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A. Company Information 
I. Overview of the Tosei Group 
1. Trends in principal management benchmarks 

Term  
 

 
 

 

Accounting period  
 

 
 

 
 

Revenue                  (¥ thousand) 
[Third quarter of the current fiscal year]  

 
 

 
  

Profit attributable to owners of the parent 
 (¥ thousand) 
 

   

Profit attributable to owners of the parent  
 (¥ thousand) 
[Third quarter of the current fiscal year] 

 
 

 
 

 

Comprehensive income for the period 
attributable to owners of the parent 

(¥ thousand) 
   

Total equity 
(¥ thousand)    

Total assets 
(¥ thousand)    

Basic earnings per share             (¥) 
[Third quarter of the current fiscal year] 

 
 

 
 

 

Diluted earnings per share 
(¥)    

Ratio of equity attributable to owners of the 
parent to total assets (%)    

Net cash from (used in) operating activities 
(¥ thousand)    

Net cash from (used in) investing activities 
(¥ thousand)    

Net cash from (used in) financing activities 
 (¥ thousand)    

Cash and cash equivalents at end of period 
(¥ thousand)    

Notes: 1. the Company prepares quarterly 
consolidated financial statements.  

2. Revenue does not include consumption taxes. 
3. The above benchmarks are based on the quarterly consolidated financial statements and consolidated financial 

statements that were prepared in compliance with the International Financial Reporting Standards (hereinafter 
 

 

2. Business description 
During the nine months ended August 31, 2019, there were no significant changes in business activities 

operated by the Tosei Group (the Company and its subsidiaries and affiliates) from the previous fiscal year. 
There were also no changes in principal subsidiaries and affiliates. 

Also, Tosei Hotel Ueno Co., Ltd. has changed its trade name to Tosei Hotel Makuhari Co., Ltd. as of 
December 13, 2018. Urban Home Corporation has changed its trade name to Tosei Urban Home Co., Ltd as of 
February 27, 2019. 

Reportable segment classifications have been changed effective from the first quarter of the fiscal year 
5
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II. Review of operations 
1. Business and other risks 

There were no business and other risks that newly arose during the nine months ended August 31, 2019. In 

report for the previous fiscal year.  
 

2. Management analysis of financial position, operating results and cash flows  
Forward-

management as of August 31, 2019. 

  

(1) Operating results 

During the nine months ended August 31, 2019, the Japanese economy continued to make a moderate 
recovery. This recovery trend is expected to continue, supported by stable personal consumption, despite 
some indications of a slowdown in the global economy against a backdrop of trade frictions between the 
United States and China. 

In the real estate industry where Tosei Group operates, commercial real estate transactions for the first 
half of 2019, from January to June, amounted to ¥2.2 trillion, roughly unchanged year on year. Sales to 
individual investors remain weak as financial institutions adopt a stricter stance on lending, but 
transactions for the whole of 2019 are expected to remain at the same level as the previous year, due to 
favorable property acquisitions by J-REITs and others supported by a favorable financing environment 
(according to a survey by a private research institute). 

In the Tokyo metropolitan area condominium market, the number of newly supplied units from January 
to July 2019 decreased 16.9% year on year to 15,368 units, as persistently high property prices brought a 
decrease in the number of buyers, and each company limited new supply and concentrated on the sale of 
existing inventory. The average contract rate for the first month remained below the 70% threshold from 
which market conditions are viewed as favorable during the same period. In the build-for-sale detached 
house market, housing starts from January to July 2019 numbered 37,000 units, an increase of 7.0% year 
on year. Despite little evidence of a spike in demand in anticipation of the consumption tax increase, 
favorable demand continues for detached houses, which appear reasonably priced relative to 
condominiums (according to surveys by a private research institute and the Ministry of Land, 
Infrastructure, Transport and Tourism). 

vacancy rate as of July 2019 remained low at 1.71% (a decrease of 0.87% year on year). The average 
asking rent was ¥21,665 (an increase of ¥1,463 year on year), rising for the 67th consecutive month. Rent 
is expected to continue to rise, as companies continue to experience a high level of need for increased floor 
space, expansion and relocation supported by the need to secure human resources and respond to work 
style reform (according to a survey by a private research institute). 

In the real estate fund market, the market scale continues to expand. The total value of assets under 
management as of July 2019 grew to ¥18.8 trillion in J-REITs (an increase of ¥1.3 trillion year on year). 
Combined with the total value of assets under management in private placement funds of ¥17.7 trillion (as 
of December 2018), the securitization market scale expanded to ¥36.5 trillion (according to a survey by a 
private research institute). 

In the Tokyo business hotel market, monthly guest room occupancy rates from January to June 2019 
generally exceeded the 80% threshold from which market conditions are viewed as favorable. The number 
of nights stayed by foreign visitors to Tokyo in all types of accommodation increased 15% year on year. 
The proportion of overseas guests was 38% (a three percentage point increase year on year), with growth 
in visitors from Europe, the United States and Australia in particular (according to a survey by the Japan 
Tourism Agency). 

Amid this operating environment, in the Revitalization Business, the Group made steady progress in 
selling assets such as income-generating office buildings and apartments, while in the Development 
Business, the Group pushed ahead with sales of condominiums, detached houses and commercial facilities. 
In addition, the Group also proceeded with the proactive acquisition of income-generating properties and 
land for development as future sources of income. 

As a result, consolidated revenue for the nine months ended August 31, 2019 totaled ¥45,742 million 
(up 1.0% year on year), operating profit was ¥11,618 million (up 12.2%), profit before tax was ¥11,163 



million (up 13.4%), and profit for the period was ¥7,649 million (up 15.1%). 
 
 
Performance by business segment is shown below. 
Reportable segment classifications have been changed effective from the first quarter of the fiscal year 

ending November 30, 2019, and in the following quarterly comparisons figures for the same period of the 
previous fiscal year have been recalculated according to the segment after such change. 

 

Revitalization Business 

During the nine months ended August 31, 2019, the segment sold 35 properties it had renovated, 
including Seiseki C-kan Building (Tama-shi,Tokyo), Ryogoku Tosei Building mida-ku, Tokyo), 

-ku, Tokyo), Grosvenor Square Building (Yokohama-shi, Kanagawa). In addition, 
the segment sold nine units in the Restyling Business from Hilltop Yokohama Negishi (Yokohama-shi, 
Kanagawa) etc. 

During the nine months ended August 31, 2019, it acquired a total of 29 income-generating office 
buildings and apartments for renovation and sales purposes and four land lots. 

As a result, revenue in this segment was ¥22,701 million (down 6.6% year on year) and the segment 
profit was ¥8,013 million (up 16.3%). 

 

Development Business 

During the nine months ended August 31, 2019, the segment focused on the sale of condominium and 
detached houses for which there was firm demand. The segment sold 160 units at THE Palms Chofu 
Manorgarden (Chofu-shi, Tokyo), etc. and sold 61 detached houses at such properties as THE Palms Court 
Funabashi Hoten (Funabashi-shi, Chiba), THE Palms Court Mitsuike-Koen  (Yokohama-shi, Kanagawa), 
THE Palms Court Kamakura shiromeguri (Kamakura-shi, Kanagawa), etc. In addition, the segment sold 
one commercial facility, one newly-built apartment and six land lots.  

During the nine months ended August 31, 2019, it acquired three land lots for hotel projects, two land 
lots for logistics facility projects, one land lot for commercial facility project, one land lot for apartment 
and land lots for 93 detached houses. 

As a result, revenue in this segment was ¥12,333million (up 8.8% year on year) and the segment profit 
was ¥1,640 million (up 9.1%). 
 

Rental Business 

During the nine months ended August 31, 2019, while the segment sold 23 buildings of its inventory 
assets held for leasing purposes, it newly acquired 19 properties including income-generating office 
buildings and apartments. In addition, the segment made efforts to lease vacancies out following 
acquisitions and also focused on leasing activities for its holding non-current assets and inventory assets. 

As a result, revenue in this segment was ¥4,416 million (up 1.7% year on year) and the segment profit 
was ¥1,801 million (down 3.6%). 

 

Fund and Consulting Business 

During the nine months ended August 31, 2019, while ¥99,118 million was subtracted from the balance 
of Assets under management mainly due to property dispositions by funds, ¥175,747 million was added to 
the balance of assets under management (Note) ¥663,359 million for the end of the previous fiscal year, 
due to new asset management contracts. The balance of assets under management as of August 31, 2019, 
was ¥739,987 million. 

As a result, revenue in this segment was ¥2,024 million (up 6.9% year on year) and the segment profit 
was ¥1,047 million (up 13.8%). 
Note: The balance of assets under management includes the balance of assets that were subject to consulting contracts, etc.  
 

 



Property Management Business 

During the nine months ended August 31, 2019, the segment made efforts to win new contracts and 
maintain existing contracts. Consequently, the total number of properties under management was 647 as of 
August 31, 2019, a decrease of 20 from August 31, 2018, with the total comprising 407 office buildings, 
hotels, schools and other such properties, and 240 condominiums and apartments. 

As a result, although the total number of properties under management decreased, revenue in this 
segment was ¥3,433 million (up 13.9% year on year) and segment profit was ¥425 million (up 7.0%). 

 

Hotel Business 

During the nine months ended August 31, 2019, the Group worked towards increasing the average daily 
rate and occupancy rate for TOSEI HOTEL COCONE Kanda, opened in December 2017, as well as 
TOSEI HOTEL COCONE Ueno which newly opened in December 2018 contributed to revenue. 

As a result, revenue in this segment was ¥832 million (up 104.7% year on year) and segment profit was 
¥122 million (down 6.2%). 

 

(2) Analysis of financial Positions 

As of August 31, 2019, total assets were ¥157,181 million, an increase of ¥18,412 million compared 
with November 30, 2018, while total liabilities were ¥99,786 million, an increase of ¥13,039 million. 

Total assets increase is mainly due to an increase in cash and cash equivalents and an increase in 
inventories. Increase in liabilities were primarily due to an increase in trade and other payables an 
increase in borrowing, and due to a decrease in current income tax liabilities. 

Total equity increased by ¥5,372 million to ¥57,394 million, mainly due to an increase in retained 
earnings, payment of cash dividends and purchase of treasury shares. 
 

(3) Analysis of cash flows 

, 2019 totaled ¥32,748 million, up 
¥6,227 million compared with November 30, 2018. 
The cash flows for the nine months ended August 31, 2019 and factors contributing to those amounts are 
as follows: 
 
Cash Flows from Operating Activities 

Net cash used in operating activities totaled ¥2,997 million (in comparison with segment net cash 
provided by operating activities of ¥2,233 million in the same period of the previous fiscal year). This is 
mainly due to profit before tax of 11,163 million, an increase in inventories of ¥12,646 million and 
income taxes paid of ¥3,928 million. 

 
Cash Flows from Investing Activities 

Net cash used in investing activities totaled ¥358 million (down 79.6% year on year). This is 
primarily due to purchase of investment properties of ¥326 million. 

Cash Flows from Financing Activities 
Net cash provided by financing activities totaled ¥9,585 million (up 222.4% year on year). This 

mainly reflects ¥32,199 million in proceeds from non-current borrowings, despite ¥20,003 million in the 
repayments of non-current borrowings, ¥1,454 million in cash dividends paid and ¥999 million in the 
purchase of treasury shares.  
 

(4) Operational and financial issues to be addressed  

During the nine months ended August 31, 2019, there was no significant change in issues to be 
addressed by the Tosei Group.  

The Company has set the basic policy regarding the persons who control the decision-making on the 
financial and business policies of the Company. The contents of basic policy (matters set forth in Article 
118, item 3 of the Ordinance for Enforcement of the Companies Act) are as follows: 
 
 



a. Contents of basic policy 

business policies need 

nd, in turn, the 
common interests of its shareholders. 

The Company believes that ultimately its shareholders as a whole must make the decision on any 
proposed acquisition that would involve a change of control of the Company. Also, the Company will 
not reject a large-scale acquisition of the shares in the Company if it will contribute to the corporate 
value of the Company and, in turn, the common interests of its shareholders. 

Nonetheless, there are some forms of large-scale acquisition of shares that benefit neither the 
corporate value of the target company nor the common interests of its shareholders including those with 
a purpose that would obviously harm the corporate value of the target company and the common 
interests of its shareholders, those with the potential to substantially coerce shareholders into selling their 

directors and shareholders to consider the details of the large-scale acquisition, or for the target 

to discuss or negotiate with the acquirer in order to procure more favorable terms for shareholders than 
those presented by the acquirer. 

financial and business policies to (i) maintain the system under which the Company group covers with 
its comprehensive capability the diverse business fields a

maintain employees who support those businesses with knowledge and experience specializing in real 
estate 
up over a long period of time based on the establishment of the ability and information networks 
supporting various value creation technologies, and (iv) master knowhow that enables comprehensive 
business. Unless the acquirer of a proposed large-scale acquisition of the shares in the Company 
understands the source of the corporate value of the Company as well as the details of financial and 
business affairs of the Company and would ensure and enhance these elements over the medium-to-long 
term, the corporate value of the Company and, in turn, the common interests of its shareholders would be 
harmed. 

The Company believes that persons who would make a large-scale acquisition of the shares in the 
Company in a manner that does not contribute to the corporate value of the Company or the common 

financial and business policies. The Company believes that it is necessary to ensure the corporate value 
of the Company and, in turn, the common interests of its shareholders by taking necessary and 
reasonable countermeasures against a large-scale acquisition by such persons. 
 

b. Overview of special measures to realize the basic policy 

The Group established its three-year medium-term management plan aiming to further increase the 
 

The Group is promoting its medium-
2017 to November 2020) with the fiscal year ended November 30, 2018 as its first year. The major 

 

continue implementing its growth strategy based on this plan. 
The Revitalization Business will revitalize and create added value for existing properties and aim to 

expand operations through initiatives such as product line expansion and diversification of sales 
methods. With regard to the acquisition of properties, the Company will actively increase the number of 
small- to medium-size and high liquid property in the metropolitan area and acquire over ¥2.0 billion of 
medium- to large-size and profitable property, while paying attention to the portfolio. The Development 
Business will promote the development and sales of detached houses and condominiums that are in 
steady demand, as well as active development of properties such as logistics facility and hotels after 
assessing good location
income, aims to expand all segments. The Rental Business will strive to expand Company-held fixed 



assets; the Fund and Consulting Business will accumulate assets under management; and the Property 
Management Business will increase properties under management. 

Moreover, as an initiative to establish new income-generating businesses, the Hotel Business segment 
is newly established from the fiscal year ending November 30, 2019. In addition to the operation and 
rental of the existing properties, the Company is currently advancing the development of own brand 
hotel at three locations following TOSEI HOTEL COCONE Kanda, opened in December 2017, and 
TOSEI HOTEL COCONE Ueno, opened in December 2018, and will continue to work toward the 
growth of hotel business and enhancement of Tosei brand. 

 

c.Overview of measur  

controlled by persons deemed inappropriate according to the basic policy 

This plan is a measure to prevent persons deemed as inappropriate, in view of the aforementioned 
b

its shareholders.  
The plan stipulates procedures to be followed in an acquisition, etc. of shares, etc. of the Company 

((A) a purchase and/or other acquisition of the shares and the like issued by the Company that would 
result in the holding ratio of share certificates, etc. (kabuken tou hoyuu wariai) of a holder (hoyuusha) of 
20% or more; or (B) a tender offer (koukai kaitsuke) with respect to the shares, etc. issued by the 

special relationship with the offeror, of 20% or more; or any actions similar to (A) or (B) above) by 
 

Specifically, the Acquirer must provide the Company a statement of undertaking and an acquisition 
document that includes necessary information, prior to making an acquisition.  

Upon receiving these documents, an independent committee will conduct the review of the acquisition 
terms, collection of information on materials such as the management plans and business plans of the 
Acquir

while obtaining advice from independent experts. In the meantime, the Company will disclose 
information in a timely manner.  

When the acquisition is not in compliance with the procedures stipulated in the plan, and/or there is 
possibility of such offer to apparently cause harm to the corporate value of the Company and, in turn, to 
the common interests of shareholders, and it is appropriate for the Company to implement the gratis 
allotment of stock acquisition rights, the independent committee will recommend the implementation the 
gratis allotment of stock acqui

tion rights 
will be allotted with an exercise condition that does not allow, as a general rule, the Acquirer to exercise 
the rights and an acquisition provision to the effect that the Company will acquire the stock acquisition 
rights in exchange for shares 
board of directors will resolve, as an agency stipulated by the Companies Act, as to the implementation 
or non-implementation of the gratis allotment of stock acquisition rights, fully respecting the 
recommendation of the Independent Committee.  In addition, when a meeting of shareholders is 

s under this plan have commenced, the Acquirer must 

plan.  The plan will remain in effect until the conclusion of the ordinary general meeting of 
shareholders for the last fiscal year ending within three years of the conclusion of the 68th Ordinary 
General Meeting of Shareholders.  However, if, before the expiration of the effective period, the 

 plan will be abolished at that time. 
 

d.  

including the new medium-term management plan and other measures to strengthen corporate 
governance have been established as specific actions to continuously and sustainably enhance the 
corporate value of the Company and, in turn, the common interests of its shareholders, and that these are 



are not for the  

and is not for the 

reasons: an approval at the general meeting of shareholders has been obtained for its renewal; its 
maximum effective period is stipulated to be three years and it can be abolished at any time by the 

members that are independent of the management of the Company, has been established and the 
countermeasures stipulated in the plan requires the decision by the independent committee for actual 

Defense for the Purposes of Protection and Enhanceme

on May 27, 2005. 
 

(5) Research and development activities  

No item to report. 

3. Important operational contracts, etc. 
No important operational contracts, etc. were determined or entered into during the third quarter of the fiscal 

year under review. 
 

 



III. Filing company 
1. , etc. 
(1) Total number of authorized shares, etc. 

a. Total number of authorized shares 

Class Total number of authorized shares 

  

  

 

b. Number of shares issued 

Class 

Number of issued 
shares 

(Shares: as of  
August 31, 2019) 

Number of issued 
shares 

(Shares: as of  
the date of filing:  
October 10, 2019) 

Name of financial instruments 
exchange where the stock of Tosei is 

traded or the name of authorized 
financial instruments firms 

association where Tosei is registered 

Details 

   
Tokyo Stock Exchange 

(First Section),  
Singapore Exchange (Mainboard) 

Share unit number: 
100 

Total     

Note: Shares issued through the exercise of stock acquisition rights between October 1, 2019 and the submission date of this 
Quarterly Securities Report  

 

(2) Status of stock acquisition rights  

1) The detail of the stock option system 

No item to report. 
 

 

2) Details of other stock acquisition rights, etc. 

No item to report. 
 

(3) Exercise of bond certificates with stock acquisition rights with exercise price amendment clause 

No item to report. 
 

(4) Trends in total number of issued shares, share capital, etc. 

Date 

Fluctuation in 
the number of 
issued shares 

Balance of 
issued shares 

Fluctuation in 
share capital 

Balance of 
share capital 

Fluctuation in 
capital 

reserves 

Balance of 
capital 

reserves 
(Shares) (Shares) (¥ thousand) (¥ thousand) (¥ thousand) (¥ thousand) 

From June 1, 2019 to 
August 31, 2019 

      

Notes: The increases were due to the exercise of stock option. 

(5) Status of major shareholders 

There is no item to report due to the reporting period being a third quarter of a fiscal year. 
 



(6) Status of voting rights  

The following status of voting rights is prepared based on the shareholder registry as of May 31, 2019, 
which is the latest record date, as the information as of August 31, 2019 is not yet available.  

 

a. Issued shares 
(As of August 31, 2019) 

Classification 
Number of shares 

(Shares) 
Number of voting rights Details 

Shares without voting rights   

Shares with restricted voting rights 
(Treasury shares, etc.) 

  

Shares with restricted voting rights 
(Other) 

  

Shares with full voting rights 
(Treasury shares, etc.) 

 (Treasury shares held) 
Ordinary shares 

1,008,800 
 

Shares with full voting rights  
(Other) 

Ordinary shares 
47,536,300 

475,363 

Shares less than one unit 
Ordinary shares 

3,700 
 

Total number of issued shares 48,548,800  

Voting rights owned by all 
shareholders  475,363 

Note:1.  00 shares in the name of Japan Securities 

rights in its name. 
2.  Number of ordinary shares in of treasury shares. 
 

 

b. Treasury shares, etc. 
(As of August 31, 2019) 

Name of shareholder Address 
Number of shares 
held under own 
name (Shares) 

Number of shares 
held under the 
name of others 

(Shares) 

Total number of 
shares held 

(Shares) 

Percentage of number 
of shares held in the 

total number of issued 
shares (%) 

(Treasury shares held)  
TOSEI 
CORPORATION  

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

1,008,800   1,008,800  2.07  

Total  1,008,800  1,008,800 2,.07 

Note: At the board of directors meeting held on February 5, 2019, the Company resolved the acquisition of treasury shares 
from February 7, 2019 to August 31, 2019, and the Company acquired 1,008,700 treasury shares. And the acquisition has 
ended on April 23, 2019. 

 

2. Status of Officers 
There was no change in officers during the nine months ended August 31, 2019 after the filing date of 

annual securities report for the previous fiscal year. 



IV. Accounting 
1. Preparation policy of the condensed quarterly consolidated financial statements 

The condensed quarterly consolidated financial statements of the Group have been prepared in 

provision of Article 93 of the 
. 

 

2. Audit attestation 

The condensed quarterly consolidated financial statements of the company for the third quarter of the 
fiscal year ending November 30, 2019 (from June 1, 2019 to August 31, 2019) and for the first nine 
months of the fiscal year ending November 30, 2019 (from December 1, 2018 to August 31, 2019) were 
reviewed by Shinsoh Audit Corporation pursuant to Article 193-2, paragraph 1 of the Financial 
Instruments and Exchange Act. 

 



1. Condensed Quarterly Consolidated Financial Statements 
(1) Condensed Consolidated Statement of Financial Position 

 

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    



(2) Condensed Consolidated Statement of Comprehensive Income  

 Nine months ended August 31, 2019 
 

  
 

 
 

 

    

    

    

    

    

    

    

    

    

    

    

    

    

 
 

   

 
 

   

    

 
 

   

Exchange differences on translation of foreign  
operations 

   

 
 

   

    

    

 
   

    

    

    

    

    

    

    

    

    

    

 

 



Third quarter ended August 31, 2019 
 

  
 

 
 

 

    

    

    

    

    

    

    

    

    

    

    

    

    

 
 

   

 
 

   

    

 
 

   

Exchange differences on translation of foreign  
operations 

   

 
 

   

    

    

 
   

    

    

    

    

    

    

    

    

    

    

 
 



(3) Condensed Consolidated Statement of Changes in Equity 

 

 

   
 

 
   

 
 

 
 

 
        

         

 
        

 
        

 
        

 
        

 
        

         

         

 
        

 

 

 

   
 

 
   

 
 

 
 

 
        

         

 
        

 
        

 
        

 
        

 
        

         

         

 
        

 

  



(4) Condensed Consolidated Statement of Cash Flows 
 

  
 

 
 

 

    

    

    

 
   

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

 
   

    

    

    

    

    

    

    

    

    

    

    

    

    

    

 
   

    
 

 

 



(5) Notes on Condensed Quarterly Consolidated Financial Statements 

1. Reporting entity 

Tosei Corporation (h share company located in Japan whose shares are 
listed on the First Section of the Tokyo Stock Exchange and the Mainboard of Singapore Exchange. The 

 quarterly consolidated financial statements for the third quarter (June 1, 2019 to 
August 31, 2019) and first nine months (December 1, 2018 to August 31, 2019) of the current fiscal year 
have been prepared in respect of the Company and its consolidated subsidiaries (hereinafter collectively, 

six business operations: Revitalization Business, 
Development Business, Rental Business, Fund and Consulting Business, Property Management Business 
and Hotel Business. The operati 5. Segment i  
in the notes. 

 

2. Basis of preparation 

(1) Compliance with IFRS 

provided in Article 1-

its condensed quarterly consolidated financial statements have been prepared in accordance with 

dinance No. 64 of 2007). 
These condensed quarterly consolidated financial statements were approved by Seiichiro Yamaguchi, 

, on October 8, 2019. 
 

(2) Basis of measurement 

The condensed quarterly consolidated financial statements have been prepared on the historical cost 
basis except for assets and liabilities measured at fair value. 

 

(3) Presentation currency and unit amount 

The condensed quarterly consolidated financial statements in this report are presented in Japanese 

rounded down to the nearest thousand yen. 
 

 



3. Significant accounting policies 

With the exception of the following items, significant accounting policies that the Group applies in 
condensed quarterly consolidated financial statements are the same as the accounting policies used in the 
consolidated financial statements for the previous fiscal year. 

 

Changes in accounting policies  

The Group applied the following standards effective from the first quarter of the fiscal year ending 
November 30, 2019. 

   

 Financial Instruments 
Replacement of IAS 39 with IFRS 9 regarding classification, 
measurement and impairment of financial assets, classification 
and measurement of financial liabilities, and hedge accounting 

 Revenue from Contracts 
with Customers 

Accounting for and disclosure of revenue recognition for 
contracts with customers 

 Investment properties 
Clarification of requirements for transfers to, or from, 
investment properties 

 

 
(1) IFRS 9 Financial Instruments  

 

 
-for-

 
-for-

Other f Statement of Financial Position. 
In accordance with transition provisions, the Group has not applied IFRS 9 retrospectively to 
consolidated financial statements for the previous fiscal year. 

 
 

The method of recognizing impairment on financial assets measured at amortized cost has been 
changed to recognize a loss allowance for expected credit losses on these assets. 

 

 
With the application of IFRS 15, revenue from contracts with customers is recognized based on the 

five-step approach shown below. In applying IFRS 15, the Group applies the transition provisions and 
recognizes the cumulative effect of the standard at the date of initial application. For this reason, the 
Group has not applied IFRS 15 retrospectively to consolidated financial statements for each prior 
reporting period. 

 
Step 1: Identify the contract(s) with a customer 
Step 2: Identify the performance obligations in the contract(s) 
Step 3: Determine the transaction price 
Step 4: Allocate the transaction price to the performance obligations in the contract 
Step 5: Recognize revenue when (or as) the entity satisfies a performance obligation 

  

 

 



4. Significant accounting estimates and judgments requiring estimates 

The preparation of the condensed quarterly consolidated financial statements in compliance with IFRS 
requires the management of the Group to make judgments, estimates and assumptions that affect the 
application of accounting policies and the amounts of assets, liabilities, revenue and expenses. However, 
actual results may differ from these estimates.  

The estimates and underlying assumptions are reviewed on an ongoing basis. Changes in accounting 
estimates are recognized in the period in which the estimates are changed and in future periods in which 
the change will affect.  

 

5. Segment information 

 are components of the Group about which separate financial 
information is available that the Board of Directors regularly conducts deliberations to determine the 
allocation of management resources and to assess the performance. The Group draws up comprehensive 
strategies for each of the following six business segments and conducts business activities accordingly; 

 and 
Group acquires the properties whose asset values have declined, renovates, and resells them. In the 
Development Business, the Group sells condominium units and detached houses to individual customers 
as well as apartment and office buildings to investors. In the Rental Business, the Group leases office 
buildings and apartments. The Fund and Consulting Business mainly provides asset management 
services for the properties placed in real estate funds. The Property Management Business provides 
comprehensive property management services. The Hotel Business provides mainly hotel operating 
services.  

The Tosei Group has made changes to its reportable segments, increasing the number of such 
segments from five up through the end of the previous fiscal year to six as of the first quarter of the 
fiscal year ending November 30, 2019. Accordingly, the reportable segments are now: Revitalization 
Business, Development Business, Rental Business, Fund and Consulting Business, and Property 
Management Business, Hotel Business. 

As the quantitative importance of "Hotel Business", which was included in " Rental Business" and 
"Others", increased, it is now classified as a separate reportable segment. 

Segment information for the nine months ended August 31, 2018 and third quarter ended August 31, 
2018 have been prepared in accordance with the new reportable segment classifications. 

 
 

 

 

 
(¥ thousand) 

 

Reportable Segments 

Adjustment  Revitalization 
Business 

Development 
Business 

Rental 
Business 

Fund and 
Consulting 
Business 

Property 
Management 

Business 

Hotel 
Business 

         

Revenue from external 
customers 

        

Intersegment revenue         

         

Segment profit         
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Revenue from external 
customers 
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Reportable Segments 

Adjustment  Revitalization 
Business 

Development 
Business 

Rental 
Business 

Fund and 
Consulting 
Business 

Property 
Management 

Business 

Hotel 
Business 

         

Revenue from external 
customers 

        

Intersegment revenue         

         

Segment profit or loss         

         

         



6. Dividends 

Dividends paid in the nine months ended August 31, 2018 and August 31, 2019 are as follows: 

 

 

Resolution 
Dividends per share 

(¥) 
Total dividends 

(¥ thousand) 
Record date Effective date 

 
    

 

 

Resolution 
Dividends per share 

(¥) 
Total dividends 

(¥ thousand) 
Record date Effective date 

 
    

 

7. Earnings per share 

 
 

 
 

 

   

   

   

   

   

   

   

 
 

 
 

 

   

   

   

   

   

   

   

 
 
 



8. Financial instruments 

i) Fair values and book values 

Fair values of financial assets and liabilities and their book values presented in the condensed 
consolidated statement of financial position are as follows:  

(¥ thousand) 

 
  

    

     

     

     

     

     

     

     

     

     

 
 

    

     

 
 

    

     

     

     

     

     

 

Method for measuring fair value of financial instruments  

Cash and cash equivalents, trade and other receivables, trade and other payables, and current 
borrowings 

The book values of these financial instruments that are settled in a short period of time approximate 
the fair values.  

However, the fair values of interest rate swaps are based on market values presented by financial 
institutions.  
 
Other financial assets 

The fair values of listed securities are measured based on quoted market prices. For financial assets 
for which there is no active market and unlisted securities, the Group estimates fair values using 
certain valuation techniques including the use of re
instruments that are substantially at the same price, and the discounted cash flow method.  
 
Non-current borrowings 

The fair values of non-current borrowings with floating interest rate approximate the book values, as 
interest rates reflect market interest rates in short-term intervals. The fair values of those with fixed 
interest rate are measured based on the present value of the total amount of principal and interest 
discounted by the interest rate that would be charged for a new similar borrowing. 
 



ii) Fair value hierarchy 

The following shows the analysis of financial instruments measured at fair value after the initial 
recognition. Fair values of financial instruments are classified into level 1 to level 3.  
 
Level 1: Fair values measured at a price quoted in an active market  
Level 2: Fair values calculated directly or indirectly using an observable price except for level 1 
Level 3: Fair values calculated through valuation techniques, including inputs that are not based on 

observable market data  

(¥ thousand) 

 
 

    

     

 
    

 

 
 

    

 
    

 
    

 
    

 
Reconciliation of financial assets classified in level 3 at the beginning of the period with those at the 

end of the period is as follows: 
(¥ thousand) 

 
 

 

  

  

  

  

  

  

  

 

9. Significant subsequent events 

No item to report. 

2. Other 
 No item to report.  



B. Information on Guarantee Companies, etc. of Filing Company 
No items to report. 

 



(Translation) 
Quarterly Review Report of Independent Auditors 

October 8, 2019 
To the Board of Directors of  
 Tosei Corporation 

Shinsoh Audit Corporation 

 
Designated and Engagement Partner, 
Certified Public Accountant:  

 
  Takayuki Sakashita  (Seal) 

 
Designated and Engagement Partner, 
Certified Public Accountant:  

 
      Atsushi Iijima  (Seal) 
 

Pursuant to the first paragraph of Article 193-2 of the Financial Instruments and Exchange Act, we have 
reviewed the condensed quarterly consolidated financial statements of Tosei Corporation included in the 

 section, namely, the condensed consolidated statements of financial position, comprehensive 
income, changes in equity, and cash flows, as well as their notes, for the third quarter (June 1, 2019 to August 
31, 2019) and the first nine-month period (December 1, 2018 to August 31, 2019) of the fiscal year from 
December 1, 2018 to November 30, 2019. 
 

 
Management is responsible for the preparation and fair presentation of these condensed  quarterly 

consolidated financial statements in conformity with International Accounting  
 on Terminology, Forms and 

Preparation Methods of Quarterly Consolidated Financial Statements of Japan; this includes the design, 
implementation, and maintenance of internal control as management determines is necessary to enable the 
preparation and fair presentation of condensed quarterly consolidated financial statements that are free 
from material misstatement, whether due to fraud or error. 
 

 
Our responsibility is to express a conclusion from an independent perspective on these condensed 

quarterly consolidated financial statements based on our quarterly review as independent auditor. We 
conducted our review in conformity with quarterly review standards generally accepted in Japan. 

A quarterly review consists principally of making inquiries, primarily of management and persons 
responsible for financial and accounting matters, and applying analytical procedures and other quarterly 
review procedures. Such a review is substantially less in scope than an audit conducted in conformity 
with auditing standards generally accepted in Japan. 

We believe that we have obtained the evidence to provide a basis for our conclusion.  
 

 
In our quarterly review, we have concluded that the condensed quarterly consolidated financial 

statements referred to above are in conformity with International Accounting 
, and nothing has come to our attention that causes us to believe that they do not 

fairly present, in all material respects, the financial positions of the Company and its consolidated 
subsidiaries as of August 31, 2019, and the consolidated results of their operations and their cash flows 
for the nine-month period then ended the same date. 
  



 
Interest 

Our firm and the engagement partners do not have any interest in the Company for which disclosure is 
required under the provisions of the Certified Public Accountants Act.  

 

 

 

The above is a digitization of the text contained in the original copy of the Quarterly Review Report, which 
is in the custody of the Company (filing company of the quarterly securities report) as attachments to the 
financial statements. 

 quarterly review  

 
 
Note: 
The English version of the financial statements consists of an English translation of the reviewed 
Japanese financial statements. The actual text of the English translation of the financial statements was 
not covered by our review. Consequently, for the auditors  review report of the English financial 
statements, the Japanese original is the official text, and the English version is a translation of that text .
Should there be any inconsistency between the translation and the official Japanese text, the latter shall 
prevail. 


