
Extraordinary General Meeting

12 October 2022



2

Important Notice

The value of units in ESR-LOGOS REIT ("Units") and the income derived from them may fall as well as rise. Units are not investments or deposits in, or liabilities or obligations, of ESR-LOGOS Funds Management

(S) Limited ("Manager"), RBC Investor Services Trust Singapore Limited (in its capacity as trustee of ESR-LOGOS REIT) ("Trustee"), or any of their respective related corporations and affiliates (individually and

collectively "Affiliates"). An investment in Units is subject to equity investment risk, including the possible delays in repayment and loss of income or the principal amount invested. Neither ESR-LOGOS REIT, the

Manager, the Trustee nor any of the Affiliates guarantees the repayment of any principal amount invested, the performance of ESR-LOGOS REIT, any particular rate of return from investing in ESR-LOGOS REIT,

or any taxation consequences of an investment in ESR-LOGOS REIT. Any indication of ESR-LOGOS REIT performance returns is historical and cannot be relied on as an indicator of future performance.

Investors have no right to request that the Manager redeem or purchase their Units while the Units are listed. It is intended that investors may only deal in their Units through trading on Singapore Exchange

Securities Trading Limited (the "SGX-ST"). Listing of the Units on the SGX-ST does not guarantee a liquid market for the Units.

This presentation may contain forward-looking statements that involve assumptions, 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 occupancy or property rental income, changes in operating expenses, governmental and public policy

changes and the continued availability of financing in amounts and on terms necessary to support ESR-LOGOS REIT's future business. You are cautioned not to place undue reliance on these forward-looking

statements, which are based on the Manager's current view of future events.

This presentation is for informational purposes only and does not have regard to your specific investment objectives, financial situation or your particular needs. Any information contained in this material is not to be

construed as investment or financial advice and does not constitute an offer or an invitation to invest in ESR-LOGOS REIT or any investment or product of or to subscribe to any services offered by the Manager, the

Trustee or any of the Affiliates.

The presentation is qualified in its entirety by, and should be read in conjunction with, the full text of the Circular. In the event of any inconsistency or conflict between the Circular and the

information contained in this presentation, the Circular shall prevail. All capitalised terms not defined in this presentation shall have the meaning ascribed to them in the Circular.

Important Notice
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Approval Required

▪ Interested Person 

Transaction Pursuant to the 

Listing Manual 

▪ Interested Party Transaction 

Pursuant to the Property 

Funds Appendix 

(Ordinary Resolution)

▪ The Manager is seeking approval from unitholders of E-LOG for the Proposed Acquisition of 100% 

of the Trust Beneficiary Interest in ESR Sakura DC, a 5-storey modern logistics facility located in 

Chiba Prefecture, Tokyo, Japan, (the “Japan Acquisition”) as an interested person transaction 

(Ordinary Resolution) 

▪ Majority being greater than 50.0% or more of the total number of votes cast for and against such 

resolution at a meeting of Unitholders convened in accordance with the provisions of the Trust 

Deed

▪ The Sponsor, LOGOS and their associates are prohibited from voting on the resolution to approve 

the Japan Acquisition

Requirements

Approval Sought

Resolution 1  :
To approve the Proposed Acquisition of 100% Trust Beneficiary Interest in 

ESR Sakura DC, as an Interested Person Transaction
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Modern Logistics Facility Strategic Location

ESG Initiatives

Accessibility via ramp and 11 cargo lifts

Excellent connectivity 

to key transportation 

nodes and infrastructure

Roof spaces feature solar panels while c.42% of 

the Net Lettable Area is fitted with eco-friendly 

LED lighting

Source: Company filings, Company websites, Newsrun, JLL.

Notes: Using an illustrative exchange rate of JPY 97.00 : S$1.00.

Attractive Entry Yield

Acquired at an attractive NPI yield of 4.35% and 

purchase price below market comparables

Overview of ESR Sakura Distribution Centre

Chiba

Saitama

Tokyo

Kawasaki

Yokohama

ESR Sakura DC

Key expressways serving Greater Tokyo

Property Description ▪ 5-storey modern logistics facility 

Land Tenure ▪ Freehold

Year of Completion ▪ November 2015

Net Lettable Area ▪ 81,507.4 sqm

WALE ▪ 2.9 years

NPI Yield ▪ 4.35% (Including Rental Support)
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Proposed 

Acquisition

▪ Acquisition of 100% of the Trust Beneficiary Interest in ESR Sakura DC, a 5-storey 

modern logistics facility located in Chiba Prefecture, Tokyo, Japan (the “Japan 

Acquisition”)

Independent 

Valuation(1)
▪ With Rental Support:

JPY18,000m

(c.S$185.6m)

JPY18,030m

(c.S$185.9m)

▪ Without Rental Support:
JPY17,800m

(c.S$183.5m)

JPY17,730m

(c.S$182.8m)

Japan Purchase 

Consideration
▪ JPY17,800m (c.S$183.5m) with 12 months of Rental Support

Total Acquisition 

Costs
▪ c.S$187.0m(2)

Method of Financing

▪ The Manager expects to finance the Total Acquisition Outlay (save for Acquisition 

Fee) with internal sources of funds and external bank borrowings. 

▪ As at 12 July 2022, the Manager has received committed debt financing term 

sheets of up to JPY 17,600 million (approximately S$181.5 million) from MUFG 

Bank, Ltd (MUFG) and Sumitomo Mitsui Banking Corporation (SMBC) for the 

purpose of financing the acquisition.

Pro forma Financial 

Effects  

Notes: Using an illustrative exchange rate of JPY 97.00 : S$1.00. (1) Valuation as at 30 June 2022. (2) Comprises Purchase Price of JPY 17,800m (S$183.5m), Acquisition Fee of S$1.8m, and transaction costs of S$1.7m.

Chiba

Saitama

Tokyo

Kawasaki

Yokohama

ESR Sakura DC

Key expressways serving Greater Tokyo

Scenario A: 

▪ (100% Debt)

– DPU Accretion: 2.9%

– Gearing: 42.0%

Scenario B: 

▪ (60% Debt / 40% Equity)

– DPU Accretion: 0.5%

– Gearing: 40.6%

FOR ILLUSTRATIVE PURPOSES ONLY NOT A FORWARD-LOOKING PROJECTION

Maiden Entry into Japan via Japan Acquisition
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ESR Sakura DC is Freehold and Completed in 2015 

Maiden Entry into Japan’s Attractive and Asset Scarce Logistics Market

Attractive NPI Yield and Purchase Price 

Transaction is DPU Accretive to Unitholders

High Quality Asset Positioning E-LOG for Growth

Delivery of Portfolio Reconstitution Strategy to Establish E-LOG as a 

Leading New Economy REIT

Alignment of Interest with Unitholders / Sponsor Support

Transaction Rationale
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Transaction expected to be DPU accretive to Unitholders, with funding already secured

Note: (1) The pro forma financial effects of the Japan Acquisition on the amount available for distribution to E-LOG Unitholders, the number of Units and E-LOG’s DPU, and the accretion thereof, for FY2021, assuming that the 

Japan Acquisition had been completed on 1 January 2021 and E-LOG had held and operated the property through to 31 December 2021, and assuming that, among other bases and assumptions stated below, the Merger, E-LOG 

PERP Issuance and Divestments were completed on 1 January 2021. 

2.854

2.868

E-LOG E-LOG Post the Japan
Acquisition

2.854

2.935

E-LOG E-LOG Post the Japan
Acquisition

Scenario B: DPU (60% Debt / 40% Equity Funded)Scenario A: DPU (100% Debt Funded)

FOR ILLUSTRATIVE PURPOSES ONLY NOT A FORWARD-

LOOKING PROJECTION

(Singapore Cents) (Singapore Cents)

FOR ILLUSTRATIVE PURPOSES ONLY NOT A FORWARD-

LOOKING PROJECTION

Accretion

+2.9% Accretion

+0.5%

(1) (1)

39.8% 42.0% 39.8% 40.6%Gearing

Attractive 
JPY debt 
financing 
secured

1 Transaction is DPU Accretive to Unitholders
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Note: (1) Based on selected transactions from the CBRE valuation report dated 1 August 2022.

361,068

249,461 241,209 240,418 239,661
208,372

GLP Urayasu II
(Urayasu, Chiba)

GLP Kashiwa II
(Kashiwa, Chiba)

MFLP Yachiyo
Katsutadai

(Yachiyo, Chiba)

LiCS Narita
(Shibayama, Chiba)

GLP Yachiyo II
(Yachiyo, Chiba)

ESR Sakura DC
(Sakura City, Chiba)

Lowest Price per sqm Among Recent Logistics Asset Transactions in the Chiba Prefecture, Tokyo

(Value per sqm in JPY)

20152020 202020051998 2017

Built Year

Average: 266,363

Attractive NPI yield of c.4.35% and Purchase Consideration of JPY 208,372 per sqm 
(approximately 21.8% lower than market comparables on average)(1)

21.8% Lower

2 Attractive NPI Yield and Purchase Price
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Source: Monetary Authority of Singapore, Macrobond, ARES, Knight Frank Asia-Pacific, Knight Frank Consultancy, FactSet. Market data as of 11 August 2022. 

Notes: (1) The 10-year government bond yield is taken as a proxy of the risk-free rates. All government bond yields are based on the respective country of origination. (2) Refers to the “23 Special Wards of Tokyo”.

Attractive Yield Spreads(1) for Japan Logistic Investments Driven by the Bank 

of Japan’s Adoption of a Negative Interest Rate Policy

Attractive entry point into a market which exhibits good risk / reward investment

High yield spreads for Japanese real 

estate is driven by the Bank of Japan’s 

adoption of a negative interest rate 

policy 

What Does This Mean For 

the ESR-LOGOS REIT

Long term government bond yields 

expected to remain low as the BoJ is 

expected to maintain its current monetary 

policy despite inflationary pressures

JPYSGD exchange rate is currently lower 

than the 10-year average, resulting in 

favorable capital market conditions to 

raise offshore capital with potential upside 

from FX gains on income distributions

1

60

80

100

120

Aug-12 Aug-14 Aug-16 Aug-18 Aug-20 Aug-22

2

3

10Y Average Rate: 81.2

Current Rate: 96.9

(+19% vs. 10Y Average)  

JPYSGD Chart (JPY per S$)

4.5%

2.7%
2.2% 2.2%

3.7%

6.2%
5.5%

5.0%

2.8%

3.8%

Singapore Beijing Shanghai Taipei Tokyo

Cap Rate Spread over Risk-Free Rate Cap Rate

(2)

3
Maiden Entry into Japan’s Attractive and Asset Scarce 
Logistics Market
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Source: Jones Lang LaSalle K.K., the Independent Market Research Consultant.

Note: (1) Based on figures for 1Q2022.

High Net Absorption in Greater TokyoHigh Demand for Modern Logistics Warehouse

Rising Rental Rates in Greater TokyoLow Vacancy Rates Across the Industry

0%

2%

4%

6%

8%

10%

2016 2017 2018 2019 2020 2021 1Q2022

Tokyo Bay Chiba Bay Kanagawa Bay

Tokyo Bay Area 

Vacancy (%)
While vacancies in Tokyo and Kanagawa Bay rose in 

1Q2022 as some projects were completed with vacant 
spaces, the rate hike is expected to be temporary as 

such projects typically reach full occupancy c.6 
months after completion. Vacancy remains low in 

Chiba Bay, where the asset is located

0%

5%
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30%

0.0

0.5

1.0
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2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021

New Supply (LHS) Net Absorption (LHS) Vacancy Rate (RHS)

(sq km)

0%

5%

10%

15%

20%

25%

30%

3.4

3.6

3.8

4.0

4.2

4.4

4.6

2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022

Gross Rent (LHS) Vacancy Rate (RHS)

(1)

Gross rents continue to rise in 
Greater Tokyo driven by a 

tighter market environment 
and extremely low vacancies

(JPYk/ tsubo/ 

month)

Strong supply and demand dynamics expected to drive positive rent growth

▪ Share of modern logistics facilities 
accounts for only 13% of total 
logistics supply in Japan, leaving 
potential for future growth

▪ Tenants are increasingly attracted to 
modern facilities due to superior 
specifications

Japan

Logistics

Supply

13% Modern Logistics

3
Sector Fundamentals Underpinned by Attractive Market 
Dynamics
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Note: (1) According to Ministry of Land, Infrastructure and Transport of Japan’s urban land use planning.

…Connected to Major Transport NodesGood Location within Greater Tokyo…

Tokyo Bay 

Aqua Line

Ken-O 

Expwy

Route 16

Route 16

Ken-O

Expwy

Higashi 

Kanto Expwy
Tokyo 

Gaikan

Tokyo Port

Kawasaki Port
Haneda Airport

Yokohama Port

Ibaraki Airport

Narita Airport

Chiba Port

Chiba

Saitama

Tokyo

Kawasaki

Yokohama

Located in the Chiba Logistics Market, located c.40km east of the Tokyo CBD, which 

includes:

▪ Narita International Airport, the largest air freight transportation centre in Japan

▪ Chiba Port, Japan’s largest seaport and 2nd busiest container port

1

1.9km from the Higashi Kanto Expressway, providing connectivity to central 

Tokyo and the East/North-East of the Greater Tokyo Region 

2

Located within an Exclusive Industrial District, where:

▪ Only 14% of the 327ha of land is designated as industrial(1)

▪ Substantial industrial-zoned land has been fully built out, limiting new supply

3

Strategically located asset with excellent connectivity to major transportation nodes and transportation infrastructure

Ports Airport

Legend:

Key expressways serving Greater Tokyo

ESR Sakura DC

3 Prime Location with Excellent Connectivity
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E-LOG will gain more exposure to freehold assets which do not suffer from valuation decay as a result of declining land lease

Notes: Unless otherwise stated, all references to portfolio metrics in this presentation are as at 30 June 2022 and have not been adjusted for the divestments of 3 Sanitarium Drive which was completed on 22 July 2022, 49 Pandan 

Road and 2 Jalan Kilang Barat which are expected to be completed in 4Q2022. (1) Excludes investments in Fund Properties. Weighted on valuation as at 30 June 2022. (2) Assumes freehold land has an equivalent land lease tenure 

of 99 years. 

Extends E-LOG’s Land Lease Expiry Profile(1)(2)

(Years)

38.5

40.8

E-LOG E-LOG Post the Japan Acquisition

Change

+6.0%

ESR Sakura DC 

is less than 10 

years old

4 ESR Sakura DC is Freehold and Completed in 2015

Increases E-LOG’s Exposure to Freehold Assets

93.5%

46.5%

47.0%

6.5%

Freehold Leasehold Consisting of:

Above 30 years

Below 30 years

c. 53.5% of portfolio are freehold 

or have more than 30 years of 

land lease remaining 

91.8%

45.6%

46.2%

8.2%

c. 54.4% of portfolio are freehold 

or have more than 30 years of 

land lease remaining 

E-LOG E-LOG Post 

the Japan Acquisition
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Well-Spec Modern Logistics Asset

Floor Loading and Ceiling 

Height 

Warehouse floor loading of 

15kilonewton/sqm and ceiling 

height of 5.5m

Green Features

Roof space features solar 

panels while c.42% of Net 

Lettable Area fitted with eco-

friendly LED lighting

Access

5-storey modern warehouse 

facility accessible by ramp and 

11 cargo lifts

Ancillary Amenities

Office workspaces for tenants, a 

cafeteria, convenience stores 

and adequate parking lots

Loading/ Unloading Bays

1st Storey: 21 bays and 6 dock 

levellers

4th Storey: 13 bays and 3 dock 

levellers

Notes: Asset details are as of 30 June 2022.

5 Future-Ready New Economy Asset | ESR Sakura DC
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Notes: Unless otherwise stated, all references to portfolio metrics in this presentation are as at 30 June 2022 and have not been adjusted for the divestments of 3 Sanitarium Drive which was completed on 22 July 2022, 49 Pandan 

Road and 2 Jalan Kilang Barat which are expected to be completed in 4Q2022. (1) Excludes contribution from Fund Properties. Effective Gross Rents based on month of June 2022.

Reduced Contribution by Top 10 Tenants(1)

Top 10 

Tenants

27.3% 

of EGR Top 10 

Tenants

26.8% 

of EGR

E-LOG 
Post the 
Japan 

Acquisition

E-LOG

5 High Quality Asset Positioning E-LOG for Growth

Acquisition of ESR Sakura DC enhances tenant diversification

No single tenant accounts for more than 4.6% of E-LOG’s EGR (reduced from 4.7%)
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c.63.4%(1)

11.8%

50.9%

19.5%

17.8%

Notes: Unless otherwise stated, all references to portfolio metrics in this presentation are as at 30 June 2022 and have not been adjusted for the divestments of 3 Sanitarium Drive which was completed on 22 July 2022, 49 Pandan 

Road and 2 Jalan Kilang Barat which are expected to be completed in 4Q2022. (1) Based on Effective Gross Rents for the month of June 2022. Excludes contribution from Fund Properties. 

Execution of E-LOG’s portfolio constitution and acquisition strategy in creating a

flagship New Economy REIT to ride on changing structural growth trends

11.6%

51.8%

19.1%

17.5%

New Economy exposure increases to 63.4%

Demonstrates E-LOG’s access to Sponsor’s pipeline of New Economy freehold assets

E-LOG Portfolio Breakdown Key Initiatives
E-LOG Post the Japan 

Acquisition

LogisticsHigh-Specs General IndustrialBusiness Park





New Economy

c.62.7%(1)

100% of High-

Specs are MTBs

c.65.7% of 

Logistics are MTBs

New Economy

100% of High-

Specs are MTBs

c.70.0% of 

Logistics are MTBs

Post the 

Japan 

Acquisition 

EGR

Announced 

divestment of 

3 Sanitarium Drive 

Announced 

divestment of 

49 Pandan Road

May 2022

Jul 2022

Aug 2022

Announced 

acquisition of ESR 

Sakura DC

E-LOG 

Effective 

Gross Rents 

(“EGR”)

6
Delivery of Portfolio Reconstitution Strategy to Establish 
E-LOG as a Leading New Economy REIT

Announced 

divestment of 

2 Jalan Kilang Barat

Sep 2022
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Sponsor Support demonstrates alignment of interest with Unitholders in supporting E-LOG’s growth by providing transaction 

certainty and mitigating risks for E-LOG

▪ It is a condition of the Fund Vendor that the purchaser of ESR Sakura DC

provides a deposit of JPY 872.5 million (approximately S$9.0 million) (the

“Deposit”) to show its commitment to the acquisition, and accordingly, the

Deposit is payable upon signing of the sale and purchase agreement and such

Deposit will not be refundable after 31 August 2022(1)

▪ As E-LOG would not be able to convene an EGM to obtain Unitholder’s

approval for the Japan Acquisition prior to 31 August 2022, the Deposit would

be forfeited if Unitholders do not approve proceeding with the Japan

Acquisition

▪ To backstop E-LOG’s risks of having the Deposit forfeited, the Sponsor

Vendor, as a show of support to E-LOG to allow E-LOG to secure the

transaction, has therefore agreed to enter into the Fund SPA and on-sell the

asset to E-LOG via the Japan Sale and Purchase Agreement (which provides

for the refund of the Deposit from the Sponsor Vendor to E-LOG(2) in the event

Unitholders do not approve proceeding with the Japan Acquisition)

Sponsor to backstop E-LOG’s risk of 

forfeiting the depositi

▪ The Sponsor Vendor has agreed to provide E-LOG with a rental support for the

vacant space (25% of NLA) which the Fund Vendor would not be providing

a) The rental support is provided solely by the Sponsor Vendor despite

the Sponsor only owning a minority stake of 14.3% in ESR Sakura DC

b) Had the Investors agreed to provide a rental support and waived the

non-refundable deposit date of 31 August 2022, E-LOG would have

paid JPY 17,800 million as the purchase price in any case

▪ The 12 months of rental support for the vacant space amounting to JPY 236.5

million (approximately S$2.4 million) (the “Rental Support”) is (i) based on

market rent and (ii) in line with the current rates being charged for the rest of

the tenanted spaces in ESR Sakura DC

▪ Each of the Japan Independent Valuers is of the opinion that the Rental

Support is in line with market rental rates

▪ The Rental Support will also be used to cover any rent free period(s) provided

to new tenant(s) for securing new lease(s)

Sponsor to provide 12 months of Rental 

Support to mitigate leasing risksii

The Sponsor Vendor will acquire ESR Sakura DC (at the purchase price of JPY17,450 million without rental support) 

from the Fund Vendor and on-sell the asset to E-LOG at JPY17,800 million(3) with 12 months of Rental Support

Notes: (1) For the avoidance of doubt, 31 August 2022 is NOT the long stop date for completion of the Japan Acquisition. The long stop date for the completion of the Japan Acquisition is 31 October 2022. (2) Subject to the Sponsor Vendor selling 100%

of the trust beneficiary interest in ESR Sakura DC. (3) The Japan Purchase Consideration of JPY 17,800 million is below the two independent valuations conducted by CBRE and Colliers at JPY 18,000 million and JPY 18,030 million respectively, taking

into account the 12 months of Rental Support and current market conditions. The Investors were initially offered the purchase price of JPY 17,800 million with the condition of providing Rental Support and waiving the non-refundable deposit date of 31

August 2022. However, there was no unanimous approval obtained from the Investors in relation to such offer, hence the Sponsor Support is required.

7 Alignment of Interests / Sponsor Support
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ESR Sakura DC acquisition is in line with E-LOG’s long-term strategy to create a high quality New Economy REIT

ESR Sakura Distribution Centre
Sakura City, Chiba Prefecture

Japan

Delivery of Portfolio Reconstitution Strategy to Establish E-LOG 

as a Leading New Economy REIT6

Maiden Entry into Japan’s Attractive and Asset Scarce Logistics 

Market Leveraging on Sponsor’s Local Presence3

Attractive NPI Yield and Purchase Price2

ESR Sakura DC is Freehold and Completed in 20154

Transaction is DPU Accretive to Unitholders1

High Quality Asset Positioning E-LOG for Growth5

Alignment of Interest with Unitholders / Sponsor Support7

Conclusion
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Approval Required

▪ Interested Person 

Transaction Pursuant to the 

Listing Manual 

▪ Interested Party Transaction 

Pursuant to the Property 

Funds Appendix 

(Ordinary Resolution)

Requirements

Approval Sought

Resolution 1  :
To approve the Proposed Acquisition of 100% Trust Beneficiary Interest in 

ESR Sakura DC, as an Interested Person Transaction

▪ The Manager is seeking approval from unitholders of E-LOG for the Japan Acquisition as an 

interested person transaction (Ordinary Resolution) 

▪ Majority being greater than 50.0% or more of the total number of votes cast for and against such 

resolution at a meeting of Unitholders convened in accordance with the provisions of the Trust 

Deed

▪ The Sponsor, LOGOS and their associates are prohibited from voting on the resolution to approve 

the Japan Acquisition
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What Do the Directors Recommend?

ESR-LOGOS REIT INDEPENDENT DIRECTORS AND THE AUDIT, RISK MANAGEMENT AND COMPLIANCE

COMMITTEE.

“Having regard to the rationale for and key benefits of the Japan Acquisition as set out in paragraph 3

above, the Independent Directors and the Audit, Risk Management and Compliance Committee believe

that the Japan Acquisition is on normal commercial terms and is not prejudicial to the interests of E-

LOG and its minority Unitholders.

Accordingly, the Independent Directors and the Audit, Risk Management and Compliance Committee

recommend that Unitholders vote at the EGM in favour of the Resolution relating to the Japan

Acquisition.”



Extraordinary General Meeting

Question & Answer Session



For enquires, please contact:

Tel: (65) 6222 3339

Fax: (65) 6827 9339

Email: lyn.ong@esr-logosreit.com.sg

Lyn Ong

Manager, Capital Markets and Investor Relations


