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Retail Cap Rate Trends

Source: Japan Real Estate Institute’s Real Estate Investor Survey as of April 2014

Suburban Retail Cap Rate Trends Prime Retail Cap Rate Trends

Expected cap rates of suburban shopping centers located 
one hour drive from Tokyo have shown compression by 
70bps to 6.1% compared to the highest point in April 2011 
of 6.8%

Osaka’s expected cap rate has recently compressed by 
30bps to 5.6% compared to just 12 months ago in April 
2013
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Suburban shopping center (One hour drive from downtown Tokyo)
Sapporo
Yokohama
Nagoya
Osaka
Fukuoka

2007.10 2008.4 2008.10 2009.4 2009.10 2010.4 2010.10 2011.4 2011.10 2012.4 2012.10 2013.4 2013.10 2014.4

Suburban shopping center
(One hour drive from downtown Tokyo) 5.5% 5.5% 6.0% 6.5% 6.8% 6.8% 6.8% 6.8% 6.7% 6.6% 6.5% 6.5% 6.3% 6.1%

Sapporo 6.5% 6.5% 7.0% 7.8% 8.0% 8.0% 8.0% 8.0% 8.0% 8.0% 8.0% 7.9% 7.7% 7.5%

Yokohama 5.7% 5.8% 6.2% 7.0% 7.0% 7.0% 7.0% 7.0% 7.0% 7.0% 7.0% 6.9% 6.8% 6.6%

Nagoya 5.8% 5.8% 6.2% 7.0% 7.1% 7.2% 7.1% 7.1% 7.1% 7.1% 7.0% 7.0% 7.0% 6.9%

Osaka 5.7% 5.8% 6.1% 6.9% 7.0% 7.0% 7.0% 7.0% 7.0% 7.0% 7.0% 6.9% 6.8% 6.7%

Fukuoka 5.9% 6.0% 6.5% 7.2% 7.3% 7.5% 7.5% 7.5% 7.4% 7.4% 7.3% 7.2% 7.1% 7.0%

3.0%

3.5%

4.0%

4.5%

5.0%

5.5%

6.0%

6.5%

7.0%

Ginza (Downtown High-End retail property)
Omotesando (Downtown High-End retail property)
Yokohama
Nagoya
Osaka
Fukuoka

2007.10 2008.4 2008.10 2009.4 2009.10 2010.4 2010.10 2011.4 2011.10 2012.4 2012.10 2013.4 2013.10 2014.4

Ginza
(Downtown High-End retail property) 4.0% 4.0% 4.2% 4.5% 4.6% 4.7% 4.7% 4.7% 4.7% 4.6% 4.6% 4.5% 4.4% 4.2%

Omotesando
(Downtown High-End retail property) 4.0% 4.0% 4.2% 4.7% 4.9% 4.9% 4.9% 4.9% 4.8% 4.8% 4.8% 4.6% 4.5% 4.4%

Yokohama 5.2% 5.3% 5.6% 6.2% 6.2% 6.2% 6.2% 6.2% 6.2% 6.2% 6.2% 6.1% 6.0% 5.8%

Nagoya 5.2% 5.2% 5.5% 6.1% 6.3% 6.3% 6.4% 6.4% 6.3% 6.3% 6.3% 6.2% 6.0% 5.9%

Osa ka 5.0% 5.2% 5.5% 6.0% 6.0% 6.1% 6.0% 6.0% 6.0% 6.0% 6.0% 5.9% 5.8% 5.6%

Fukuoka 5.4% 5.4% 5.8% 6.3% 6.5% 6.5% 6.5% 6.5% 6.5% 6.5% 6.5% 6.4% 6.3% 6.0%
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Significant Retail deals across Japan

Property Name Town/ City Purchaser Vendor Price 
(JPY
Billion)

NOI Cap 
Rate (%)

Closing Date

Yodobashi Camera 
Multimedia Kichijoji

Kichijoji, Tokyo United Urban 
Investment 
(REIT)

Kichijoji
YCM 
Funding

28.0 5.2 Mar 2013

Kawasaki Lefront Kawasaki, 
Kanagawa

Japan Retail
Fund 
Investment 
(REIT)

MJ Retail 
Investments 
One

30.0 6.2 Oct 2013

G Building Shinsaibashi 
03

Shinsaibashisuji,
Osaka

Japan Retail 
Fund 
Investment 
(REIT)

Unique 
Osaka LLC 
(RREEF)

22.3 4.3 Oct 2013

Aeon Lake Town Mori 
(40%)

Koshigaya, 
Saitama

Aeon REIT 
Investment 
(REIT)

Aeon Retail 21.1 5.6 Nov 2013

Kobe Kyu Kyoryuchi 25 
Bankan (includes hotel)

Kobe, Hyogo Activia
Properties 
(REIT)

SPC of 
Tokyu Land

21.3 4.8 Dec 2013

Source: DTZ Research



Growth Strategy
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Key Elements of Strategy
The Trustee-Manager’s key objectives are to deliver a competitive return on investment to unitholders of CRT through 
regular and growing distributions, and long term capital value growth of CRT’s portfolio of assets.

Portfolio Growth via a 
Prudent and Disciplined 
Development Strategy

Japan Acquisition Growth 
Strategy Supported by    
Agreements with Third 

Party Vendors

Acquisition Growth Strategy 
Supported by ROFRs 

From Strategic Partners

Voluntary ROFRs provided by Strategic Partners over their future retail 
real estate assets located in Asia Pacific ex-Japan
Evaluate opportunities based on yield threshold, occupancy, tenant 
diversification, geographical diversification and other factors

Development projects to be undertaken after giving due consideration to 
growth potential, mitigation of construction & leasing risks and short term 
dilution of yield
Voluntarily undertaken development cap of up to 20% of Trust Property

Disciplined Capital and Risk 
Management Strategy

Asset Enhancement 
Strategies to Increase 

Profitability and Value in 
Japan

2

3

4

5

1

Optimizing the debt / equity mix used to finance acquisitions
Leverage Sponsor’s relationships to secure attractive debt financing rates
Diversify funding sources to support regional expansion opportunities
Manage foreign exchange risk through appropriate hedging techniques

Asset refurbishment and enhancement projects
Prudent control of property expenses
Active leasing and marketing of any vacancies and expiring leases
Optimization of tenant mix

Growth of core Japan portfolio through selective acquisitions 
– Immediately visible pipeline of 2 completed properties in Japan based 

on agreements signed with third party vendors
– Leveraging the Sponsor’s and Strategic Partners’ existing business 

relationships to identify further acquisitions in Japan
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Undertake development projects considering growth 
potential and mitigation of construction and leasing risks

Platform for Sustainable Growth

Potential Income Upside From Existing Assets

Organic Growth 
Potential

Growth from
Development 

Assets

Acquisition
Pipeline from 

ROFRs

Upside from Development Assets

Additional Debt Headroom of ~JPY12.3bn at 31 Mar 2014(1)

Acquisition 
Pipeline from 

Sponsor Network

Strong Existing Business Relationships

(1) Calculated based on a leverage limit of 60.0%.

Expecting positive rental reversions upon lease expiry 

Optimization of tenant mix through active property 
management

Potential for growth from asset enhancement

Pipeline from Strategic Partners 

Japan pipeline from third-party vendors

ROFR from the Croesus Group 

Leverage Sponsor’s business relationships and industry 
knowledge to identify acquisition opportunities

Initial Portfolio sourced directly from vendors without any 
intermediary fees (~3% of purchase consideration in 
Japan)

Voluntarily undertaken development limit of up to 20% of 
Trust Property
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Organic Growth Potential
The Trustee-Manager will seek to actively manage CRT’s property portfolio to generate organic growth and maximize 
asset returns, while maintaining resilient recurring income to CRT.

Mallage Shobu

Renovation work associated with tenant replacements

Significant movement in the tenant composition, with 148 of 242 leases 
expiring in Nov-14

– Rental reversion upon lease expiry, since most of the expiring 
leases were entered into in 2008 with lease terms favoring the 
lessees, given market conditions at the time

– Attract strategic anchor tenants to further enhance the overall 
growth

– Recent additions of new tenants such as Arnold Palmer, Emoda, 
New Style and SUUMO; currently in negotiations with other high 
quality tenants

Asset Enhancement Initiatives2

Growth in Variable Rent1

Among the Properties, Croesus Shinsaibashi, Luz Omori and Mallage Shobu, have leases with variable rent 
components

As of 31 March 2014(1) 41.8% of monthly gross rental income of the Portfolio had a variable rent component

Of total variable rent, the variable portion is 15.3% and 26.5% is guaranteed minimum base rent. Therefore, 
pure fixed rent constitutes 84.7% of total portfolio gross rental income

(1) From 1 July 2013 to 31 March 2014.
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Strong Acquisition Growth Opportunities
CRT has in place a visible pipeline of retail malls in Japan from the Strategic Partners and agreements with third party 
vendors.

Note: The picture for Maluzhen Retail Project are artists’ impression of the project and may differ from actual view of the property.
(1) Marubeni owns 25% of the intermediate holding company which in turns owns 100% of the Shenyang Retail Project.
(2) Marubeni owns 60% of the intermediate holding company which in turn owns 70% of the Maluzhen Retail Project.

Mallage Saga
(Saga, Japan)

Retail properties in Japan 2 completed properties (Mallage Saga and Forecast Kyoto Kawaramachi) from third party vendors

Other growth opportunities

Daiwa House and Marubeni have provided CRT with ROFRs over any sale of future predominately retail 
real estate assets located in the Asia-Pacific region ex-Japan, with Marubeni’s ROFR extending to current 
assets as well
The ROFR with Marubeni also covers two retail development projects in China

Maluzhen Retail 
Project(2)

(Shanghai, China)

Shenyang Retail 
Project (1)

(Shenyang, China) Owned by  Marubeni

Forecast Kyoto Kawaramachi 
(Kyoto, Japan)



Financial Overview
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Financial Highlights – 10 May to 31 March 2014
10 May to 31 March 2014 (1) 1 Jan to 31 March 2014

Actual Forecast (2) Variance % Actual Forecast (2) Variance %

Income Available for 
Distribution (¥‘000) 

2,472,314 2,301,859 7.4% 619,785 576,946 7.4%

Available Distribution 
Per Unit (Singapore
cents) 

7.00 6.50 7.7% 1.76 1.63 8.0%

Historical Annualised
DPU (Singapore 
cents)

7.84(3) 7.41

Historical Annualised
Distribution Yield(4) 

@ S$0.930 per unit 
(IPO Price & Closing 
Price on 9 May 2014)

8.4% 8.0%

(1) The acquisition of the Portfolio of CRT was completed on 10 May 2013, which was the day CRT was officially listed on the  SGX-ST.
(2) The forecast figures are extracted from the announcement dated 27 February 2014 in relation to the acquisition of the Additional Portfolio, 

subject to the bases and assumptions stated therein, and pro-rated using the actual number of days attributable to the respective reporting 
period, except for non-recurring items such as unrealized fair value gains, their related deferred tax expenses, prepaid property tax and a 
part of finance cost which are not proportionally prorated.

(3) The historical annualised DPU is calculated by dividing the available DPU for the period from 10 May 2013 to 31 March 2014 by 326 days 
and multiplying the result by 365 days (the “Historical Annualised DPU”).  The annualised DPU is for illustrative purposes only and should 
not be construed as a representation of the future DPU in FY2014 or a forecast of the future DPU.

(4) The annualised distribution yield is calculated by dividing the Historical Annualised DPU by the respective unit price (in Singapore cents).  
The annualised distribution yield is for illustrative purposes only and should not be construed as a representation of the future distribution
yield in FY2014 or a forecast of the future distribution yield.
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Income Available for Distribution Exceeds Forecast by 7.4%
YTD – 10 May to 31 March 2014 Q3 – 1 Jan to 31 March 2014

(JPY”000) Actual Forecast (5) Variance % Actual Forecast (5) Variance %

Gross Revenue 4,676,803 4,603,929 1.6% 1,391,654 1,341,658 3.7%

Less: Property Operating Expenses (1,667,754) (1,754,188) (4.9)% (457,921) (510,367) (10.3)%

Net Property Income 3,009,049 2,849,741 5.6% 933,733 831,291 12.3%

Trustee Manager’s Fees (1) (417,501) (408,865) 2.1% (130,567) (120,282) 8.6%

Finance Costs (474,945) (477,873) (0.6)% (185,836) (187,695) (1.0)%

Other Trust Expenses (4) (135,514) (119,826) 13.1% (86,456) (36,753) 135%

Total Trust Income and Expenses 1,981,089 1,843,177 7.5% 530,874 486,561 9.1%

Net Change in Fair Value of 
Investment Properties/ Financial 
Instruments (2)

1,855,082 1,683,585 10.2% 329,407 411,941 (20.0)%

Income Tax Expenses (4) (874,429) (591,847) 47.7% (243,211) (154,082) 57.8%

Profit after Tax 2,961,742 2,934,915 0.9% 617,070 744,420 (17.1)%

Distribution Adjustments (3) (489,428) (633,056) (22.7)% 2,715 (167,474) 102%

Income Available for Distribution 
to Unitholders

2,472,314 2,301,859 7.4% 619,785 576,946 7.4%

(1) Includes Japan Asset Manager’s fees.
(2) Net sum between the fair value gain on investment properties arose from unrealized gain on revaluation of the investment properties of the Group and the fair value loss on 

financial instruments arose from mark to market of forward foreign exchange contracts (in accordance with FRS 39) used to hedge distribution for the financial periods from 
Listing Date to 30 June 2014 and 1 July 2014 to 30 June 2015.

(3) Adjustments include Trustee-Manager’s fees paid/ payable in units, amortization of upfront costs, amortization of prepaid property tax, fair value gains on investment properties 
net of tax, fair value losses on financial instruments, and others.

(4) Reclassification of  JPY5,343,000 of business scale taxes from the forecasted income tax expenses to forecasted other trust expenses were made to be consistent with the 
actual accounts.

(5) The forecast figures are extracted from the announcement dated 27 February 2014 in relation to the acquisition of the Additional Portfolio, subject to the bases and assumptions 
stated therein, and pro-rated using the actual number of days attributable to the respective reporting period, except for non-recurring items such as unrealized fair value gains, 
their related deferred tax expenses, prepaid property tax and a part of finance cost which are not proportionally prorated.
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Healthy Balance Sheet 

(JPY”000) Actual as of 
31 December 2013

Actual as of 
31 March 2014

Investment Properties 52,954,221 67,917,027

Other Non-current Assets 1,577,990 2,285,771

Current Assets 5,996,587 5,534,720

Total Assets 60,528,798 75,737,518

Loans and Borrowings (long-term) 24,012,719 40,152,436

Other Non-current Liabilities 2,637,308 3,603,701

Current Liabilities 2,115,981 1,468,068

Net Assets 31,762,790 30,513,313

Number of Units Issued and to be issued (1) 428,698,000 430,038,000

Net Asset Value per Unit (JPY) 74.09 70.95

(1) The number of units issued and to be issued as of 31 March 2014 consists of  a) the number of units in issue as at 31 March 2014 of 
428,698,000; and b) the estimated number of units to be issued to the Trustee-Manager as partial satisfaction of Trustee-Manager’s fees 
payable for the period from 1 January 2014 to 31 March 2014 of 1,340,000.**

** As provided for in the trust deed dated 7 May 2012 constituting CRT (the “Trust Deed”), the price of the units issued shall be computed 
based on the volume weighted average price of a unit for the period of ten business days immediately preceding the relevant business day of 
the issue of such units. Therefore, the actual number of units to be issued may deviate from the above illustrative number of units. 
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Key Financial Indicators

Actual as of 31 
December 2013

Actual as of 31 
March 2014

Gearing Ratio 41.8% 53.5%

Interest Coverage Ratio 5.9 times 5.2 times

% of Debt Hedged 100% 100%

Average All-In Cost of Debt(1) 1.59% 2.15%

Debt Maturity 4.4 years 4.0 years

Additional Debt Headroom(2) JPY27.5 billion JPY12.3 billion

(1) Cost of debt excluding professional and other fees incurred during the transaction.
(2) Calculated based on a leverage limit of 60.0%.



Media Coverage
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Coverage in Singapore
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Media Coverage in Japan
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Japan News
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Events Calendar 

2014 EVENTS 
(Tentative and 
Subject to Change)
28 August Q4 and Full Year Financial Results ending 30 June 2014

29 October FY2014 Annual General Meeting

12 November Q1 Results ending 30 September 2014



Thank You
Key Contacts:

Mr. Jim Chang
Chief Executive Officer
Tel: +65 6622 5531
Email: jchang@croesusgroup.com

Ms. Hanako Tokunaga
Investor Relations & Financial Controller 
Tel: +65 6622 5531
Email: htokunaga@croesusgroup.com

Mr. Tetsuo Ito
Chief Financial Officer 
Tel: +65 6622 5531 
Email: tito@croesusgroup.com


