 

rent increases in the logistics real estate market, but also to hedging against 

financial market factors? 

A6：We recognize that there is a positive rent gap (contract rent < market rent) in 11 

to 12 out of the 13 properties we own. In addition, we believe that the most 

recent rent increase in re-signings was achieved through discussions with tenants 

based on price fluctuations, in addition to market rent increases, and that they 

have understood the situation. 

Furthermore, we have similar discussions with the three tenants with whom we 

are currently negotiating re-signings, and we recognize that if they were to accept 

a 5% rent increase, the DPU impact would be approximately 1% or more. 

Therefore, we believe that the increase in debt cost can be absorbed. 

 

 



 
 

 

 

*This material is for informational purpose only, and is not intended to solicit, or recommend the purchase or 

sale of specific securities, financial instruments, or transactions.  

*This document is not a disclosure document based on the Financial Instruments and Exchange Act, the Act 

on Investment Trusts and Investment Corporations, or the listing rules of the Tokyo Stock Exchange. This 

document contains information on Advanced Logistics Investment Corporation (hereinafter referred to as 

"the Investment Corporation".), as well as tables and data prepared by ITOCHU REIT Management Co.,Ltd.  

(hereinafter referred to as "Asset Management Company".) based on data and indicators published by third 

parties. It also includes statements regarding the Asset Management Company's current analysis, judgment, 

and other views on these matters.  

*Given that the content of this document is unaudited, there are no guarantees provided with respect to its 

accuracy, completeness, fairness or reliability. In addition, anything other than the analysis and judgment of 

the Asset Management Company and any other past or current facts indicates assumptions or judgments 

based on the information obtained by the Asset Management Company at the time of preparation of this 

document, and descriptions of these future projections include known and unknown risks and uncertainties. 

As a result, the actual results, operating results, and financial position of the Investment Corporation may 

differ from those forecasted by the Investment Corporation and the Asset Management Company. Figures 

may not correspond to those of other disclosed information due to differences in rounding.  

*All efforts have been made to ensure that the information included in this document is accurate, but errors 

may have occurred and may be corrected or modified without a prior notice.  

*The Investment Corporation and the Asset Management Company are not in any way liable for the accuracy 

or completeness of any data or indicators used in this document based on disclosures from third parties. 

*These materials include statements regarding future policies of the Investment Corporation, but provide no 

guarantees of the future policies.  


