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(1) Operating results  (Percentages show period-on-period changes)

 For the six months ended Millions of yen % Millions of yen % Millions of yen % Millions of yen % 

4.4 -7.0 -8.5 -8.5 

4.2 9.9 12.2 12.2 

 For the six months ended Yen % % % 

(2) Distributions

 For the six months ended

Note 1:

Note 2:

(3) Financial position

 As of Millions of yen Millions of yen % Yen 

January 31, 2023 422,345 188,905 44.7 91,257

July 31, 2022 417,430 189,358 45.4 91,476

Total assets Net assets
Ratio of net assets

to total assets

Net asset value

per unit

3.1

July 31, 2022 3,100 2,932 168 6,417 6,069 347 93.5 3.2

All of distribution per unit in excess of profit for the six months ended January  31, 2023 amounting to ￥252 consist of allowance for temporary  difference adjustment.

All of distribution per unit in excess of profit for the six months ended July  31, 2022 amounting to ￥168 consist of other distribution in excess of profit.　The ratio of decrease in net

assets is 0.002.

Yen Yen Yen Millions of yen Millions of yen Millions of yen % % 

January 31, 2023 3,122 2,870 252 6,462 5,940 521 100.0

July 31, 2022 3,136 3.4 1.6 37.8

Payout ratio

Ratio of

distributions

to net assets

Distribution

per unit

(including

distributions in

excess of profit)

Distribution

per unit

(excluding

distributions in

excess of profit)

Distribution

per unit

in excess of

profit

Total

distributions

(including

distributions in

excess of profit)

Total

distributions

(excluding

distributions in

excess of profit)

Total

distributions

in excess of

profit

Net income per unit
Return on

unitholders’ equity

Ratio of ordinary

income to total assets

Ratio of ordinary

income

January 31, 2023 2,870 3.1 1.4 33.1

January 31, 2023 17,944 6,939 5,942 5,940

July 31, 2022 17,194 7,462 6,494 6,492

April 27, 2023

April 17, 2023

1. Financial results for the six months ended January 31, 2023 (August 1, 2022 to January 31, 2023)

Operating revenues Operating income Ordinary income Net income
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(4) Cash flows

 For the six months ended Millions of yen Millions of yen Millions of yen Millions of yen 

 (Percentages show period-on-period changes)

 For the six months ending Millions of yen % Millions of yen % Millions of yen % Millions of yen % 

 For the six months ending Yen Yen Yen Yen 

※  Others

(1) Changes in accounting policies and accounting estimates or restatements

Changes in accounting policies due to accounting standards revision: None

Changes in accounting policies due to other reasons: None 

Changes in accounting estimates: None

Restatements: None

(2) Number of investment units issued

Number of investment units issued at the end of period (including own investment units):

As of January 31, 2023

As of July 31, 2022

Number of own investment units at the end of period:

As of January 31, 2023

As of July 31, 2022

0 units

0 units

July 31, 2023

Net income per unit
Distribution per unit

(including distributions

in excess of profit)

Distributions per unit

(excluding distributions

in excess of profit)

Distributions in excess

of profit  per unit

3,316 3,084 3,084

2,070,016 units

2,070,016 units

- 

January 31, 2024 3,381 3,165 3,125 40

11.6 6,630 11.6July 31, 2023 18,402 2.6 7,588 9.4 6,631

2. Outlook for the six months ending July 31, 2023 (February 1, 2023 to July 31, 2023) and January 31, 2024

(August 1, 2023 to January 31, 2024)

Operating revenues Operating income Ordinary income Net income

January 31, 2023 9,344 (7,830) (952) 42,024

July 31, 2022 10,142 (6,450) (2,934) 41,462

Net cash provided by (used in) Cash and cash equivalents

at end of  periodOperating activities Investing activities Financing activities

January 31, 2024 19,046 3.5 8,117 7.0 7,147 7.8 7,146 7.8
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1. Results of Operation 

(1) Operations 

A. Operations during the period 

i. Major developments and management performance of IIF 

IIF was established on March 26, 2007 based on “Act on Investment Trust and Investment Corporation” 

(hereinafter referred to as “Investment Trust Law”) and became listed on the J-REIT market of the Tokyo 

Stock Exchange on October 18, 2007 (ticker code: 3249). Based on the principle of aiming to “invest in 

social infrastructure as a source of power for the Japanese economy and support Japan’s industrial activities 

from a perspective of real estate,” IIF invests and manages logistics facilities, manufacturing and research 

and development (R&D) facilities, and infrastructure facilities which play a vital role in various industrial 

activities as the only listed J-REIT specializing in industrial properties. 

IIF has continued to mark steady growth since it began investment operations in 2007 when it acquired 

nine properties for the total acquisition price of 66,000 million yen. IIF owned 74 properties whose total 

acquisition price amounted to 378,996 million yen as of January 31, 2023. 

 

 ii. Investment environment and management performance 

In the fiscal period (August 2022 to January 2023), Japanese economy gradually moved toward 

normalization of economic activity as behavioral restrictions eased, despite the spread of COVID-19 

infection. On the other hand, depreciation of the yen following a sharp interest rate hike by the Federal 

Reserve Board (FRB), and the impact of soaring resource prices in response to the situation in Ukraine are 

among the factors hindering the recovery of consumer spending and corporate earnings. Thus, the outlook 

for the economy remains uncertain. Closely monitoring the impact of COVID-19 pandemic and changes 

in the capital markets is needed continuously. 

Under these circumstances, IIF is continuing its sourcing activities from the standpoint of proposing 

CREs (Corporate Real Estate) as its strengths. During this fiscal period, IIF acquired IIF Yokkaichi 

Logistics Center (New Building) on September 16, 2022 through a CRE proposal in collaboration with 

Kajima Group capturing expansion needs of distribution base of a major logistics company based on its 

business expansion. In addition, IIF disposed of IIF Osaka Nanko IT Solution Center on August 17, 2022 

from the viewpoint of building a stable portfolio over the mid-to-long term by capturing the active real 

estate market. 

As a result, assets held by IIF as of January 31, 2023 totaled 378,996 million yen, including 46 logistics 

facilities, 22 manufacturing and R&D facilities, and 6 infrastructure facilities. As of January 31, 2023, the 

average occupancy rate was 98.8% and IIF keeps high occupancy conditions. 

 

iii. Funding 

IIF’s fundamental policy is to plan and implement a stable and efficient financial strategy to secure a 

stable profit and achieve sustainable growth of the properties owned. 

 

a) Debt Financing 

As for funding of interest-bearing debt for this fiscal period, IIF newly borrowed 5,500 million yen of 

short-term borrowings (average maturity period: 9.5 year) on September 16, 2022 to allocate the proceeds 

to acquire new properties. 

In addition, IIF borrowed 500 million yen of long-term borrowings (maturity period: 10 years) on 

August 5, 2022, 700 million yen of long-term borrowing (maturity period: 10 years) on September 15, 

2022, 3,800 million yen of long-term borrowing (average maturity period: 9.5 years) on September 30, 

2022 at fixed interest rate respectively. Furthermore, 2,000 million yen of short-term borrowing (average 



maturity period: 1.0 years) on December 26, 2022 at float interest rate and used borrowings to partially 

redeem 5,000 million yen of its second series of unsecured investment corporation bonds (with a limited 

pari passu clause between specified investment corporation bonds) with maturities. Through refinancing, 

IIF has established a financial structure capable of securing stable distributions over the long term by 

making long-term fixed borrowing periods, reducing interest costs and ensuring flexibility in future 

financial measures. 

 Furthermore, on September 30, 2022, IIF issued its seventh series of unsecured investment corporation 

bonds (with a limited pari passu clause among specified investment corporation bonds) amounting to 

1,700 million yen (maturity period: 15.0 years), and, on the same day, IIF repaid the short-term 

borrowings in an amount equal to the issue amount prior to maturity. On December 26 of the same year, 

IIF issued its 8th series of unsecured investment corporation bonds (with pari passu clause among 

specified investment corporation bonds) of 3,000 million yen (maturity period: 5.0 years) and used the 

proceeds to partially redeem its second series of unsecured investment corporation bonds (with pari passu 

clause among specified investment corporation bonds) of 5,000 million yen with maturity on December 

27 of the same year. 

As a result, the total amount of IIF’s interest-bearing debts as of January 31, 2023 is 208,283 million 

yen, which is comprised of 189,883 million yen in long-term borrowings (including long-term 

borrowings to be repaid within one year), 3,700 million yen in short-term borrowings and 14,700 million 

yen in investment corporation bonds (including long-term bonds to be redeemed within one year). 

 

b) Equity Financing 

During this fiscal period, IIF raised no fund through equity financing 

 

iv. Overview of financial results and distributions 

As a result of the above management activities, IIF recorded operating revenue of 17,944 million yen, 

operating income of 6,939 million yen, ordinary income of 5,942 million yen and net income of 5,940 

million yen for this fiscal period. 

For distributions, IIF includes profit distributions in deductible expenses in accordance with Article 67-

15, Paragraph 1 of the Act on Special Taxation Measures Law, and profit distributions declared for this 

fiscal period were 5,940,945,920 yen, which was all profit as defined in Article 136, Paragraph 1 of the Act 

on Investment Trusts and Investment Corporations of Japan after deducting the reversal of an allowance 

for temporary difference adjustments and excluding fractional distributions of less than one yen per unit,  

resulting in a profit distribution per unit of 2,870 yen. 

In addition, considering the impact of the tax discrepancy in excess of income and net asset deduction 

items on the distribution amount, IIF decided to make a distribution in excess of earnings in an amount to 

be determined by IIF, and for this fiscal period, decided to distribute 521,644,032 yen as a distribution in 

excess of earnings per unit, excluding fractions of less than one yen, which was calculated as an amount 

equivalent to the tax discrepancy in excess of income, resulting in a distribution in excess of earnings per 

unit of 252 yen. 

In further to this, in accordance with the distribution policy stipulated in the Articles of Incorporation, 

IIF intends to make distributions in excess of earnings (hereinafter referred to as "surplus cash distribution") 

on an ongoing basis in every fiscal period in principle (Note 1) (Note 2). In accordance with the distribution policy 

stipulated in the Articles of Incorporation, when the amount of distribution per unit is expected to 

temporarily decrease to a certain degree in cases where, for example,: dilution or incurrence of considerable 

expenses due to the acquisition of assets or fund raising such as issuance of new investment units occur; 

losses on retirement of fixed assets or other accounting losses due to redevelopment such as reconstruction 



of property under management or a decrease in revenue during the period of redevelopment occur; decrease 

in revenues or incurrence of expenses for major repairs, etc. due to occurrence of natural disasters such as 

earthquakes, fires or other accident, payment of legal settlement money, etc., losses on retirement of fixed 

assets, losses on sales of fixed assets or other temporary incurrence of considerable expenses occur, IIF 

may make a distribution in the amount determined by IIF as a temporary cash distribution in excess of 

profit only when the distribution is intending to stabilize the amount of distribution per unit (hereinafter 

referred to as "optimal payable distribution"). For the fiscal period ending January 31, 2023, IIF decided not to 

make a surplus cash distribution and optimal payable distribution in light of the level of distributions resulting from 

the gain on the sale of IIF Osaka Nanko IT Solution Center, which was disposed on August 17, 2022.As a 

result of the above, distribution per unit for the period stood at 3,122 yen, including distribution in excess 

of earnings. 

(Note1) Policy regarding Surplus Cash Distribution 

For redevelopment properties and newly constructed properties, etc., which have a high building value ratio and a high depreciation ratio, 

among the newly acquired assets, the policy shall be to distribute an amount determined by IIF up to 30% of the depreciation for the 

relevant operating period for such properties as cash in excess of profits, in principle, for each fiscal period. However, in some cases, cash 

distributions in excess of profit may not be made in whole or in part, taking into comprehensive consideration of the amount of capital 

expenditure necessary to maintain or enhance the competitiveness of its assets, the level of net income for the relevant operating period 

and profits including gains on sales of real estate and one-time gains such as cancellation penalties, the level of cash distributions for the 

relevant operating period including cash distributions in excess of profit, the financial condition of IIF as well as the economic environment, 

trends in the real estate market, the leasing market, etc. 

(Note2) Policy regarding Surplus Cash Distribution and regarding Optimal Payable Distribution 

The level of distribution in excess of profits, including surplus cash distribution and optimal payable distribution, shall be up to the amount 

equivalent to 60% of the amount obtained by subtracting the total amount of accumulated depreciation recorded on the last day of the 

business period immediately preceding the corresponding business period from the total amount of accumulated depreciation recorded on 

the last day of the corresponding business period, excluding distributions corresponding to the increase in the allowance for temporary 

differences corresponding to the occurrence of deferred hedge losses and other tax discrepancies, and shall be determined after 

comprehensive examination. 

 

 

B. Outlook for the next period 

i. Issues to be solved and management policy going forward 

IIF will seek to maintain a portfolio that generates stable income to achieve sustainable growth of 

unitholder’s value through the strategies described below. 

 

a) External growth 

IIF will continue to demonstrate its strength in proposal-based acquisition activities in the areas of 

both CRE (Corporate Real Estate) and PRE (Public Real Estate), where growth potential is apparent, and 

pursue “stable” property acquisition opportunities that contribute to improving “profitability” and 

“unitholder value.” In doing so, IIF will aim to further expand the size of its portfolio. 

IIF will continue to pioneer new asset category, while avoiding price competition using our experience, 

expertise, and networks in both CRE and PRE areas. By aiming to further increase the property 

acquisitions of new asset category properties and the development of CRE needs, we will evolve our 

unique CRE proposal-based business model. 

IIF will strive to expand the portfolio through acquisitions of prime properties, leveraging its unique 

strengths as the only listed J-REIT specializing in industrial properties, creating a flexible property 

acquisition structure by collecting property information through its information channels including 

sponsor companies or by using bridge scheme structure. 

 

b) Internal growth 

As of January 31, 2023, IIF’s portfolio consisted of 74 properties for a total acquisition price of 378,996 

million yen. 



The average occupancy rate as of the end of the period stands at 98.8%. The properties are managed 

under long-term lease contracts with an average remaining lease period of 10.5 years, generating stable 

cash flows. 

IIF continues to conduct “3C Management Cycle” portfolio management in order to achieve internal 

growth; that is to realize long-term stable management and enhanced profitability as well as asset value 

by providing value to tenants. “3C Management Cycle” is a portfolio management method of (i) grasping 

tenants’ true needs through close communication (Communicate); (ii) strategically making custom-made 

proposals to meet tenants’ individual needs (Customize); and (iii) creating unitholder value through long-

term stable management coupled with enhanced profitability and asset value (Create).  

As a result, with regard to IIF Fukuoka Hakozaki Logistics Center I, IIF concluded a fixed-term lease 

agreement and memorandum on sharing the reduction effects of the use of LEDs (hereinafter referred to 

as "Green Lease") with the existing tenant, having occupied approximately 50% of the total leasable area, 

thereby realizing an increase in revenues in the next fiscal year and beyond. In addition, With regard to 

IIF Sendai Taiwa Logistics Center has also concluded a memorandum for Green Lease, achieving both 

performance of measures to reduce environmental burden and increase earnings. 

Furthermore, IIF have completed construction and acquisition of IIF Yokkaichi Logistics Center (new 

building) and started off-balance sheet development of IIF Narashino Logistics Center (land with 

leasehold interest) in collaboration with the leasing company that is the current lessee of the land. IIF 

will work to maintain the quality of its portfolio and further improve profitability through efforts based 

on 3C Management Cycle and by implementing the required management tasks to maintain and improve 

the functionality, safety and comfort of the buildings it manages and by carrying out suitable repair work 

as necessary. At the same time, in order to maintain and improve the rent level and prevent cancellations, 

IIF will continue to exert efforts in building favorable relationships with lessees by continuously making 

close communications. 

 

c) Financial strategy 

In consideration of IIF’s portfolio that generates “long-term stable cash flows based on long-term lease 

contracts,” IIF’s basic strategy in raising funds is to fix liabilities in the long term. In accordance with 

this policy, IIF will continue to pursue ALM (Asset Liability Management) that matches up the long-

term stable cash flows of properties with the long-term fixed-rate borrowings. 

IIF will also proceed with reducing fund-raising costs, lengthening borrowing periods, standardizing 

repayment amounts and diversifying repayment dates through effective refinancing of existing loans. 

Furthermore, IIF will continue to diversify lenders and procurement methods in the aim of enhancing its 

fund-raising base. 

 

ii. Earnings forecast for the next fiscal period 

a) Issuance of New Investment Units 

At the meetings of the Board of Directors held on March 13, 2023, the issuance of new investment units 

was resolved as follows. The issue price per unit, etc. will be determined at a future meeting of the Board 

of Directors. 

 

［Issuance of New Investment Units through Public Offering］ 

Offering in Japan (may be sold to overseas investors in overseas markets, primarily in Europe and Asia , 

but excluding the United States and Canada) 

Number of new investment units ： 

43,500 units(The number of investment units for overseas sales has not yet been determined.) 



Payment date： 

Any day during the period from March 23, 2023 (Thursday) to March 28, 2023 (Tuesday) (no later 

than four business days after the Date of Determination of Issue Price etc. 

(Note1) The issue price, etc. will be determined at a meeting of the board of directors to be held on any day between March 16, 2023 

(Thursday) and March 22, 2023 (Wednesday) (the "Issue Price Determination Date") in accordance with the method stipulated 

in Article 25 of the Regulations Concerning Underwriting, etc. of Securities established by the Japan Securities Dealers 

Association. 
 

［Use of Funds］ 

The funds by this offering will be allocated to a part of the funds to acquire new specified properties (as 

defined in Article 2, Paragraph 1 of the Act on Investment Trusts and Investment Corporations). 

 

b) The forecasts of operating status 

The forecasts of operating status for the fiscal period ending July 31, 2023 (February 1, 2023 to August 

31, 2023) are operating revenue of 18,402 million yen, ordinary income of 6,631 million yen, net income 

of 6,630 million yen and distributions per unit of 3,084 yen. For the assumptions regarding these forecasts, 

refer to the following “Earnings Forecast Assumptions for the 32nd Fiscal Period (February 1, 2023 to July 

31, 2023) and the 33rd Fiscal Period (August 1, 2023 to January 31, 2024)”. 

 The main changes from the 31st Fiscal Period (August 1, 2023 to January 31, 2024) include the 

following.  

 

Operating revenue (increase of 458 million yen from the previous fiscal period) 

・Increase in rent revenue from four properties to be acquired in the fiscal period ending January 31, 2023 

(February 1, 2023 to July 31, 2023) (partial contribution)  

・Increase in utilities receivable due to the revision of utility cost sharing at IIF Shonan Health Innovation 

Park 

・The difference between the gain on sale of the IIF Osaka Nanko IT Solution Center disposed in the fiscal 

year ending January 31, 2023 (August 1, 2022 to January 31, 2023) and the gain on sale of IIF Kobe 

Logistics Center (quasi co-ownership interests of 3% and 32%) scheduled to be disposed in the fiscal year 

ending July 31, 2023 (February 1, 2023 to July 31, 2023) 

 

Operating expense (decrease of 190 million yen from the previous fiscal period) 

・Increase in rental expenses for four properties to be acquired in the fiscal year ending July 31, 2023 

(February 1, 2023 to July 31, 2023) ) (partial contribution) 

・Increase in utilities costs due to soaring resource prices, etc. 

・Expensing property-related taxes on the three properties acquired in 2022 (partial contribution) 

・Removal of asset retirement obligation expenses at IIF Hamura Logistics Center recorded in the fiscal 

year ending January 31, 2023 (August 1, 2022 to January 31, 2023). 

 

(Reference)  

The forecasts of operating status for the fiscal period ending January 31, 2024 (August 1, 2023 to January 

31, 2024) are operating revenue of 19,046 million yen, ordinary income of 7,147 million yen, net income 

of 7,146 million yen and distributions per unit of 3,165 yen (including a distribution per unit in excess of 

profit of 40 yen). For the assumptions regarding these forecasts, refer to the following “Earnings Forecast 

Assumptions for the 32nd Fiscal Period (February 1, 2023 to August 31, 2023) and the 33rd Fiscal Period 

(August 1, 2023 to January 31, 2024)”. 
 

Note: The above forecasts are based on current assumptions. Actual net income and distribution may fluctuate depending on changes 

in circumstances. The forecasts don’t guarantee of the amount of distribution. 
 



【Attachment】 

Earnings Forecast Assumptions for the 32nd Fiscal Period (February 1, 2023 to August 31, 2023) and the 33rd Fiscal 

Period (August 1, 2023 to January 31, 2024) 

Item Assumption 

Accounting period 
32nd Fiscal Period From February 1, 2023 to July 31, 2023 (181 days) 

33rd Fiscal Period From August 1, 2023 to January 31, 2024 (184 days) 

Assets owned 

In addition to the real estate and real estate trust beneficial interest for the 74 

properties owned by IIF as of January 31, 2023, it is assumed that IIF acquires the 

Anticipated Acquisition and disposes the following Anticipated Disposition. IIF has 

concluded the purchase and sale agreement (the construction contracts for new 

construction and demolition of existing buildings for IIF Atsugi Logistics Center III 

(redevelopment)) concerning all of the following Anticipated Acquisitions and 

Anticipated Disposition, and each acquisition and disposition date is as follows. 

< Anticipated Acquisitions > 

IIF Shiga Ryuoh Logistics Center 
Anticipated to be acquired on  

March 23, 2023 

IIF Omihachiman Logistics Center 
Anticipated to be acquired on  

March 23, 2023 

IIF Hanno Manufacturing Center 

(land with leasehold interest) 

Anticipated to be acquired on  

March 23, 2023 

IIF Ota Manufacturing Center 
Anticipated to be acquired on  

May 15, 2023 

IIF Atsugi Logistics Center III 

(Redevelopment) 

Anticipated to be acquired on  

December 31, 2023 

 

< Anticipated Disposition > 

IIF Kobe Logistics Center 

(3% co-ownership interest) 

Anticipated to be disposed on  

April 7, 2023 

IIF Kobe Logistics Center 

(32% co-ownership interest) 

Anticipated to be disposed on  

July 31, 2023 

IIF Kobe Logistics Center 

(40% co-ownership interest) 

Anticipated to be disposed on  

January 19, 2024 

IIF Kobe Logistics Center 

(25% co-ownership interest) 

Anticipated to be disposed on  

March 22, 2024 

 

It is assumed that there are no changes in the properties, except the Anticipated 

Acquisitions and Anticipated Disposition stated above, until the end of January 

2024. However, changes may occur due to the acquisition or disposition of other 

properties in actual. 

Interest-bearing debt 

The total amount of interest-bearing debt as of January 31, 2023 is JPY 208,283 

million, consisting of long-term debt (including those loans that will become due 

within one year.) of JPY 189,883 million, short-term debt of 3,700 million yen and 

investment corporation bonds 

 of JPY 14,700 million. 

With regard to the long-term debts of 10,100 million yen and the short-term debts 

of 1,700 million yen scheduled to arrive on maturity date the 32nd fiscal period and 

the long-term debts of 11,000 million yen and the short-term debts of 2,000 million 

yen scheduled to arrive on maturity date in the 33rd fiscal period, IIF plans to 

refinance them of same amount of the long-term debts , and so forth. 

It is assumed that IIF implements long-term debts and short-term debts financing in 

the amount of JPY 4,000 million in total for the purpose of acquiring the properties 

as mentioned above in “Assets owned” on May 15, 2023. 

As a result, it is assumed that the total amount of interest-bearing debt as of the end 

of July 2023 and January 2024 is both JPY 212,283 million. 



Operating revenues 

IIF has estimated the rent revenue taking into consideration the market 

environment, characteristics of individual properties, competitiveness of properties 

and status of individual tenants including plan to vacate, based on effective lease 

agreements during the 32nd fiscal period and the 33rd fiscal period. It is assumed 

that there is no arrears or non-payments of rent during the 32nd fiscal period and 

the 33rd fiscal period based on the assumptions described in “Assets owned” above. 

With regard to the following two properties that are currently undergoing 

redevelopment projects, the following assumptions apply. 

 

IIF Atsugi Logistics Center III 

Assumption that rental revenue is 
not generated from the beginning 
of the 32nd fiscal period until the 
33rd fiscal period in December 
2023, and is generated from 
January 2024, after the completion 
of acquisition. 

IIF Hamura Logistics Center 

Assumption that no rental income 
is generated from the beginning of 
the 32nd fiscal period until the end 
of the 33rd fiscal period. 

 

In addition, it is assumed that the gain on sales of the asset to be disposed is 

approximately JPY 857 million in the 32nd fiscal period (disposition of 3% and 

32% co-ownership interest) and approximately JPY 1,000 million in the 33rd fiscal 

period (disposition of 40% co-ownership interest). 

Operating expenses 

Fixed property tax, city planning tax and depreciable property tax, and repair costs 

in the 32nd fiscal period are forecast to be approximately JPY 1,407 million and 

approximately JPY 876 million, respectively. Fixed property tax, city planning tax 

and depreciable property tax, and repair costs in the 33rd fiscal period are forecast 

to be approximately JPY 1,410 million and approximately JPY 752 million, 

respectively. Fixed property tax and city planning tax etc., which are settled 

according to the number of days owned by the previous owner in connection with 

the new acquisition of the property, are not recorded as expenses because they are 

included in the acquisition cost, but are recorded as expenses from the following 

year. Accordingly, fixed property tax, city planning tax, and depreciable property 

tax relating to the properties to be acquired described in the above "Assets owned" 

will be recorded as expenses from the 34th fiscal period. In addition, as for the 

property to be acquired, IIF Atsugi Logistics Center III (redevelopment) is newly 

built, and thus it is assumed that there is no fixed property tax, city planning tax and 

depreciable property tax to be included in the acquisition cost. 

Depreciations including ancillary expenses for the 32nd fiscal period and the 33rd 

fiscal period are calculated based on the straight-line method and are estimated to 

be approximately JPY 2,082 million and approximately JPY 2,119 million, 

respectively. 

Calculation of external outsourcing expenses (property management fees, building 

management fees, etc.) is based on actual results thus far. 

Non-operating expenses 

Based on the assumptions of “Interest-bearing debt” stated above, it is assumed that 

the non-operating expenses (the interest expenses, other debt-related expenses, etc.) 

for the 32nd fiscal period and for the 33rd fiscal period are approximately JPY 956 

million and approximately JPY 969 million, respectively. 
It is assumed that the amortization of the cost concerning the issuance of new investment units 

for the 32nd fiscal period and for the 33rd fiscal period are approximately JPY 21 million and 

approximately JPY 9 million, respectively. 

Extraordinary gain or loss 
No extraordinary gain or loss is expected for the 32nd and for the 33rd fiscal 

periods. 

Total number of units issued 

It is assumed that full issuance of 43,500 units through the public offering which 

was determined at the board of directors meeting held on March 13, 2023, in 

addition to the 2,070,016 investment units outstanding as of March 13, 2023. 



Distribution per unit 

(excluding distribution in 

excess of retained earnings 

and optimal payable 

distribution) 

It is assumed that net income excluding amounts less than 1 yen per unit is 

distributed in its entirety. In the 32nd fiscal period and the 33rd fiscal period, 

however, it is assumed that the entire amount remaining after deducting the reversal 

of the allowance for temporary difference adjustments from net income is 

distributed excluding amounts less than 1 yen per unit. The calculation of 

distribution per unit for the 32nd fiscal period and for the 33rd fiscal period is based 

on the assumption that fluctuations in the fair value of interest rate swaps have no 

impact on distributions per unit. 

Distribution in excess of 

retained earnings per unit 

(allowance for temporary 

difference adjustments） 

The taxable income in excess of accounting income for the 32nd fiscal period and 

for the 33rd fiscal period are assumed as follows. 

For the 32nd fiscal period and the 33rd fiscal period, taxable income will be less 

than accounting income as a whole, and thus there will not be taxable income in 

excess of accounting income. Therefore, it is assumed that no distribution in excess 

of retained earnings per unit (allowance for temporary difference adjustments) is 

made. 

 

The 32nd fiscal period 

（1）Tax discrepancy related to interest costs and depreciation, etc. for asset 

retirement obligations of asbestos removal of the IIF’s asset, etc. 

(approximately 16 million yen). 

（2）Partial resolution of tax discrepancy related to asset retirement obligations 

recorded for the disposal of waste materials discovered to exist underground 

at the subject site during the demolition of the existing building at IIF Hamura 

Logistics Center (approximately 126 million yen). 

 

The reversal of allowance for temporary differences (approximately JPY 111 

million) will be calculated by deducting the amount equivalent of the tax 

discrepancy in the 32nd fiscal period ((1) approximately JPY 16 million) from the 

reversal of allowance for temporary differences ((2) approximately JPY 126 million) 

that will arise from the partial resolution of the tax discrepancy at IIF Hamura 

Logistics Center. 

 

The 33rd fiscal period 

（3）Tax discrepancy related to interest costs and depreciation, etc. for asset 

retirement obligations of asbestos removal of the IIF’s asset. (approximately 

18 million yen). 

（4）Partial resolution of tax discrepancy related to asset retirement obligations 

recorded for the disposal of waste materials discovered to exist underground 

at the subject site during the demolition of the existing building at IIF Hamura 

Logistics Center (approximately 561 million yen). 

 

The reversal of allowance for temporary differences (approximately 544 million 

yen) will be calculated by deducting the amount equivalent of the tax discrepancy 

in the 32nd fiscal period ((3) approximately 18 million yen) from the reversal of 

allowance for temporary differences ((4) approximately 561 million yen) that will 

arise from the partial resolution of the tax discrepancy at IIF Hamura Logistics 

Center.  

Distribution in excess of 

retained earnings per unit 

(distribution with decrease in 

investment capital under tax 

law) 

In the 32nd fiscal period, the newly forecasted distribution per unit (JPY 3,084) 

exceeds the forecasted distribution per unit (JPY 3,070) announced in the "Summary 

of Financial Results for the Six Months ended July 31, 2022" dated September 14, 

2022, due to the expected gain on the sales related to IIF Kobe Logistics Center 

(scheduled to be disposed on April 7, 2023 (3% co-ownership interest) and July 31, 

2023 (32% co-ownership interest)), and therefore, it is assumed that the distribution 

in excess of earnings (distribution with a decrease in investment under tax laws) is 

not made. 

 

For the 33rd fiscal period, it is assumed that optimal payable distribution 

(distribution under tax law with decrease in investment capital) of JPY 40 per unit 



is made.  

Given the anticipated gain on sale of real estate etc. related to IIF Kobe Logistics 

Center (scheduled to be disposed on January 19, 2024 (40% co-ownership interest)), 

it is assumed that distribution in excess of earnings per unit of 40 yen, equivalent to 

an amount calculated by deducting the gain on sale of real estate etc. (JPY 473 per 

unit) from the estimated amount of distributions in excess of earnings (distribution 

with a decrease in investment under tax laws) (JPY 513 per unit) based on (1) and 

(2) below, is made. 

 

(1) In accordance with the policy of optimal payable distribution (*1), in the event 

that the amount of distribution per unit is expected to temporarily decrease by a 

certain degree, it is assumed that optimal payable distribution is made in order to 

mitigate the impact on distribution below for the purpose of stabilizing the 

distribution amount per unit. (JPY 493 per unit) 

・Decrease in rent revenue due to the implementation of redevelopment project at 

IIF Atsugi Logistics Center III, etc. (JPY 10 per unit) 

・Decrease in rent revenue due to the implementation of redevelopment project at 

IIF Hamura Logistics Center, etc. (JPY 33 per unit) 

・Increase in utility cost at IIF Shonan Health Innovation Park (after offsetting 

revenue from tenants),etc. (JPY 193 per unit) 

・Reversal of allowance for temporary difference adjustment (equivalent to an 

amount calculated by deducting the amount equivalent to the tax discrepancy 

arising in the 33rd fiscal period from reversal of allowance for temporary 

difference adjustment arising from the partial resolution of the tax discrepancy at 

IIF Hamura Logistics Center) (JPY 257 per unit) 

 

(2) In accordance with the policy of continuous surplus cash distribution(*2), for 

redevelopment properties and newly constructed properties, etc., which have a high 

building value ratio and a high depreciation ratio, among the newly acquired assets, 

the policy shall be to distribute an amount determined by IIF up to 30% of the 

depreciation for the relevant operating period for such properties as cash in excess 

of profits, in principle, for each fiscal period, and it is assumed that continuous 

distributions in excess of profits for the following properties (to be) acquired is 

made. (JPY 20 per unit) 

・IIF Yokkaichi Logistics Center (New building) (JPY 10 per unit) 

・IIF Shiga Ryuoh Logistics Center (JPY 4 per unit) 

・IIF Atsugi Logistics Center III (Redevelopment) (JPY 6 per unit) 

 

*1 The distribution policy is described in “Part 1, Fund Information, Item 1. Status 

of Fund, 2. Investment Policies, (3) Cash Distribution Policies, (ii) Cash 

Distributions in Excess of Profits, (A) Policy regarding Optimal Payable 

Distribution” on the latest securities report (submitted on October 27, 2022). 

*2 The distribution policy is described in “Part 1, Fund Information, Item 1. Status 

of Fund, 1. Overview of Investment Corporation, (1) Changes in Major 

Management Indicators, (ii) Management of Assets, (ii) Outlook for the Next 

Fiscal Year (Reference Information)” on the latest securities report (submitted on 

October 27, 2022). The partial amendment to IIF's Articles of Incorporation was 

approved at the general meeting of unitholders held on October 28, 2022, and the 

distribution policy has already been changed. 
 
 

The summary of the property to be acquired is as follows. 

Name of property to be acquired Location Type 

Anticipated 
acquisition 

price 
（million yen） 

Appraisal value 
（million yen） 

(Note2) 

IIF Shiga Ryuoh Logistics Center 
Yamazurakawahara 900-1, Ryuoh-cho, 

Gamo-gun, Shiga, Japan, etc. 

Logistics 

Facilities 
3,500 3,920 



IIF Omihachiman Logistics Center 
951-4, Chokoji-cho, Omihachiman-shi, 

Shiga, Japan, etc. 

Logistics 

Facilities 
1,810 2,220 

IIF Hanno Manufacturing Center (Land 

with leasehold interest) 

3-8, Akanedai , Hanno-shi, Saitama, 

Japan, etc. 

Manufacturing, 

Research and 

Development 

Facilities 

2,335 3,010 

IIF Ota Manufacturing Center 
1347-1, Higashikoijya 6 Chome, Ota-ku, 

Tokyo, Japan, etc. 

Manufacturing, 

Research and 

Development 

Facilities 

4,570 4,970 

IIF Atsugi Logistics Center III 

(Redevelopment) 

3007-7, Kamiechi Aza Uenohara, Atsugi-

shi, Kanagawa, Japan 

Logistics 

Facilities 
4,477(Note1) 7,510(Note2) 

 For the details of the property to be acquired, please refer to below. 

・”Notice Concerning Acquisition and Leasing of Four Properties in Japan” dated March 13, 2023. 

・” Notice Concerning IIF Atsugi Logistics Center III Redevelopment Project (Follow-up Report 2)” dated March 13, 2023. 

(Note1) The anticipated acquisition price of IIF Atsugi Logistics Center III (Redevelopment) is the sum of the land acquisition price stated in 

the Trust Beneficiary Interest Purchase and Sale Agreement at the time of initial acquisition, plus the construction contract price, design 

fees and CM fees for the redevelopment of the building. 

(Note2) The appraisal value of IIF Atsugi Logistics Center III (Redevelopment) indicates the appraisal value of the uncompleted building, 

including the land portion that has already been acquired. 

 

The summary of the property to be disposed is as follows. 

Name of property disposed Location Type 

IIF Kobe Logistics Center 2-10, Maya-futo, Nada-ku, Kobe-shi, Hyogo, Japan Logistics Facilities 

For the details of the property to be disposed, please refer “Notice Concerning Disposition of One Property in Japan【IIF Kobe Logistics Center】” 

dated February 22, 2023. 

 

 

 

(2) Investment risk 

There are no significant changes of “Investment risk” from the latest securities report (submitted on October 27, 

2022) and securities registration statement (submitted on March 13, 2023), so the disclosure of these matters is 

omitted. 
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