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(Constituted in the Republic of Singapore pursuant to  

a trust deed dated 19 January 2006 (as amended and supplemented)) 

 

ANNOUNCEMENT 

 

 

ACQUISITION OF A RENTAL HOUSING PROPERTY IN FUKUOKA, JAPAN 

 

 

1. INTRODUCTION 

The Manager wishes to announce that the Trustee has today entered into a Sale and 

Purchase Agreement to acquire the Property. The vendors are AIHL, a wholly-owned 

subsidiary of TAL, as well as ArcResidential Japan Investments Limited, an unrelated third 

party. TAL is the sponsor and Controlling Unitholder of Ascott REIT. 

 The Acquisition was completed and the Target Company has become a wholly-owned 

subsidiary of Ascott REIT. 

 

2. RATIONALE FOR THE ACQUISITION 

The Manager believes that the Acquisition enables Ascott REIT to further expand its foot 

print in the stable Japanese market. The Acquisition is also expected to improve the stability 

of Ascott REIT’s income stream through the underlying master lease for the Property. 

 

3. PRINCIPAL TERMS OF THE SALE AND PURCHASE AGREEMENT 

The Trustee has entered into the Sale and Purchase Agreement with the Vendors in 

relation to the acquisition of the Property, through the acquisition of a 100.0% interest in the 

Target Company, which owns 100.0% of the total issued and paid-up share capital of Island 

City Investments Pte. Ltd. and 100.0% of the preferred shares in Infini Garden Pte. Ltd.
1
  The 

Ascott Entities together hold 100.0% of the shares in Infini Garden TMK which in turn holds 

the trust beneficial interest in respect of the Property.  

                                                             
1
  100.0% of the common shares in Infini Garden Pte. Ltd. is held by Infini Garden Holdings Inc., a charitable trust 

incorporated in the Cayman Islands. 
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The Purchase Consideration is JPY2,440.2 million (equivalent to approximately S$30.4 

million)
2
, being the net asset value of the Target Company after taking into account the 

agreed value of the Property of JPY 6,300.0 million (equivalent to approximately S$78.4 

million)
2
. The Purchase Consideration is subject to adjustments post-completion of the 

Acquisition. The Agreed Property Value was arrived at on a willing-buyer and willing-seller 

basis, taking into account, amongst other factors, the two independent valuations of the 

Property by each of HVS and JLL as described below. 

 

4. VALUATION 

Two independent valuers, HVS and JLL, were appointed by TAL and the Trustee 

respectively to value the Property. The two independent valuations as of 20 February 2014 

by HVS and JLL are JPY 6,300.0 million (equivalent to approximately S$78.4 million)
2
 and 

JPY 6,420.0 million (equivalent to approximately S$79.9 million)
2
 respectively and were 

derived using the discounted cash flow method.  

 

5. OTHER INFORMATION 

As recorded in Ascott REIT’s register of substantial Unitholders as at the date of this 

announcement, TAL directly and/or through its subsidiaries has deemed interests of 

approximately 45.42% in Ascott REIT and is regarded as a Controlling Unitholder of 

Ascott REIT. AIHL is a wholly-owned subsidiary of TAL and is therefore an “interested 

person” under Chapter 9 of the Listing Manual and an “interested party” under paragraph 5 

of the Property Funds Appendix. 

The Acquisition will therefore constitute an interested person transaction under Chapter 9 of 

the Listing Manual and an interested party transaction under paragraph 5 of the Property 

Funds Appendix. The audit committee of the Manager is of the view that the Acquisition is 

based on normal commercial terms and is not prejudicial to the interests of Ascott REIT and 

its minority Unitholders. 

As at the date of this announcement, the aggregate value of all interested person transactions 

of Ascott REIT with TAL and/or its associates for the period from 1 January 2014 to the date 

of this announcement (including the entry into the Sale and Purchase Agreement), is less 

than 3.0% of Ascott REIT’s latest audited net tangible assets as at 31 December 2012. 

Save as disclosed above, none of the directors of the Manager or Controlling Unitholders 

has any interest, direct or indirect, in relation to the Acquisition. 

 

6. DOCUMENTS FOR INSPECTION 

Copies of the following documents are available for inspection from 10.00 a.m. to 5.00 p.m.
3
 

at the registered office of the Manager at 168 Robinson Road, #30-01 Capital Tower, 

Singapore 068912 from the date of this announcement up to and including the date falling 

three months thereafter:  

                                                             
2
  Based on an exchange rate of JPY 1.00 = S$0.01244. 

3 
 Prior appointment with the Manager will be appreciated. 
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(i) the Sale and Purchase Agreement; and 

(ii) the full valuation reports of the Property. 

The Trust Deed will also be available for inspection at the registered office of the Manager 

for so long as Ascott REIT continues to be in existence. 

 

By Order of the Board 

Ascott Residence Trust Management Limited 

(Company registration no. 200516209Z) 

As manager of Ascott Residence Trust 

 

Kang Siew Fong / Regina Tan 

Joint Company Secretaries 

21 March 2014 

 

Definitions 

 

Acquisition Acquisition of the Property, through the acquisition of the Target Company 

Agreed Property 

Value 

JPY 6,300 million (approximately S$78.4 million based on an exchange rate 

of JPY 1.00 = S$0.01244 

AIHL Ascott Investment Holdings Ltd 

Ascott Entities Collectively, the Target Company, Island City Investments Pte. Ltd. and Infini 

Garden Pte. Ltd.  

Ascott REIT Ascott Residence Trust 

Controlling 

Unitholder 

A person who holds directly or indirectly 15.0% or more of the nominal 

amount of Units or in fact exercises control over Ascott REIT 

HVS HVS (SG&R Singapore Pte Ltd) 

JLL Jones Lang LaSalle K. K. 

Listing Manual Listing Manual of the SGX-ST 

Manager Ascott Residence Trust Management Limited, in its capacity as manager of 

Ascott REIT 

Property  Infini Garden, a rental housing property in Japan located at 3-2-2, 3, 4, 5 

KashiiTeriha, Higashi-ku, Fukuoka city 

Property Funds 

Appendix  

Appendix 6 to the Code on Collective Investment Schemes  

Purchase 

Consideration 

JPY 2,440.2 million (approximately S$30.4 million) based on an exchange 

rate of JPY 1.00 = S$0.01244 
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Sale and 

Purchase 

Agreement  

Sale and purchase agreement for the Acquisition 

SGX-ST Singapore Exchange Securities Trading Limited 

Target Company Island City Pte. Ltd. 

TAL The Ascott Limited 

Trust Deed Trust deed of Ascott REIT entered into between the Manager and the 

Trustee on 19 January 2006 (as amended and supplemented)  

Trustee DBS Trustee Limited, in its capacity as trustee of Ascott REIT 

Units Units in Ascott REIT 

Unitholders  Holders of Units 

Vendors  AIHL and ArcResidental Japan Investments Limited 

 

 

Important Notice 

 

The value of Units and the income derived from them may fall as well as rise. Units are not obligations of, deposits in, or 

guaranteed by, the Manager or any of its affiliates. An investment in Units is subject to investment risks, including the possible 

loss of the principal amount invested. 

  

Investors have no right to request the Manager to redeem their Units while the Units are listed. It is intended that Unitholders 

may only deal in their Units through trading on the SGX-ST. Listing of the Units on the SGX-ST does not guarantee a liquid 

market for the Units. 

  

This document is for information only and does not constitute an invitation or offer to acquire, purchase or subscribe for the 

Units. The past performance of Ascott REIT is not necessarily indicative of the future performance of Ascott REIT. 

 

This announcement may contain forward-looking statements that involve risks and uncertainties. Actual future performance, 

outcomes and results may differ materially from those expressed in forward-looking statements as a result of a number of risks, 

uncertainties and assumptions. Representative examples of these factors include (without limitation) general industry and 

economic conditions, interest rate trends, cost of capital and capital availability, competition from similar developments, shifts in 

expected levels of property rental income, changes in operating expenses (including employee wages, benefits and training 

costs), property expenses and governmental and public policy changes. Investors are cautioned not to place undue reliance on 

these forward-looking statements, which are based on the Manager’s view of future events. 
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Disclaimer 


IMPORTANT NOTICE 
 


The value of units in Ascott Residence Trust (Ascott REIT) (the Units) and the income derived from them may fall 
as well as rise.  The Units are not obligations of, deposits in, or guaranteed by Ascott Residence Trust 
Management Limited, the Manager of Ascott REIT (the Manager) or any of its affiliates.  An investment in the 
Units is subject to investment risks, including the possible loss of the principal amount invested.  The past 
performance of Ascott REIT is not necessarily indicative of its future performance.  


 


This presentation may contain forward-looking statements that involve risks and uncertainties.  Actual future 
performance, outcomes and results may differ materially from those expressed in forward-looking statements 
as a result of a number of risks, uncertainties and assumptions.  Representative examples of these factors 
include (without limitation) general industry and economic conditions, interest rate trends, cost of capital and 
capital availability, competition from similar developments, shifts in expected levels of property rental income, 
changes in operating expenses, including employee wages, benefits and training, property expenses and 
governmental and public policy changes and the continued availability of financing in the amounts and the 
terms necessary to support future business.  Prospective investors and Unitholders are cautioned not to place 
undue reliance on these forward-looking statements, which are based on the current view of the Manager on 
future events.  


 


Unitholders of Ascott REIT (the Unitholders) have no right to request the Manager to redeem their units in Ascott 
REIT while the units in Ascott REIT are listed.  It is intended that Unitholders may only deal in their Units through 
trading on the Singapore Exchange Securities Trading Limited (SGX-ST).  Listing of the Units on the SGX-ST does 
not guarantee a liquid market for the Units. 
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 Overview of the Acquisition 


 Rationale of the Acquisition 


 Impact on Ascott REIT 


 Conclusion 


Content 
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4 Ascott Limited Presentation July 2013 


Overview of the Acquisition 


Ascott Raffles Place Singapore 
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Property Type Rental Housing 


No. of Units 


389 residence units and  


5 retail units 


389 carpark lots 


Net Lettable Area 33,520 sqm 


Leasehold Title Freehold 


Location 
3-2-2,3,4, 5 KashiiTeriha,  


Higashi-ku, Fukuoka, Japan 


Master Lessee An unrelated third party 


Expiry of Master Lease 30 June 2018 


Start of Operations 2007/2008 


Overview of the Acquisition 


Property Details 


3-2-2,3,4, 5 KashiiTeriha, Higashi-ku, Fukuoka, Japan 







6 


Agreed Property Value  JPY6.30 billion 


Valuation 
JPY6.42 billion1 


JPY6.30 billion2 


EBITDA Yield 6.6%3 


FY 2013 Pro Forma  


DPU Impact  
2.1% accretion 


Overview of the Acquisition 


Transaction Summary 


1. Valuation, appointed by DBS Trustee Limited, in its capacity as trustee of Ascott REIT, derived by Jones Lang LaSalle K. K. as of 20 February 2014 


2. Valuation, appointed by The Ascott Limited, derived by HVS (SG&R Singapore Pte Ltd) as of 20 February 2014 


3. Based on agreed property value of JPY6.3 billion 


3-2-2,3,4, 5 KashiiTeriha, Higashi-ku, Fukuoka, Japan 
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Rationale of the Acquisition 


Ascott Raffles Place Singapore 
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 Accretive acquisition 


 Deepen presence in Japan 


 Strategic location 


 Improve stability of income stream 


Rationale of the Acquisition 


Key Rationale 


1 


2 


3 


4 
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Rationale of the Acquisition 


Accretive acquisition 


Distribution Per Unit (S cents)  


FY 2013 pro forma DPU ↑ by 2.1% from 8.40 cents to 8.58 cents post acquisition 


1 


8.40 


8.58 


Pre Acquisition Post Acquisition 







Rationale of the Acquisition 


Deepen presence in Japan 2 


1 Source: Monocle magazine’s Quality of  Life Survey, 2013 
2 Source: Fukuoka Now website, Fukuoka City Hall, 14 May 2013 
3 Source: Survey & Statistics Division / Policy Planning & Regional Development Department in Fukuoka Prefecture, 2010 


Fukuoka 


Osaka 


Tokyo 


Sapporo 


 Ascott REIT’s second property in Fukuoka after 


the acquisition of Actus Hakata V-Tower, one 


of the 11 rental housing properties, in June 


2013 


 Fukuoka City (Fukuoka) is the capital of 


Fukuoka Prefecture and part of Kyushu island 


(the most southwestern of Japan’s four main 


islands) 


 Ranked the 12th most livable city in the world1  


 Fukuoka is the sixth city in Japan to have 


crossed the 1.5 million2 population mark. Its 


population has risen 2.1% since 2010, the 


largest increase among major cities in Japan 


 Fukuoka Prefecture has a GDP of ~US$196 bn3 


 


1 


2 


3 


4 
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Rationale of the Acquisition 


 Fukuoka, a gateway city to Japan and 


the rest of East Asia 


― Equidistant to Tokyo and Shanghai 


 Fukuoka airport is the 4th busiest in 


Japan, used by 17.4 million passengers 


in 20121 


 The Fukuoka-Tokyo air route is the 


world’s 7th busiest, having transferred 


almost 7 million passengers in 20122 


Deepen presence in Japan 2 


Shanghai 


Tokyo 


Seoul 


Busan 


Fukuoka 


Taiwan 


1 Source: Japan Schedule Coordination (JSC), a subsidiary of Japan Aeronautic Association (JAA), 2012 
2 Source: Amadeus IT Group SA, a transaction processor for the global travel and tourism industry, Top 10 global air travel busiest routes by passenger 


volume, 16 April 2012 


Fukuoka 


Flight times 







3-2-2,3,4,5 


KashiiTeriha 


Rationale of the Acquisition 


 Fukuoka is a major automobile and 


semiconductor manufacturing hub 


 Japanese MNCs such as Sony, 


Toshiba, Hitachi, NEC, Fujitsu, 


Matsushita Electric, Mitsubishi 


Electric, Nissan and Toyota have a 


presence in Fukuoka 


Deepen presence in Japan 2 


Actus Hakata 
V-Tower 







 The property is located in Island City, 


Higashi-ku – the largest ward by population 
and number of households in Fukuoka 


 Commuting time of ~25 minutes to 
Fukuoka’s central business district (CBD) 


 Convenient access to CBD, proximity to a 
reputable primary school and large size 
apartments of approximately 80 sqm have 
generated strong demand from households 
with families 


 The construction of Fukuoka Children’s 
Hospital in Island City is slated to be 
completed in 4Q 2014 which is expected to 
contribute to stronger residential demand 


Strategic location 3 


CBD 


Fukuoka Airport 


Rationale of the Acquisition 


3-2-2,3,4,5 


KashiiTeriha 


Island City 
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 Master lease contribution to overall portfolio’s gross profit will grow from 32% to 34% post 
acquisition  


 Remaining tenure of master lease of approximately 4.3 years will improve stability of 
income stream 


 End-tenant leases of approximately two years 


 


 


 


Improve stability of income stream 4 


Rationale of the Acquisition 


32% 


19% 


49% 
Group 


Gross Profit 


S$161.2m 


Master Leases 


Management Contracts with Minimum 
Guaranteed Income 


Management Contracts 


34% 


18% 


48% 
Group 


Gross Profit 


S$166.6m 


Pre Acquisition1 Post Acquisition 


Breakdown of Gross Profit by Category (YTD Dec 2013) 


1. As at 31 December 2013 
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Citadines Suites Louvre Paris Citadines Suites Louvre Paris 


Impact on Ascott REIT 
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Impact on Ascott REIT  


Healthy Balance Sheet 


Gearing (%) 


NAV Per Unit (S$) 


 NAV Per Unit remains unchanged at S$1.37 post acquisition 


 Gearing remains well within 60% gearing limit under MAS Property Fund Appendix 


34.0% 
35.6% 


Pre Acquisition Post Acquisition 1 


1. As at 31 December 2013 
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France 


16% 


United 


Kingdom 


15% 


Germany 


4% 
Belgium 


2% 
Spain 


2% 


Singapore 


19% 


China 


15% 


Japan 


14% 


Vietnam 


6% 


Philippines 


4% 


Indonesia 


2% Australia 


1% 


Total Share of 
Asset Values 


S$3.5b 


France 


16% 


United 


Kingdom 


15% 


Germany 


4% 
Belgium 


2% 
Spain 


2% 


Singapore 


20% 


China 


15% 


Japan 


12% 


Vietnam 


6% 


Philippines 


4% 


Indonesia 


3% Australia 


1% 


Total Share of 
Asset Values 


S$3.4b 


Impact on Ascott REIT 


Geographical Diversification 


Pre Acquisition1 Post Acquisition 


Breakdown of Assets by Geography 


Presence in Japan will grow from 12% to 14%  


1. As at 31 December 2013 







18 CapitaLand Presentation May 2013 


Conclusion 


Citadines Mount Sophia 
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Acquisition of Rental Housing Property in Fukuoka, Japan 


Conclusion 


Strategic  


location 


Deepen presence 


in Japan 


 Ascott REIT’s second property in the city of Fukuoka after acquiring Actus Hakata V-Tower 


in June 2013 


 Fukuoka Prefecture's GDP is approximately US$196 billion in 2010 


 Fukuoka, a gateway city to Japan and the rest of East Asia 


 Japanese MNCs such as Sony, Toshiba, Hitachi, NEC, Fujitsu, Matsushita Electric, Mitsubishi 


Electric, Nissan and Toyota have a presence in Fukuoka 


 


Accretive 


acquisition 
 FY 2013 pro forma DPU accretion of 2.1% from 8.40 cents to 8.58 cents  


 Higashi-ward is the largest ward by population and number of households in Fukuoka 


 Convenient access to CBD, proximity to a reputable primary school and large size 


apartments of approximately 80 sqm have generated strong demand from households 


with families 


 The construction of Fukuoka Children’s Hospital in Island City is slated to be completed in 


4Q 2014 which is expected to contribute to stronger residential demand 


 


Improve stability 


of income stream 


 Master lease contribution to overall portfolio’s gross profit will grow from 32% to 34% post 


acquisition  


 Remaining tenure of master lease of approximately 4.3 years which improves stability of 


income stream 








 


ASCOTT REIT ACQUIRES ACCRETIVE ASSET IN FUKUOKA 


FOR JPY6.3 BILLION 


 


Singapore, 21 March 2014 – Ascott Residence Trust (Ascott Reit) has 


acquired a rental housing property in Fukuoka named Infini Garden for 


JPY6.3 billion (approximately S$78.4 million
1
) at an EBITDA yield of 


6.6%. On a pro forma basis, the accretive acquisition is expected to increase 


FY 2013 distribution per unit by 2.1% from 8.40 cents to 8.58 cents. Ascott 


Reit has acquired the 389-unit Infini Garden from The Ascott Limited 


(Ascott) and ArcResidential Japan Investments Limited.  


 


Mr Lim Jit Poh, Ascott Residence Trust Management Limited’s (ARTML) 


Chairman, said: “Infini Garden is Ascott Reit’s second acquisition after we 


acquired our first property in Dalian in February since our successful rights 


issue in December 2013 which raised S$253.7 million. Infini Garden is 


another quality asset with a strategic location that will further enhance 


returns for Unitholders. We will continue to look out for yield accretive 


acquisitions in other key cities.” 


 


Mr Lim added: “Infini Garden is our second property in Fukuoka. It will 


strengthen Ascott Reit’s presence in Japan, the world’s third largest 


economy. Japan’s economy has rebounded sharply following the 


government’s fiscal and monetary policy stimulus package. Fukuoka 


Prefecture’s gross domestic product is approximately US$196 billion
2
. It is 


the business and transportation hub of the Kyushu region, and Japan’s 


gateway to the rest of Asia. Fukuoka is also one of the few cities in Japan 


which has seen a modest growth in population over the years. About 400 


foreign firms and many large Japanese corporations are based in Fukuoka 


due to its well-developed industrial infrastructure.” 


 


Mr Ronald Tay, ARTML’s Chief Executive Officer, said: “Our current 30 


rental housing properties in Japan provide stable income with an average 


occupancy of 95%. Infini Garden will further enhance the stability of Ascott 


Reit’s income as the property is under a master lease to a third party.” 


 


Mr Tay added: “Our properties in Japan continue to perform strongly. 


Revenue for our Japan properties increased by 186%
3


 for FY 2013 


compared to FY 2012. This is mainly because of the 11 rental housing 


properties we acquired in 2013 and higher demand from corporate and 


leisure travellers. Besides the 30 rental housing properties, we also have 


three serviced residences in Japan and revenue per available unit for our 


serviced residences also improved by 12%
3
 for FY 2013.” 


 


Infini Garden is centrally located in Island City, which has become an 


increasingly popular area after it underwent a major infrastructure 


development in recent years. The rental housing property is near the 


                                                           
1 
Based on exchange rate of JPY1.00 = S$0.01244.   


2
 Survey & Statistics Division / Policy Planning & Regional Development Department in  


Fukuoka Prefecture, 2010. 
3
 Based on local currencies. 
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upcoming Fukuoka Children’s Hospital and a 25-minute drive to the central business district. 


It offers two-, three- and four-bedroom apartments.  


 


In Japan, Ascott Reit currently owns three serviced residences and 30 rental housing 


properties with about 1,900 apartment units across major cities including Tokyo, Fukuoka, 


Hiroshima, Kyoto, Saga, Sapporo and Sendai. 


 


About Ascott Residence Trust 


 


Ascott Reit was established with the objective of investing primarily in real estate and real 


estate-related assets which are income-producing and which are used or predominantly used, 


as serviced residences, rental housing properties and other hospitality assets.  


 


Ascott Reit’s asset size has almost quadrupled to about S$3.4 billion since it was listed on the 


Singapore Exchange Securities Trading Limited (SGX-ST) in March 2006. Ascott Reit’s 


international portfolio comprises 81 properties with 8,692 units in 32 cities across 12 


countries in Asia Pacific and Europe. 


 


Ascott Reit’s serviced residences are operated under the Ascott, Citadines and Somerset 


brands, and are mainly located in key gateway cities such as Beijing, Shanghai, Guangzhou, 


Singapore, Tokyo, London, Paris, Berlin, Brussels, Barcelona, Munich, Hanoi, Ho Chi Minh 


City, Jakarta, Manila and Perth.  


 


Ascott Reit is managed by Ascott Residence Trust Management Limited, a wholly-owned 


subsidiary of The Ascott Limited and an indirect wholly-owned subsidiary of CapitaLand 


Limited, one of Asia’s largest real estate companies. ARTML is the winner of World Finance 


Magazine’s "Best Real Estate Investment Fund Manager 2011" in South Eastern Asia in their 


inaugural Real Estate Awards.  


 


Important Notice 


 


The value of units in Ascott Reit and the income derived from them may fall as well as rise. 


Units in Ascott Reit are not obligations of, deposits in, or guaranteed by Ascott Residence 


Trust Management Limited, the Manager of Ascott Reit (the “Manager”) or any of its 


affiliates. An investment in the units in Ascott Reit is subject to investment risks, including 


the possible loss of the principal amount invested. The past performance of Ascott Reit is not 


necessarily indicative of its future performance. 


 


This announcement may contain forward-looking statements that involve risks and 


uncertainties. Actual future performance, outcomes and results may differ materially from 


those expressed in forward-looking statements as a result of a number of risks, uncertainties 


and assumptions. Representative examples of these factors include (without limitation) 


general industry and economic conditions, interest rate trends, cost of capital and capital 


availability, competition from similar developments, shifts in expected levels of property 


rental income, changes in operating expenses, including employee wages, benefits and 


training, property expenses and governmental and public policy changes and the continued 


availability of financing in the amounts and the terms necessary to support future business. 


Investors are cautioned not to place undue reliance on these forward-looking statements, 


which are based on the current view of the Manager on future events. 
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Issued by: 


 


Ascott Residence Trust Management Limited       


168 Robinson Road, #30-01 Capital Tower, Singapore 068912 


Tel: (65) 6713 2888 Fax: (65) 6713 2121 


Website: http://www.ascottreit.com 


 


For more information, please contact: 


 


Analyst Contact     Media Contact 


Fiona Ng      Joan Tan 


Assistant Vice President,    Assistant Vice President,  


Investor Relations and Communications  Corporate Communications 


Tel: (65) 6713 2150     Tel: (65) 6823 3280 / HP: (65) 97439503 


Email: fiona.ng@the-ascott.com   Email: joan.tanzm@capitaland.com 
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