
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

ASX Release 

29 November 2007 
 
BJT INVESTOR PRESENTATION/OPERATIONAL UPDATE 
 
Attached is a presentation including information on the continued strong 
operational performance of Babcock & Brown Japan Property Trust (ASX: BJT).  
This is being presented by Mr Eric Lucas, Managing Director of Babcock & 
Brown Japan Property Management Limited, in a series of investor meetings in 
Europe and Asia. These meetings commenced with a presentation in London on 
Wednesday 28 November 2007. 
 
Operational highlights include: 
 
Significant leasing progress at BJT’s most recent large office acquisitions 
 
BJT acquired its first assets in Osaka in September 2007, the Osaka No. 3 and 
No. 4 office properties, together accounting for 12.8% of the overall BJT portfolio 
and 26.6% of its office portfolio by income, respectively. In evaluating the merits 
of the acquisitions, significant NOI growth was forecast through to the end of the 
calendar 2008 and beyond.  
 
Already, approximately two months after acquisition, the leasing activity for these 
assets is well ahead of schedule for achieving the forecast NOI growth rates. 
 
At Osaka No.3, five new leases have been signed ahead of schedule for vacant 
space, which are due to commence between now and February 2008.  By 
February 2008 the occupancy by income is forecast to increase from 84.4% at 
acquisition to 89.0%. Therefore the net operating income yield to purchase price 
would increase from 3.71% to 4.12%. This is significantly ahead of forecast for 
the pace of NOI growth for this asset. 
 
Similarly at Osaka No.4, vacant space has been leased up earlier, and at higher 
rents, than forecast. Occupancy by income increased from 95.9% at acquisition 
to 97.2% by 1 November 2007 and the net operating income yield to purchase 
price increased from 4.03% to 4.11%. 
 
Continued NOI growth on existing leases in the office portfolio  
 
In the four months to 31 October, rental growth has been achieved on a number 
of leases as follows:  



 

 
• 20.2% on new leases (0.8% of portfolio income); and 
• 4.8% on renewals (2.0% of portfolio income); and  
• 13.3% following negotiations during lease terms (1.6% of portfolio 

income). 
 
Noteworthy is the leasing activity on the Sun building, which is an office property 
located in Ginza and part of BJT’s original portfolio. Rental increases of 16.4% 
have been negotiated on three existing leases (0.8% of portfolio income).  In 
addition, a new lease representing 0.3% of portfolio income (which is yet to 
commence and therefore not included in the rental growth summary to 31 
October 2007 detailed above) has been negotiated at rent which is 22% higher 
than paid by the previous tenant.  
 
Mr Eric Lucas, Managing Director of Babcock & Brown Japan Property 
Management Limited, the responsible entity of BJT, said. ”We will continue to be 
proactive in the lease up of vacant space and in the pursuit of higher than 
forecast rents across the portfolio. We are particularly pleased to be able to 
demonstrate that the active asset management we promised for the two Osaka 
properties is generating accretion to distributable cash flow per Unit, particularly 
for the second half of the 2008 financial year, above that forecast at the time of 
the recent equity placement.  We would hope that the ongoing efforts of our asset 
management team will add to this trend, particularly in light of the continued 
strong performance of the Japanese property market.”  
 
 
ENDS 
 
 
Investor & Media enquiries: 
Eric Lucas 
Managing Director 
Babcock & Brown Japan Property Trust 
Phone +61 2 9229 1800 (Australia) 
 +81 3 3238 1671 (Japan) 
 

Alison Carter 
Investor Relations 
Phone: +61 2 9229 1800 

 
About Babcock & Brown Japan Property Trust 
Babcock & Brown Japan Property Trust is a listed property trust with a strategy to 
invest into the real estate market of Japan. It currently holds interests in a 
portfolio comprising 44 office, retail and residential properties.  
 
The Responsible Entity of BJT is Babcock & Brown Japan Property Management 
Limited, a subsidiary of Babcock & Brown Asset management services in Japan 
are generally undertaken by Babcock & Brown Co., Ltd., which is also a 
subsidiary of Babcock & Brown.  
 
For further information please see our website: 
http://www.bbjapanpropertytrust.com 

http://www.bbjapanpropertytrust.com/
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PORTFOLIO OVERVIEW

As at 30 September 2007 30 June 2006 % change

Total number of properties 44 31 +42%

NRA (sqm) 296,189 155,610 +90 %

Occupancy by income 97.4% 97.0% +0.4%

Occupancy by area 98.4% 97.2% +1.2%

Number of leases 509 320 +59%

% non-cancellable leases by income 40% 42% -4.8%

Average term to expiry (non-cancellable leases) 8.6 8.8 -2.3%

• Occupancy by income and by area have both improved since 30 June 2006

• Proportion of non-cancellable leases remain high, bringing stability to the portfolio’s income 
stream
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PROACTIVE ASSET MANAGEMENT
• BJT acquired Osaka No. 3 and No. 4 office properties in September 2007

• Together they account for 12.8% of BJT’s portfolio and 26.6% of its office portfolio by income

• At time of acquisition significant NOI growth was forecast through to the end of the calendar 
2008 and beyond 

• At Osaka No. 3, five new leases1 for vacant space were signed significantly ahead of schedule  
The impact is as follows:

• At Osaka no. 4, vacant space was leased earlier and at higher rents than forecast. The impact 
is as follows:

• At Sun, significant rental increases being negotiated:
– 22.0% on 1 new lease yet to commence (0.3% of portfolio income)
– 16.4% on 3 existing leases (0.8% of portfolio income)

Osaka No. 3 At acquisition 1 Feb 2008 (forecast)

Occupancy by income 84.4% 89.0%

NOI yield on purchase price 3.71% 4.12%

Osaka No. 4 At acquisition 1 Nov 2007 (actual)

Occupancy by income 95.9% 97.2%

NOI yield on purchase price 4.03% 4.11%

1.  Leases to commence between now and Feb 2008
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UNDER RENTING SNAPSHOT

• The office portfolio is 8% under rented

• The top five office properties representing 62% of the office portfolio’s revenue are, on 
average, 10% under rented

• New leases replacing cancelled leases or previously vacant space are usually at 
market rent 

• Rental increases for existing tenants are smaller, moving more slowly towards market, 
in line with the standard lease structures and market practice

Property Average rent + CAM Variance to B&B market rent W.A.L.E

Osaka Ekimae No. 4 16,831 -18% 1.3

Shinjuku Sanei 24,488 -10% 1.3

Ginza Dowa 24,673 -8% 0.7

Kokusai Nihombashi 23,556 -6% 1.8

Osaka Ekimae No. 3 16,345 -7% 1.1
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EXPANDED TEAM

• 25 Tokyo based professionals (12 at IPO)

• Ms Ayten Saridas appointed as CFO in Sydney

• Mr Naoto Ichiki and Mr Naoto Yabu appointed as COO and Head of Asset Management 
respectively

Finance, Legal Counsel,
Investor Relations

Asset
Management

Responsible EntityBabcock & Brown
Japan Property Trust Japan Manager

Corporate

Asset Management Team 
of eight Professionals 
headed by Naoto Yabu

Acquisitions Team of 
Nine Professionals 

headed by Shinya Sato

Babcock & Brown Group

Ayten Saridas
Chief Financial Officer

Six Accounting and 
Administration Staff 

headed By Sachi Ogino

Acquisitions

Naoto Ichiki
Chief Operating Officer
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BJT OUTLOOK

• The investment case for Japanese property remains compelling
– The market continues to show signs of rental growth

– Land values in the six largest cities increased by 20%1 in the year ended 31 March 
2007  

– Vacancy rates are low (1.6%2 in Central Tokyo) 

• Recovery is spreading to regional Japan. We continue to find quality properties at 
attractive prices outside central and greater Tokyo

• Acquisition opportunities remain strong, with a number of properties in 
advanced stages of due diligence

• Debt has remained readily accessible providing a ready source of funding for 
the acquisition pipeline

1. Japan Real Estate Institute Urban Land Price Index (for six largest city areas) March 2007
2. CBRE
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APPENDICES

1. BJT total assets relative to peers

2. Portfolio snapshot at 30 September 2007

3. Debt and interest rates

4. Hedging

5. Japanese market data
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BJT TOTAL ASSETS RELATIVE TO JREIT PEERS
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PORTFOLIO SNAPSHOT AT 30 SEPTEMBER 2007

1. Properties acquired during the period at 100% occupancy.

Sep - 2007 % of 
¥ billions portfolio

Retail 69.8 47.9% 99.8% 99.7% 98.7% 98.8%
Office 69.7 47.8% 94.1% 94.7% 95.7% 95.9%
Residential 6.3 4.3% 100.0% 99.9% 100.0% 99.8%
Portfolio 145.7 100.0% 98.5% 98.4% 97.4% 97.4%
RETAIL
Kawasaki Dice 14.2 9.8% 99.2% 99.2% 98.9% 98.9%
Konan Home Centre 10.8 7.4% 100.0% 100.0% 100.0% 100.0%
Mukomachi Saty 5.0 3.4% 100.0% 100.0% 100.0% 100.0%
Shinjuku Fuji 4.8 3.3% 100.0% 100.0% 100.0% 100.0%
Sapporo Nishioka 3.9 2.7% 100.0% 100.0% 100.0% 100.0%
Ginowan 3.8 2.6% 100.0% 99.4% 100.0% 99.6%
Shibuya Konami 2.7 1.8% 100.0% 100.0% 100.0% 100.0%
Susono 2.6 1.8% 100.0% 100.0% 100.0% 100.0%
Sapporo Co-op 2.5 1.7% 100.0% 100.0% 100.0% 100.0%
Matsudo Nitori 2.4 1.7% 100.0% 100.0% 100.0% 100.0%
Harajuku Bell Pier 2.4 1.6% 100.0% 100.0% 100.0% 100.0%
Yoshikawa 2.3 1.6% 100.0% 100.0% 100.0% 100.0%
Motomachi 2.3 1.6% 100.0% 100.0% 100.0% 100.0%
Tsudanuma 2.3 1.6% 81.8% 81.8% 68.5% 68.5%
Sapporo Ai 1 2.1 1.4% n/a 100.0% n/a 100.0%
Round One Amagasaki 1 1.6 1.1% n/a 100.0% n/a 100.0%
Round One Nara 1 1.2 0.8% n/a 100.0% n/a 100.0%
Sapporo Toys R Us 1.8 1.2% 100.0% 100.0% 100.0% 100.0%
Kajicho Ekimae 1.1 0.8% 100.0% 100.0% 100.0% 100.0%
Retail sub total / average 69.8 47.9% 99.8% 99.7% 98.7% 98.8%

Carrying value

Jun - 2007 Sep - 2007 Jun - 2007 Sep - 2007

Occupancy by area Occupancy by income
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PORTFOLIO SNAPSHOT AT 30 SEPTEMBER 2007 
(continued)

1. Property acquired during the period at 100% occupancy.
2. Property acquired during the period, Osaka No.4 at 96% occupancy by area and Osaka No.3 at 86% 

occupancy by area.

Sep - 2007 % of 
¥ billions portfolio

OFFICE
Osaka No.4 2 12.1 8.3% n/a 99.9% n/a 99.9%
Shinjuku Sanei 10.9 7.5% 99.3% 99.3% 99.8% 99.8%
Ginza Dowa 9.1 6.2% 98.1% 98.1% 96.4% 96.4%
Kokusai Nihombashi 6.5 4.5% 100.0% 100.0% 100.0% 100.0%
Osaka No.3 2 6.0 4.1% n/a 84.2% n/a 83.2%
Sun 3.6 2.5% 100.0% 100.0% 100.0% 100.0%
Yamashitacho 3.0 2.0% 100.0% 100.0% 100.0% 100.0%
Higashi Totsuka 2.7 1.8% 90.5% 90.5% 91.2% 91.2%
Sun Ace Tokugawa 2.3 1.6% 77.1% 72.2% 78.4% 73.4%
Takadanobaba 1.8 1.2% 100.0% 100.0% 100.0% 100.0%
Forest Kita Aoyama 1.8 1.2% 100.0% 100.0% 100.0% 100.0%
OS Tsukiji 1.7 1.2% 90.9% 100.0% 90.9% 100.0%
Prime Kanda 1.5 1.0% 100.0% 100.0% 100.0% 100.0%
Asakusa 1.3 0.9% 100.0% 100.0% 100.0% 100.0%
Shiba Daimon 1.0 0.7% 100.0% 100.0% 100.0% 100.0%
Prime Tsukiji 1.0 0.7% 100.0% 100.0% 100.0% 100.0%
Yotsuya KD 0.8 0.6% 86.8% 86.8% 86.4% 86.4%
Akabane 0.8 0.5% 87.3% 100.0% 87.8% 100.0%
Daikanyama Takara 0.8 0.6% 100.0% 100.0% 100.0% 100.0%
FT Nihombashi 0.6 0.4% 83.3% 83.3% 82.0% 82.0%
Sun No. 5 0.5 0.3% 100.0% 100.0% 100.0% 100.0%
Office sub total / average 69.7 47.8% 94.1% 94.7% 95.7% 95.9%
RESIDENTIAL
Sekijomachi 1 2.8 1.9% n/a 100.0% n/a 100.0%
G-Clef Kamata 1.9 1.3% 100.0% 100.0% 100.0% 100.0%
Prime Stay Tsukiji 0.8 0.6% 100.0% 98.6% 100.0% 98.6%
Nishi-Kasai 0.7 0.5% 100.0% 100.0% 100.0% 100.0%
Residential sub total / average 6.3 4.3% 100.0% 99.9% 100.0% 99.8%
Total / average 145.7 100.0% 98.5% 98.4% 97.4% 97.4%

Carrying value Occupancy by area Occupancy by income

Jun - 2007 Sep - 2007 Jun - 2007 Sep - 2007
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DEBT AND INTEREST RATES - 30 SEPTEMBER 2007

TK Debt Total/weighted average (¥ billion)

Fixed debt 47.8

Floating debt 35.5

Trust interest 83.4

Debt maturity date 24 June 2011

Debt maturity (years) 3.7

Fixed swap maturity date 21 January 2012

Fixed swap maturity 
(years)

4.3

Fixed interest rate (p.a.) 1.86%

Floating interest rate 
(p.a.)

2.10%

Blended rate (p.a.) 1.96%

Percentage of debt maturing

2008 -

2009 -

2010 54.6%

2011 -

2012 45.4%

Note: BJT also has a short term bridge facility in Australia, which will be repaid in February 2008 with 
the proceeds of the underwritten DRP for the six months ended 31 December 2007.
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DISTRIBUTION HEDGING - 30 SEPTEMBER 2007

Distribution hedge maturity profile

Settlement date Exchange rate ¥’000

February 2008 75.1 1,998,669

August 2008 73.7 2,003,153

February 2009 71.9 1,998,477

August 2009 70.4 2,003,310

February 2010 69.0 1,997,202

August 2010 69.5 1,802,423

February 2011 68.6 1,797,314

August 2011 67.9 1,802,134

February 2012 68.9 1,802,134
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CAPITAL HEDGING – 30 SEPTEMBER 2007 

Capital hedge maturity profile

Settlement date BJT receives AUD BJT pays JPY Exchange rate Interest rate spread

August 2009 30,000,000 2,487,240,000 82.9 5.48%

August 2010 46,500,000 4,040,385,000 86.9 4.98%

August 2011 30,000,000 2,487,240,000 82.9 5.15%

August 2012 50,000,000 4,658,200,000 93.2 5.41%

August 2013 50,000,000 4,716,660,000 94.3 5.08%

August 2014 10,000,000 896,600,000 89.7 4.46%

December 2011 216,500,000 19,286,265,000 89.1 5.17%

At 30 September 2007 the capital hedge comprised 34.5% of net investment in Japanese assets
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MARKET VACANCY RATE AND AVERAGE OFFICE 
ASKING RENTS FOR CENTRAL TOKYO’S FIVE WARDS
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MARKET VACANCY RATE AND AVERAGE OFFICE 
ASKING RENTS FOR TOKYO’S 23 WARDS
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MARKET VACANCY RATE AND AVERAGE OFFICE 
ASKING RENTS FOR OSAKA
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DISCLAIMER
This presentation has been prepared by Babcock & Brown Japan Property Management Limited. Babcock & Brown Japan Property 
Management Limited is not licensed to provide financial product advice. This presentation is for general information only and does not 
constitute personal financial product advice. Babcock & Brown Japan Property Management Limited has not considered the objectives, 
financial position or needs of the recipient.  Before making an investment in Babcock & Brown Japan Property Trust an investor should 
consider whether such an investment is appropriate to their particular investment objectives, financial situation and particular needs and 
consult a financial or other professional adviser if necessary. 

No representation or warranty, express or implied, is made as to the accuracy, completeness or thoroughness of the content of the 
information contained in this presentation. To the maximum extent permitted by law, none of Babcock & Brown Japan Property 
Management Limited or any of its related entities (“Babcock & Brown”) or their respective directors or officers, nor any other person accepts 
any liability for any loss arising from the use of this presentation or its contents or otherwise arising in connection with, and including, 
without limitation, any liability arising from fault or negligence on the part of Babcock & Brown or their directors, employees or agents.  

Nothing in this presentation constitutes legal, tax or accounting advice or opinion. The recipient should consult with its own legal, tax or 
accounting advisers as to the accuracy of the information contained herein and conduct its own due diligence and other enquiries in relation 
to such information. 

Babcock & Brown disclaims any responsibility for any errors or omission in such information, including the financial calculations, projections 
and forecasts set forth herein. No representation or warranty is made by or on behalf of Babcock & Brown that any projection, forecast, 
calculation, forward-looking statement, assumption or estimate contained in this presentation should or will be achieved.

Neither this document nor any copy hereof may be transmitted in the United States or distributed, directly or indirectly, in the United States 
or to any US person including any US resident, any partnership or corporation or other entity organised or incorporated under the laws of 
the United States of any State thereof, any trust of which any trustee is a US person, or any agency or branch of a foreign entity located in 
the United States. By accepting this document you agree to be bound by these limitations.

This document is not a product disclosure statement under Australian law and does not constitute an invitation to subscribe for or buy 
securities or an offer for subscription or purchase of any securities or a solicitation to engage in or refrain from engaging in any transaction.
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