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Ⅰ．Overview of Asset Management 

1. Operating Results and Financial Position of Nippon Commercial Investment Corporation (“NCI”) 
Fiscal Period First Second Third Fourth Fifth 

February 22, 
2006 

September 1, 
2006 

March 1, 
2007 

September 1, 
2007 

March 1, 
2008 

– – – – – Calendar Period 
August 31, 

2006 
February 28, 

2007 
August 31, 

2007 
February 29, 

2008 
August 31, 

2008 
Operating revenues  in millions of yen – 5,617 7,675  8,894 9,777

 (of which, revenues from property leasing)  in millions of yen (–) (5,617) (7,675) (8,205) (8,477)

Operating expenses  in millions of yen 9 2,054 3,358  4,070 4,288

 (of which, expenses from property leasing)  in millions of yen (–) (1,852) (2,905) (3,392) (3,479)

Operating income / Operating loss (−)  in millions of yen −9 3,563 4,317  4,824 5,489

Ordinary income / Ordinary loss (−)  in millions of yen −16 2,478 3,226  3,539 4,097

Net income / Net loss (−)  in millions of yen −9 2,470 3,225  3,538 4,088

Total assets  in millions of yen 148 234,361 269,568  291,527 294,472

 (period-on-period percentage change) (Note 1) % (–) (–) (+15.0) (+8.1) (+1.0)

Net assets  in millions of yen 90 119,075 119,807  119,969 120,621

 (period-on-period percentage change) (Note 1) % (–) (–) (+0.6) (+0.1) (+0.5)

Unitholders’ capital  in millions of yen 100 116,753 116,753  116,753 116,753

Total investment units issued and outstanding  investment units 200 257,400 257,400  257,400 257,400

Net assets per investment unit  yen 450,438 462,606 465,453  466,081 468,614

Total cash distribution  in millions of yen – 2,460 3,225  3,538 4,088
Net income per investment unit /  
Net loss per investment unit (−) (Note 2) yen −49,562 11,160 12,530  13,746 15,883

        (9,682)   

Distribution per investment unit  yen – 9,558 12,530  13,746 15,883

 (of which, distribution of earnings per investment unit)  yen (–) (9,558) (12,530) (13,746) (15,883)

 (of which, distribution in excess of earnings per investment unit)  yen (–) (–) (–) (–) (–)

Ratio of ordinary income to total assets /  
Ratio of ordinary loss to total assets (−) (Note 3) % −13.0 2.1 1.3  1.3 1.4

 (annualized)  % (−24.9) (4.9) (2.5) (2.5) (2.8)
Ratio of return on unitholders’ equity /  
Ratio of loss on unitholders’ equity (−) (Note 4) % −10.4 4.1 2.7  3.0 3.4

 (annualized)  % (−19.9) (9.7) (5.4) (5.9) (6.7)

Ratio of net assets to total assets at end of the fiscal period (Note 5) % 60.5 50.8 44.4  41.2 41.0

 (period-on-period change) (Note 1) % (–) (–) (−6.4) (−3.2) (−0.2)

Payout ratio (Note 6) % – 99.5 99.9  100.0 99.9

Depreciation and amortization  in millions of yen – 678 878  955 979

Capital expenditures  in millions of yen – 98 395  507 800

Net operating income (NOI) from property leasing activities (Note 7) in millions of yen – 4,442 5,647  5,768 5,977

Funds from operation (FFO) per investment unit (Note 8) yen −16,662 13,011 17,220  15,836 15,707

FFO multiples (Note 9) multiples – 19 13  15 7

Debt service coverage ratio (Note 10) multiples – 10 7  6 6 

Net income before interest and depreciation (Note 11) in millions of yen – 3,711 5,160  5,756 6,422

Interest expenses (including interest expenses on bonds)  in millions of yen – 362 728  991 1,079

Interest-bearing debt  in millions of yen – 96,700 129,100  149,500 151,000
Ratio of interest-bearing debt to total assets  
at end of the fiscal period (Note 12) % – 41.3 47.9  51.3 51.3

Operating days (Note 13) number of days – 156 184  182 184
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(Note 1) The period-on-period percentage change in total assets and net assets and the period-on-period change in the ratio of net assets to total 
assets at end of the fiscal period for the first and second fiscal periods do not serve as useful references and thus are indicated as (–). 

(Note 2) The net income (loss) per investment unit was calculated by dividing the net income (loss) by the daily weighted average number of 
investment units issued and outstanding (first fiscal period: 200 units; second fiscal period: 221,341 units; third and subsequent fiscal 
periods: 257,400 units). Furthermore, for the second fiscal period, the net income per investment unit calculated by the daily weighted 
average number of investment units issued and outstanding on September 26, 2006, the day actual asset management activities 
commenced following listing on the Real Estate Investment Trust Section of the Tokyo Stock Exchange, deemed as the beginning of the 
period (255,146 units) is also shown in parentheses. 

(Note 3) Ratio of ordinary income (loss) to total assets = Ordinary income (loss) ÷ ((Total assets at beginning of the fiscal period + Total assets at 
end of the fiscal period) ÷ 2) × 100 (rounded to one decimal place) 

 Further, no asset management activities were, in effect, conducted in the first fiscal period. In addition, asset management activities 
commenced, in effect, during the second fiscal period on September 26, 2006. 

(Note 4) Ratio of return (loss) on unitholders’ equity = Net income (loss) ÷ ((Net assets at beginning of the fiscal period + Net assets at end of the 
fiscal period) ÷ 2) × 100 (rounded to one decimal place) 

(Note 5) Ratio of net assets to total assets at end of the fiscal period = Net assets at end of the fiscal period ÷ Total assets at end of the fiscal period 
× 100 (rounded to one decimal place) 

(Note 6) Payout ratio = Total cash distribution ÷ Net income × 100 (rounded down to the nearest one decimal place) 
(Note 7) NOI from property leasing activities = Revenues from property leasing − Expenses from property leasing + Depreciation and 

amortization  
(Note 8) FFO per investment unit = FFO (= Net income (loss) + Depreciation and amortization + Other amortized expenses − Gain (Loss) on 

disposal of real estate) ÷ Investment units issued and outstanding at end of the fiscal period (rounded to the nearest yen) 
(Note 9) FFO multiples = Investment unit price at end of the fiscal period ÷ Annualized FFO per investment unit (rounded down to the nearest 

whole number)  
Fiscal Period Second Third Fourth Fifth 
Investment unit price at end of the fiscal period (yen) 604,000 453,000 478,000 223,100

(Note 10) Debt service coverage ratio = Net income before interest and depreciation ÷ Interest expenses (including interest expenses on bonds) 
(rounded to the nearest whole number) 

(Note 11) Net income before interest and depreciation = Ordinary income + Expenses not accompanied by cash outlays + Interest expenses 
(Note 12) Ratio of interest-bearing debt to total assets at end of the fiscal period = Interest-bearing debt at end of the fiscal period ÷ Total assets at 

end of the fiscal period × 100 (rounded to one decimal place) 
(Note 13) The operating days of NCI’s first and second fiscal periods were as follows: 
 First fiscal period: 191 days from February 22, 2006 to August 31, 2006 (However, NCI had, in effect, not conducted asset management 

activities in this fiscal period.) 
 Second fiscal period: 181 days from September 1, 2006 to February 28, 2007 (NCI had, in effect, conducted asset management activities 

for 156 days commencing on September 26, 2006.) 

2. Asset Management in the Fifth Fiscal Period 

A. Main Developments of NCI 
NCI was established on February 22, 2006 with paid-in capital of 100 million yen (200 investment units) in 
accordance with the Law Concerning Investment Trusts and Investment Corporations (Toushishintaku Oyobi 
Toushihoujin ni Kansuru Houritsu; Law No. 198 of 1951, including amendments thereto; hereafter, the “ITL”). Pacific 
Commercial Corporation (Note) (hereafter, the “asset manager”) acted as NCI’s promoter. NCI registered with the 
Kanto Local Finance Bureau in accordance with the ITL on March 22, 2006. Thereafter, on September 26, 2006, NCI 
issued an additional 245,000 investment units through a public offering and listed its investment units on the Real 
Estate Investment Trust Section of the Tokyo Stock Exchange (J-REIT Section) where it was assigned a securities 
identification code of 3229. Moreover, NCI issued an additional 12,200 investment units through a third-party 
allotment on October 24, 2006. 
 
Consequently, at the end of the fifth fiscal period, the number of investment units issued and outstanding totaled 
257,400 investment units and unitholders’ capital amounted to 116,753 million yen. 

(Note) Pacific Commercial Investment Corporation changed its company name to Pacific Commercial Corporation on June 1, 2008 (hereafter 
the same). 
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B. Investment Environment and Management Performance 
The Japanese economy continued to face difficult conditions since the start of the year due to the effect of the crisis 
over home mortgages of individuals with poor credit histories (subprime mortgages) in the U.S., and concerns with 
respect to inflation as a result of soaring resource prices and other factors. 
 
In the real estate investment trust securities (J-REIT) market, the fifth fiscal period continued to be a period with 
marked drops in investment unit prices. With the turmoil stemming from the subprime mortgage crisis yet to see an 
end, the J-REIT market as a whole remained stagnant. Moreover, with growing concern over increasing losses of 
financial institutions – especially European and U.S. financial institutions – and other factors, large investors, such as 
institutional investors, have been curbing their investment activities and have been disinclined to make investments. 
Under such circumstances, the lending structure of financial institutions in Japan has become tighter and the issuance 
of investment corporation bonds has also been difficult because of the market environment. Consequently, the capital 
raising environment continued to be difficult.  With the decrease in investment unit prices, the situation remained 
difficult even with respect to the issuance of additional investment units because investment unit prices must be 
maintained above a certain level and kept stable in order to avoid dilution of the value of investment units. 
 
In the real estate rental market, the population influx in the three largest cities – the special wards of Tokyo, as well as 
Osaka city and Nagoya city – and the concentration of Japan’s population in these cities continues. While the increase 
in demand for Urban Commercial Real Estate in these urban areas was sluggish for some large properties, it is 
believed that overall demand for Urban Commercial Real Estate continued to be strong. Particularly in downtown 
Tokyo, although office vacancy rates increased slightly, office rental rates steadily increased as occupancy still 
remained high. Under such circumstances, NCI strived to achieve internal growth by proactively revising rental rates 
to higher levels in relation to tenants extending their agreements in the fifth fiscal period, by adequately leveraging the 
characteristic features of Urban Commercial Real Estate in that they are more responsive to economic conditions and 
tend to benefit more readily from an increase in demand than other types of real estate. 
 
Under such circumstances, NCI acquired one new property (total acquisition price: 5,100 million yen), acquired 
additional compartmentalized ownership with respect to one property (acquisition price: 242 million yen) and sold 
two properties (total sale price: 4,550 million yen) during the fifth fiscal period as part of its efforts to review its 
portfolio, and sought to enhance the quality of its portfolio. 
 
As of August 31, 2008, NCI’s portfolio comprised of 31 office properties and 11 retail properties, a total of 42 
properties with a total leasable area of 330,060.33m2. 

History of Acquired Assets 

  March 
2008 

April 
2008 

May 
2008 

June 
2008 

July 
2008 

August 
2008 

Aggregate acquisition price of portfolio assets 
(in millions of yen) 253,763 253,763 253,763 253,763 253,763 253,763

Number of properties in the portfolio 42 42 42 42 42 42
Total leasable area (m2) 330,242.97 330,242.97 330,242.97 330,242.97 330,100.33 330,060.33
Occupancy rate (%) 97.6 97.9 97.7 98.0 97.9 97.9

C. Overview of Capital Procurement 
During the fifth fiscal period, NCI borrowed 1,500 million yen in short-term loans in March 2008 to partially fund the 
acquisition of real estate as well as the expenses associated with such acquisition. In addition, NCI borrowed 2,000 
million yen in long-term loans in July 2008 to repay a portion of an existing loan in advance of the repayment date 
and to repay the abovementioned short-term loan in advance of the repayment date. Through this long-term borrowing, 
NCI increased its ratio of long-term debt to interest-bearing debt, and reduced the risks of future increases in interest 
rates and refinancings. 
 



 

 - 4 -

As a result, the status of interest-bearing debt of NCI borrowed from 24 banks, corporations, etc. at the end of the fifth 
fiscal period totaled 151,000 million yen (of which, short-term loans accounted for 14,500 million yen, the current 
portion of long-term loans accounted for 33,500 million yen, long-term loans accounted for 76,000 million yen and 
investment corporation bonds accounted for 27,000 million yen). Furthermore, the ratio of interest-bearing debt to 
total assets at the end of the fifth fiscal period was 51.3%. 
 

Category 

Loan 
Amount 

(in millions 
of yen) 

Lender(s) 
(Name of Financial Institution(s)) Interest Rate 

Applicable 
Interest Rate 
at End of the 
Fiscal Period 

Drawdown 
Date 

Repayment 
Date 

Term 
Loan 

P 
(Note 1) 

1,500 The Sumitomo Trust and Banking 
Co., Ltd. 

JBA 
1-month yen 

TIBOR 
+ 0.4% 

– March 3, 
2008 

September 
29, 2008 

Term 
Loan 

Q 
2,000 Development Bank of Japan Inc. 

(Note 2) 

Interest rate swap 
rate 

corresponding to 
the term of the 
individual loan 

+ 0.64% 

1.9567% July 25, 
2008 

September 
27, 2011 

Total 3,500 – – – – – 
(Note 1) Repaid in full on July 28, 2008 in advance of the repayment date. 
(Note 2) Development Bank of Japan changed its company name to Development Bank of Japan Inc. on October 1, 2008 in connection with its 

privatization. 
 
The following summarizes the investment corporation bonds and ratings of NCI at the end of the fifth fiscal period. 
<Overview of Investment Corporation Bonds> 

Name Offering Method Issue Amount Interest Rate Issue Date Maturity 
First Series Unsecured 

Investment Corporation Bonds 
Private 

placement 
10,000 million 

yen
1.52% p.a. April 13, 2007 April 13, 2010 

Second Series Unsecured 
Investment Corporation Bonds 

Private 
placement 

17,000 million 
yen

1.96% p.a. April 13, 2007 April 13, 2012 

Total – 
27,000 million 

yen
– – – 

 
<Status of Issuer Ratings> 

Rating Agency Rating Details 
Rating and Investment Information, Inc. (R&I) A Rating Outlook: Stable 
Moody’s Investors Service, Inc. (Moody’s) A3 (Note) Rating Outlook: Stable (Note) 

(Note) The rating was downgraded to Baa1 on October 1, 2008 and remains under review for possible further downgrade. 

D. Overview of Performance and Distribution 
As a result of the abovementioned management, the performance for the fifth fiscal period increased in both revenue 
and income, recording 9,777 million yen in operating revenues, 5,489 million yen in operating income, 4,097 million 
yen in ordinary income and 4,088 million yen in net income. 
 
In principle, NCI intends to distribute as dividend such amount as it determines, which shall be in excess of 90% of its 
distributable income as defined in Article 67-15 of the Special Taxation Measures Law (Sozei Tokubetsu Sochi Hou). 
Accordingly NCI decided to distribute the entire amount of unappropriated income for the fiscal period, excluding 
fractional amounts less than 1 yen, in the fifth fiscal period;total cash distributions amounted to 4,088,284,200 yen and 
distribution per investment unit amounted to 15,883 yen. 

3. Status of Capital Increase 
During the fifth fiscal period, NCI did not increase or make other change to its capital and there is, therefore, no 
change in the unitholders’ capital and such. The following table summarizes the change in the number of investment 
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units issued and outstanding and in the amount of unitholders’ capital up to the end of the fifth fiscal period. 
Investment Units  

Issued and Outstanding 
(investment units) 

 
Unitholders’ Capital 
(in thousands of yen) Date Description 

Increase / Decrease Balance Increase / Decrease Balance 

Notes 

February 22, 2006 Incorporation through 
private placement 200 200 100,000 100,000 (Note 1)

September 26, 2006 Capital increase through 
public offering 245,000 245,200 111,119,750 111,219,750 (Note 2)

October 24, 2006 Capital increase through 
third-party allotment 12,200 257,400 5,533,310 116,753,060 (Note 3)

(Note 1) NCI was established using capital contributed by Pacific Management Corporation (now known as Pacific Holdings, Inc.) at an issue 
price of 500,000 yen per investment unit. 

(Note 2) NCI issued additional investment units through a public offering at an issue price of 470,000 yen per investment unit (issue price to 
underwriters: 453,550 yen per investment unit) to procure funds for acquiring new properties and commenced its asset management 
activities. 

(Note 3) NCI issued additional investment units with Daiwa Securities SMBC Co. Ltd. as the allottee at an issue price of 453,550 yen per 
investment unit. 

Price History of Investment Units on the Tokyo Stock Exchange 
The following table shows the highest and lowest prices (based on the closing price) of NCI’s investment units on the 
Real Estate Investment Trust Section of the Tokyo Stock Exchange for each fiscal period. 

(in yen) 

Fiscal Period First (Note 1) Second Third Fourth Fifth 
Settlement of Accounts August 2006 February 2007 August 2007 February 2008 August 2008 

Highest – 670,000 655,000 504,000  447,000
Lowest – 461,000 442,000 369,000  200,400

Price at Beginning of the 
Fiscal Period (Note 2) – 472,000 585,000 451,000  447,000

Price at End of the 
Fiscal Period (Note 2) – 604,000 453,000 478,000  223,100

(Note 1) NCI listed its investment units on the Real Estate Investment Trust Section of the Tokyo Stock Exchange on September 26, 2006. This 
item is not applicable since NCI had not yet listed its investment units as of August 31, 2006. 

(Note 2) The price at the beginning of the fiscal period and the price at the end of the fiscal period show the closing prices on the first date of the 
fiscal period and the last date of the fiscal period, respectively. However, for the second fiscal period, the price at the beginning of the 
fiscal period shown is the closing price on the date of listing (September 26, 2006). 

4. Distribution Performance 
In principle, NCI intends to distribute as dividend such amount as it determines, which shall be in excess of 90% of its 
distributable income as defined in Article 67-15 of the Special Taxation Measures Law (Sozei Tokubetsu Sochi Hou). 
Accordingly NCI decided to distribute the entire amount of unappropriated income for the fiscal period, excluding 
fractional amounts less than 1 yen, in the fifth fiscal period;total cash distributions amounted to 4,088,284,200 yen and 
distribution per investment unit amounted to 15,883 yen. 

(in yen) 

Fiscal Period First Second Third Fourth Fifth 
February 22, 

2006 
September 1, 

2006 
March 1,  

2007 
September 1, 

2007 
March 1,  

2008 
– – – – – Calendar Period 

August 31, 
2006 

February 28, 
2007 

August 31, 
2007 

February 29, 
2008 

August 31, 
2008 

Total unappropriated income at end of the 
fiscal period / Total unappropriated loss at 
end of the fiscal period (−) 

−9,912,436 2,460,319,770 3,225,343,336 3,538,271,709  4,088,389,697

Accumulated earnings −9,912,436 90,570 121,336 51,309  105,497
Total cash distribution – 2,460,229,200 3,225,222,000 3,538,220,400  4,088,284,200
(Distribution per investment unit) (–) (9,558) (12,530) (13,746) (15,883)
Of which, total distribution of earnings – 2,460,229,200 3,225,222,000 3,538,220,400  4,088,284,200
(Distribution of earnings per investment unit) (–) (9,558) (12,530) (13,746) (15,883)
Of which, total capital reimbursement – – – – –
(Capital reimbursement per investment unit) (–) (–) (–) (–) (–)
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5. Future Management Policy and Key Topics 

A. Management Environment 
The subprime mortgage crisis that originated in the U.S. is having a worldwide effect, and signs of economic 
slowdown and uncertainty about the future are also spreading to the Japanese economy. 
 
Under such circumstances, NCI believes that the state of the Japanese economy continues to be surrounded by several 
uncertainties, such as the slowdown of the U.S. economy, rising raw material and crude oil prices, and exchange rate 
fluctuations, and it is important to keep an eye on such situation. The impact of the slowdown in growth of the 
Japanese economy on corporate earnings and personal consumption trends is also unclear, and it is possible that the 
risk of decreases in rent revenues due to poor performance of its tenant companies, decreases in sales at retail 
properties, etc., may materialize. Accordingly, NCI believes there to be an even greater need to have an understanding 
of the situation. 
 
In the real estate investment market, the stance taken by financial institutions towards financing real estate 
investments is becoming more stringent due to the global credit crunch. In addition, polarization is advancing 
substantially with respect to transaction prices depending on various factors, such as the location, size and grade of the 
real estate. 
 
The primary buyers in the current market include overseas government funds and European institutional investors that 
have ample cash on hand, as well as Japanese zaibatsu-type real estate companies that have strong pipelines with 
Japanese financial institutions. The properties being bought by such buyers are generally large office properties in the 
downtown area and the prices of these properties continue to hover at a high level. Meanwhile, as for other properties, 
such as properties in regional areas and small properties, buyers are having difficulty procuring funds or the marked 
increase in financing costs has made closing a deal difficult. As a result, it is expected that transaction prices for these 
other properties will continue to decrease. 
 
In the office rental market, the economic slowdown and the sense of uncertainty about the future has caused a shift in 
the reasons for relocation by tenant companies – from relocating to seek a larger space to relocating to seek a smaller 
space. In addition, it has become difficult to contract properties that have a relatively high per-tsubo rental rate unit 
price. According to Miki Shoji Co., Ltd.’s “Latest Office Building Market Information” (September 2008), while 
occupancy remained strong in the Tokyo central business districts, the average vacancy rate is increasing and was 
between 3.5% and 4.0% as of the end of August 2008. The vacancy rates in the Osaka central business districts and 
the Nagoya central business districts also continue to rise, with the vacancy rate in the Osaka central business districts 
rising to range between 5.5% and 6.0% and the vacancy rate in the Nagoya central business districts rising to range 
between 7.0% and 8.0%. 
 
NCI’s portfolio is comprised primarily of office properties that have favorable characteristics in both size and location 
with per-tsubo rental rate unit prices ranging from 20,000 yen to 40,000 yen. These properties appear to be 
undervalued compared to large office properties for which rental rates have soared, and the need for these properties 
from tenant companies remains strong. Consequently, NCI believes that both the rental rates and the occupancy rates 
at these properties will remain firm. 
 
Taking into consideration the abovementioned circumstances, NCI will attain steady growth by continuing to manage 
assets while building a portfolio that is capable to generating a stable cash flow. 

B. Future Management Policy and Challenges 

(1) Management Strategy 
(i) Value Added Strategy 
With respect to office properties, in addition to enhancing the competitiveness of its portfolio assets in the office 
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rental market, NCI will strive to enhance the value of its assets on an ongoing basis through increases in occupancy 
rates and rental rate unit prices.  Such increases in occupancy rates and rental rate unit prices will be derived from 
NCI’s efforts to proactively engage in renovations to provide a comfortable office environment for its tenants, 
which will thereby improve the satisfaction level of its tenants. 
 
Moreover, with respect to retail properties, NCI will continue to renovate its facilities to prevent its facilities from 
becoming obsolete and engage in various promotions, etc., from the perspective of tenants that operate the stores 
and customers that use the facilities as well as to support the operation of its retail tenants.  
 
(ii) Rental Rate Revisions 
Under the management environment described above, NCI aims to enhance its earnings on an ongoing basis by 
responding appropriately to rental rate renewals and new contracts. Furthermore, by paying close attention to 
fluctuations in economic and rental market conditions, and by making investment decisions on a timely and case-
by-case basis, NCI will work to continue maintaining its high occupancy levels. 
 
(iii) Maintenance and Management of Assets 
To maintain and enhance the medium- to long-term value of its portfolio assets, NCI will strive to adequately repair 
and renew its buildings and facilities based on its long-term repair plans and policies. 

(2) Investment Strategy 
Pursuant to its investment policy, NCI intends to focus its investment activity primarily on office and retail 
properties located in the three largest metropolitan areas as well as other metropolitan areas (particularly in the 
central areas). In addition, NCI intends to invest in office properties and retail properties located in central areas so 
that such investments account for 70% or more of the entire portfolio (based on acquisition price). In light of the 
domestic and global economic conditions and fluctuations in the real estate market, NCI intends to improve the 
quality of its portfolio taking into consideration the profitability and future potential of individual properties. 

(3) Financial Strategy 
To minimize interest rate fluctuation risks, NCI strives to achieve a balance in such areas as long and short loan 
terms and fixed and variable interest rates, while also working to reduce overall financing costs. In addition, to 
minimize refinancing risks, NCI aims to diversify repayment dates and sources of funding. NCI has been 
committed to diversifying the sources of funding since its listing when it borrowed funds from ten domestic 
financial institutions. NCI will seek to maintain smooth relationships, while continuing to procure capital with a 
view to achieving balance. 
 
Moreover, to address the risks of rising interest rates, NCI will pay close attention to interest rate fluctuations and 
continue to conduct systematic financial operations by considering the purchase of interest rate caps, execution of 
interest rate swap agreements and other instruments that hedge interest rate fluctuation risks. 
 
Furthermore, the issuer rating assigned to NCI by Moody’s Investors Service, Inc. was revised on October 1, 2008 
(from A3 to Baa1). NCI considers this matter to be a challenge to its future financial operation and will strive to 
further stabilize its finances so that its issuer rating will be upgraded at an early date. 

6. Material Events Occurred Subsequent to the Settlement of Accounts 
The following are the material events involving NCI that have occurred after the settlement of its accounts. 

A. Acquisition of Assets 
With respect to the following specified asset for which a real estate purchase agreement with conditions precedent was 
entered into on November 28, 2007, NCI decided on October 14, 2008 to acquire such specified asset subject to the 
condition that confirmation of completion of inspection pursuant to the Fire Service Law would be obtained for the 
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tenants’ interior finishing work. 
 
The following summarizes the concerned specified asset. 

Property no.: Retail B-1 
Property name: Mallage Kashiwa <floor space expansion plan> 
Acquisition price (Note 1): 2,210,000 thousand yen 
Location (Note 2): Kashiwa city, Chiba 
Asset type: Real estate (Note 3) 
Use: Suburban Multi-Tenant Retail Property 
Date on which the purchase 
agreement was entered into: 

November 28, 2007 

Scheduled acquisition date: October 20, 2008 
(Note 1) “Acquisition price” indicates the purchase price excluding the consumption tax, local consumption tax, fixed property tax and city 

planning tax amounts for which the acquisition price would be adjusted and excluding other acquisition costs. 
(Note 2) “Location” indicates the smallest independent administrative district of the region where the applicable property is located. 
(Note 3) The property is constructed on land that comprises the trust beneficiary interests owned by NCI. After NCI acquires the property in 

the form of real estate, as of the same date, NCI plans to entrust and add the property to the properties of Retail B-1 Mallage Kashiwa 
that are already held by NCI in the form of trust beneficiary interests in real estate. 

B. Borrowing of Funds  
NCI decided on September 24, 2008 to borrow funds as follows to fund the repayment of funds in connection with the 
principal repayment of existing loans becoming due. For Term Loan R and Term Loan U, NCI completed the 
drawdown of borrowings on September 29, 2008. For Term Loan S and Term Loan T, NCI expects to complete the 
drawdown of borrowings on October 30, 2008. 

Term Loan R (term: 2 years) 
Lenders: Sumitomo Mitsui Banking Corporation 

Aozora Bank, Ltd. 
The Bank of Tokyo-Mitsubishi UFJ, Ltd. 

Loan amount: 14,500,000 thousand yen 
Interest rate: JBA 6-month yen TIBOR + 0.8% 
 The rate applicable for the period between September 29, 2008 and March 29, 2009 is 1.70583%.
Drawdown date: September 29, 2008 
Repayment date: September 29, 2010 
Collateral: Unsecured (Note) 
Guarantee: Non-guaranteed 

Term Loan U (term: 2 years) 
Lender: The Sumitomo Trust and Banking Co., Ltd. 
Loan amount: 3,000,000 thousand yen 
Interest rate: JBA 6-month yen TIBOR + 0.8% 
 The rate applicable for the period between September 29, 2008 and March 29, 2009 is 1.70583%.
Drawdown date: September 29, 2008 
Repayment date: September 29, 2010 
Collateral: Unsecured (Note) 
Guarantee: Non-guaranteed 

Term Loan S (term: 1 year and 6 months) 
Lender: Sumitomo Mitsui Banking Corporation 
Loan amount: 6,900,000 thousand yen 
Interest rate: JBA 1-month yen TIBOR + 0.7% 
 The rate applicable for the period between October 30, 2008 and November 27, 2008 is yet to be 

determined. 
Drawdown date: October 30, 2008 
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Repayment date: April 30, 2010 
Collateral: Unsecured (Note) 
Guarantee: Non-guaranteed 

Term Loan T (term: 2 years) 
Lender: Sumitomo Mitsui Banking Corporation 
Loan amount: 6,500,000 thousand yen 
Interest rate: JBA 6-month yen TIBOR + 0.8% 
 The rate applicable for the period between October 30, 2008 and April 29, 2009 is yet to be 

determined. 
Drawdown date: October 30, 2008 
Repayment date: October 29, 2010 
Collateral: Unsecured (Note) 
Guarantee: Non-guaranteed 

 
(Note) Following the revision to NCI’s issuer rating by Moody’s Investors Service, Inc. on October 1, 2008, all investments in real estate of 

NCI will be pledged as collateral for loans pursuant to the master agreement, dated September 25, 2006, entered into between NCI and 
the lenders, as outlined in “D. Provision of Collateral” below. 

C. Repayment of Loans  
NCI repaid existing loans (Term Loan B and Term Loan H), the principal repayment of which was due on September 
29, 2008, with the funds noted in “B. Borrowing of Funds” above. In addition, NCI is scheduled to repay Term Loan 
M, the principal repayment of which is due on October 30, 2008. 

Term Loan B 
Lenders: Sumitomo Mitsui Banking Corporation 

Aozora Bank, Ltd. 
The Sumitomo Trust and Banking Co., Ltd. 
The 77 Bank, Ltd. 
The Ibaraki Bank, Ltd. 
The Shinwa Bank, Ltd. 
The Nishi-Nippon City Bank, Ltd. 

Repayment amount: 17,000,000 thousand yen 
Repayment date: September 29, 2008 
Principal repayment method: Lump-sum repayment 

Term Loan H 
Lenders: The Bank of Tokyo-Mitsubishi UFJ, Ltd. 

The Chiba Bank, Ltd. 
Repayment amount: 1,000,000 thousand yen 
Repayment date: September 29, 2008 
Principal repayment method: Lump-sum repayment 

Term Loan M 
Lender: Sumitomo Mitsui Banking Corporation 
Repayment amount: 13,500,000 thousand yen (Note) 
Repayment date: October 30, 2008 
Principal repayment method: Lump-sum repayment 

(Note) NCI has partially repaid in the aggregate 1,500,000 thousand yen of the initial 15,000,000 thousand yen loan amount on December 28, 
2007 and July 30, 2008, prior to the principal repayment date. 

D. Provision of Collateral  
Following the revision to NCI’s issuer rating by Moody’s Investors Service, Inc. on October 1, 2008, all investments 
in real estate of NCI will be pledged as collateral for loans pursuant to the master agreement, dated September 25, 
2006, entered into between NCI and the lenders. 
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(1) Assets Pledged as Collateral 
Office A-1 Hitachi High-Tech Building Office A-28 Pacific Marks Aobadai 
Office A-2 Pacific Marks Shinjuku ParkSide Office A-29 Otsuka HT Building 
Office A-3 Pacific Marks Tsukiji Office A-30 Pacific Marks Shinjuku south-gate 
Office A-4 Pacific Marks Tsukishima Office B-1 Pacific Marks Nishi-Umeda 
Office A-5 Pacific Marks Nishi-Shinjuku  (formerly, Snow Crystal Building) (Note)
Office A-6 Pacific Marks Yokohama East Office B-2 Pacific Marks Higobashi 
Office A-7 Pacific Marks Shin-Urayasu Office B-3 Nagoya-Nishiki City Building 
Office A-8 Oomori City Building Office B-4 Pacific Marks Esaka 
Office A-9 Akasaka Hikawa Building Office C-1 Pacific Marks Sapporo Kita-ichijo 
Office A-10 Pacific Marks Shibuya-Koendoori Office C-2 Shin-Sapporo Center Building 
Office A-11 Pacific Marks Nihonbashi-Tomizawacho Retail A-1 Shinsaibashi OPA Honkan 
Office A-12 Pacific Marks Akasaka-mitsuke Retail A-2 Shinsaibashi OPA Kireikan 
Office A-13 Urban Square Yaesu Building Retail A-3 PACIFIQUE Tenjin 
Office A-15 Yokohama Aioicho Building Retail A-4 Albore Tenjin 
Office A-16 Pacific Marks Shin-Yokohama Retail A-5 Tenjin Yoshida Building 
Office A-20 Maruishi Shinbashi Building Retail A-6 Albore Jingumae 
Office A-22 Pacific Marks Shinkawa Retail A-7 Albore Sendai 
Office A-23 Pacific Marks Uchikanda Retail B-1 Mallage Kashiwa 
Office A-24 Pacific Marks Mejiro Retail B-2 Bellfa Uji 
Office A-25 Pacific Marks Kawasaki Retail C-1 Ito-Yokado Owariasahi 
Office A-26 Towa Hamamatsucho Building Retail C-2 Keiyo D2 Kariba I.C. 
Office A-27 Lila Hijirizaka   

(Note) The name of the portfolio asset was changed, effective September 1, 2008. Please refer to “(Additional Information) Change in the 
Name of Portfolio Asset” below for details. 

 
The book value of the specified assets listed above as of August 31, 2008 is as follows. 

(in thousands of yen) 
Account Book Value (Note) Account Book Value (Note)

Buildings 9,036,391 Building improvements held in trust 10,509,787
Building improvements 2,681,774 Structures held in trust 496,066
Structures 147,253 Machinery and equipment held in trust 489,113
Machinery and equipment 3,063 Furniture and fixtures held in trust 30,133
Furniture and fixtures 13,820 Land held in trust 165,164,729
Land 39,603,992 Leasehold rights 1,839,966
Buildings held in trust 31,885,781  
 Total 261,901,868

 (2) Corresponding Liabilities 
(in thousands of yen) 

Account Amount of Liabilities (Note)
Short-term loans –
Current portion of long-term loans 16,500,000
Long-term loans 76,000,000
Total 92,500,000

(Note) The amount arrived at after subtracting the loans listed in “C. Repayment of Loans” above from the balance of outstanding loans as of 
August 31, 2008 is shown. In addition, the loans listed in “B. Borrowing of Funds” above are expected to be added to the above amount 
of liabilities. 

 

(Additional Information) Change in the Name of Portfolio Asset 

Change to “Pacific Marks” Brand 
To enhance the competitiveness of its portfolio assets in the office rental market, NCI is introducing the “Pacific 
Marks” brand to the name of properties whose quality is higher in terms of size, location, facilities, etc. Having 
obtained the consent of existing tenants, NCI decided that, of the portfolio assets, it will change the name of the 
following property, which NCI deems is commensurate to the “Pacific Marks” brand, as part of its brand strategy. 
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Name of Portfolio Asset Property No. New Name Old Name Date of Change 

Office B-1 Pacific Marks Nishi-Umeda Snow Crystal Building September 1, 2008 

Ⅱ．Overview of NCI 

1. Overview of Capital 
First 

Fiscal Period 
Second 

Fiscal Period 
Third 

Fiscal Period 
Fourth 

Fiscal Period 
Fifth 

Fiscal Period Item 
(As of August 31, 

2006) 
(As of February 28, 

2007) 
(As of August 31, 

2007) 
(As of February 29, 

2008) 
(As of August 31, 

2008) 
Total number of investment units 
authorized (units) 2,000,000 2,000,000 2,000,000 2,000,000 2,000,000

Total number of investment units 
issued and outstanding (units) 200 257,400 257,400 257,400 257,400

Unitholders’ capital (yen) 100,000,000 116,753,060,000 116,753,060,000 116,753,060,000  116,753,060,000
Number of unitholders (person(s)) 1 11,369 9,692 8,864 9,682

2. Matters related to Investment Units 
Principal unitholders as of August 31, 2008 are as follows. 

Name 

No. of  
Investment Units 

Held 
(units) 

Percentage to Total 
Investment Units 

Issued and Outstanding
(%) (Note) 

NikkoCiti Trust and Banking Corporation (Investment Trust Account) 19,813 7.69 
Japan Trustee Services Bank, Ltd. (Trust Account) 16,427  6.38 
The Master Trust Bank of Japan, Ltd. (Investment Trust Account) 12,783 4.96
Pacific Holdings, Inc. 12,400  4.81 
Trust & Custody Services Bank, Ltd. (Securities Investment Trust Account) 9,492  3.68 
The Fuji Fire and Marine Insurance Co., Ltd. 8,272 3.21
State Street Bank and Trust Company 8,026 3.11
The Nomura Trust and Banking Co., Ltd. (Investment Trust Account) 8,007 3.11
UBS AG London Account IPB Segregated Client Account 6,147 2.38
UBS AG London Asia Equities 6,066  2.35 

Total 107,433 41.73 
(Note) The percentage (of the number of investment units held) to total investment units issued and outstanding is rounded down to the nearest 

two decimal places. 

3. Matters related to Directors 
The names of directors, etc. as of August 31, 2008 are as follows. 

Title Name Principal Concurrent Positions, etc. Held 

Total Compensation of 
Each Director, Etc. 

during the Fiscal Period
(in thousands of yen) 

Executive Director Tomohiro Makino – 2,800

Supervisory Director Masaharu Hino Partner, 
Masaharu Hino Law Office 

Supervisory Director Tsutomu Kuribayashi Partner, 
Kuribayashi Sogo Law Office 

Supervisory Director Junya Iwasaki Executive Director, 
Minoli Kaikei 

4,500

Accounting Auditor KPMG AZSA & Co. – 12,000
(Note 1) Tomohiro Makino was concurrently serving as the chief executive officer and president of Pacific Commercial Corporation, the asset 

manager of NCI, and as executive director of NCI; however, he stepped down from the position of chief executive officer and president 
of the asset manager on June 19, 2008 in conjunction with the expiration of his term of office as director of the asset manager. The 
supervisory directors may also be directors of corporations other than those listed above, but none of said corporations or those listed 
above are related to NCI. 

(Note 2) Neither the executive nor supervisory directors own investment units of NCI in their own name or the name of another. 
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4. Asset Manager, Custodian and General Administrators 
The following are the asset manager, custodian and general administrators as of August 31, 2008. 

Outsourced Responsibility Name 

Asset manager Pacific Commercial Corporation 

Custodian The Sumitomo Trust and Banking Co., Ltd. 

General administrator (accounting matters) Heiseikaikeisha Tax Co. 

General administrator (transfer agent) Mitsubishi UFJ Trust and Banking Corporation 

General administrator (administrative matters relating to NCI) Mitsubishi UFJ Trust and Banking Corporation 

General administrator 
(administrative matters relating to investment corporation bonds) Mizuho Corporate Bank, Ltd. 
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Ⅲ．Portfolio Assets of NCI  
The following summarizes NCI’s portfolio assets as of August 31, 2008. 

1. Composition of NCI Properties 

Area 
(Note 1) 

Use / Type 
(Note 1) 

Investment Target 
Geographic Region 

(Note 1) 

Property 
No. Property Name 

Total Amount Owned
(in thousands of yen) 

(Note 2) 

Ratio to 
Total 
Assets 

(Note 3) 
Office A-1 Hitachi High-Tech Building 19,067,143 6.5%
Office A-2 Pacific Marks Shinjuku ParkSide 15,636,045 5.3%
Office A-3 Pacific Marks Tsukiji 11,481,858 3.9%
Office A-4 Pacific Marks Tsukishima 8,176,695 2.8%
Office A-5 Pacific Marks Nishi-Shinjuku 8,045,687 2.7%
Office A-6 Pacific Marks Yokohama East 7,112,167 2.4%
Office A-7 Pacific Marks Shin-Urayasu 4,764,609 1.6%
Office A-8 Oomori City Building 3,897,528 1.3%
Office A-9 Akasaka Hikawa Building 3,513,067 1.2%
Office A-10 Pacific Marks Shibuya-Koendoori 3,158,143 1.1%
Office A-11 Pacific Marks Nihonbashi-Tomizawacho 2,642,035 0.9%
Office A-12 Pacific Marks Akasaka-mitsuke 2,476,053 0.8%
Office A-13 Urban Square Yaesu Building 2,243,004 0.8%
Office A-15 Yokohama Aioicho Building 1,732,389 0.6%
Office A-16 Pacific Marks Shin-Yokohama 1,673,740 0.6%
Office A-20 Maruishi Shinbashi Building 1,160,660 0.4%
Office A-22 Pacific Marks Shinkawa 3,605,696 1.2%
Office A-23 Pacific Marks Uchikanda 2,129,606 0.7%
Office A-24 Pacific Marks Mejiro 2,096,424 0.7%
Office A-25 Pacific Marks Kawasaki 15,731,241 5.3%
Office A-26 Towa Hamamatsucho Building 7,521,783 2.6%
Office A-27 Lila Hijirizaka 4,491,093 1.5%
Office A-28 Pacific Marks Aobadai 3,180,506 1.1%
Office A-29 Otsuka HT Building 2,085,574 0.7%

Urban Area of 
Tokyo 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Office A-30 Pacific Marks Shinjuku south-gate 5,339,685 1.8%
Office A Sub-Total 142,962,431 48.5%

Office B-1 Pacific Marks Nishi-Umeda (Note 4) 
(formerly, Snow Crystal Building) 8,873,041 3.0%

Office B-2 Pacific Marks Higobashi 5,820,121 2.0%
Office B-3 Nagoya-Nishiki City Building 5,343,969 1.8%

Urban Area of 
Osaka 

and 
Urban Area of 

Nagoya Office B-4 Pacific Marks Esaka 15,378,308 5.2%
Office B Sub-Total 35,415,439 12.0%

Office C-1 Pacific Marks Sapporo Kita-ichijo 2,265,683 0.8%Other  
Metropolitan Areas Office C-2 Shin-Sapporo Center Building 1,240,932 0.4%

Office 
Properties 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  
  

  

Office C Sub-Total 3,506,615 1.2%
Office Properties Sub-Total 181,884,485 61.8%

Kanto Large 
Metropolitan Area Retail A-6 Albore Jingumae 2,627,718 0.9%

Retail A-1 Shinsaibashi OPA Honkan 32,834,368 11.2%Kansai Large 
Metropolitan Area Retail A-2 Shinsaibashi OPA Kireikan 3,613,768 1.2%

Retail A-3 PACIFIQUE Tenjin 3,695,540 1.3%
Retail A-4 Albore Tenjin 1,455,058 0.5%
Retail A-5 Tenjin Yoshida Building 1,181,404 0.4%

Other Large 
Metropolitan Areas 

Retail A-7 Albore Sendai 3,213,994 1.1%

Retail 
Properties in 
Central Areas 

Retail A Sub-Total 48,621,850 16.5%

Central 
Area 

Central Area Sub-Total 230,506,335 78.3%
Kanto Large 

Metropolitan Area Retail B-1 Mallage Kashiwa 15,519,049 5.3%

Kansai Large 
Metropolitan Area Retail B-2 Bellfa Uji 3,212,094 1.1%

Suburban 
Multi-Tenant 

Retail 
Properties 

Retail B Sub-Total 18,731,143 6.4%
Kanto Large 

Metropolitan Area Retail C-2 Keiyo D2 Kariba I.C. 4,548,629 1.5%Suburban 
Single-Tenant 

Retail 
Properties 

Chukyo Large 
Metropolitan Area Retail C-1 Ito-Yokado Owariasahi 8,115,761 2.8%

 Retail C Sub-Total 12,664,390 4.3%
Retail Properties Sub-Total 80,017,383 27.2%

Suburban 
Area 

Suburban Area Sub-Total 31,395,533 10.7%
Deposits and Other Assets 32,570,241 11.1%

Total Portfolio 294,472,109 100.0%
(Note 1) Classified according to the investment policy of NCI. 
(Note 2) “Total Amount Owned” indicates the amount recorded on the balance sheets as at August 31, 2008 (the book value after depreciation in 

the case of real estate). 
(Note 3) “Ratio to Total Assets” indicates the ratio of the total amount owned of the applicable asset to the total amount of assets (rounded to one 
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decimal place). 
(Note 4) The name of the portfolio asset was changed, effective September 1, 2008. Please refer to “I. Overview of Asset Management; 6. 

Material Events Occurred Subsequent to the Settlement of Accounts; (Additional Information) Change in the Name of Portfolio Asset” for 
details. 

2. Principal Assets Owned 
The following summarizes the principal assets owned by NCI (the ten properties with the highest book value at the 
end of the fiscal period) as of August 31, 2008. 

Property No. Property Name 

Book Value
(in thousands 

of yen) 
(Note 1) 

Leasable 
Floor Space

(m2) 
(Note 2) 

Leased 
Floor Space

(m2) 
(Note 3) 

Occupancy 
Rate at  

End of the  
Fiscal Period 

(Note 4) 

Ratio to 
Gross 

Revenues 
from 

Property 
Leasing 
(Note 5) 

Primary Use 

Retail A-1 Shinsaibashi OPA Honkan 32,834,368 27,025.42 27,025.42 100.0% 7.8% Retail property
Office A-1 Hitachi High-Tech Building 19,067,143 15,781.64 15,781.64 100.0% 5.5% Office property
Office A-25 Pacific Marks Kawasaki 15,731,241 7,378.56 7,058.83 95.7% 4.3% Office property

Office A-2 Pacific Marks Shinjuku 
ParkSide 15,636,045 11,575.22 11,575.22 100.0% 6.0% Office property

Retail B-1 Mallage Kashiwa 15,519,049 34,409.84 33,349.22 96.9% 8.6% Retail property
Office B-4 Pacific Marks Esaka 15,378,308 20,075.18 18,535.82 92.3% 6.4% Office property
Office A-3 Pacific Marks Tsukiji 11,481,858 5,971.45 5,971.45 100.0% 3.6% Office property

Office B-1 
Pacific Marks Nishi-Umeda 
(formerly, Snow Crystal 
Building) (Note 6) 

8,873,041 11,035.08 10,956.10 99.3% 4.6% Office property

Office A-4 Pacific Marks Tsukishima 8,176,695 9,336.27 9,336.27 100.0% 3.7% Office property
Retail C-1 Ito-Yokado Owariasahi 8,115,761 54,606.34 54,606.34 100.0% 2.9% Retail property

  Total 150,813,509 197,195.00 194,196.31 98.5% 53.4%   
(Note 1) Each amount under “Book Value” is rounded to the nearest thousand yen.  
(Note 2) “Leasable Floor Space” indicates the floor space of the portion acquired by NCI within each real estate held in trust or real estate held 

directly by NCI that may be leased. 
(Note 3) “Leased Floor Space” indicates the portion of the leasable floor space for which a lease agreement has been concluded with an end-

tenant. As a general rule, the floor space that is leased is indicated to be the floor space set forth in the applicable lease agreement. For 
real estate held in trust, this refers to the lease agreement between the trustee or master lessee and the end-tenant. For real estate held 
directly by NCI, this refers to the lease agreement between NCI or master lessee and the end-tenant. However, in the case of lease 
agreements that were entered into in tsubo values upon signing, the leased floor space indicated is the value arrived at after the relevant 
tsubo value for the floor space set forth in the applicable lease agreement is divided by 0.3025 and then rounded to two decimal places. 

(Note 4) “Occupancy Rate at End of the Fiscal Period” indicates the value arrived at when the result of dividing the leased floor space by the 
leasable floor space is expressed as a percentage and rounded to one decimal place. 

(Note 5) “Ratio to Gross Revenues from Property Leasing” indicates the ratio of the revenues from property leasing of the applicable asset to the 
gross amount of revenues from property leasing (rounded to one decimal place). 

(Note 6) The name of the portfolio asset was changed, effective September 1, 2008. Please refer to “I. Overview of Asset Management; 6. 
Material Events Occurred Subsequent to the Settlement of Accounts; (Additional Information) Change in the Name of Portfolio Asset” for 
details. 

3. Itemization of Real Estate and Other Assets 
As of August 31, 2008, the itemization of assets owned by NCI is as follows. 
 

Property No. Property Name Location Form of Ownership

Appraisal 
Price at End 
of the Fiscal 

Period 
(in thousands of yen)

(Note 1) 

Office A-1 Hitachi High-Tech Building 1-24-14 Nishi-Shinbashi, Minato-ku, Tokyo Trust beneficiary 
interests in real estate 19,100,000 

Office A-2 Pacific Marks Shinjuku ParkSide 4-15-7 Nishi-Shinjuku, Shinjuku-ku, Tokyo Trust beneficiary 
interests in real estate 18,200,000

Office A-3 Pacific Marks Tsukiji 3-3-8 Irifune, Chuo-ku, Tokyo Trust beneficiary 
interests in real estate 11,700,000 

Office A-4 Pacific Marks Tsukishima 1-15-7 Tsukishima, Chuo-ku, Tokyo Real estate 9,950,000 

Office A-5 Pacific Marks Nishi-Shinjuku 3-2-7 Nishi-Shinjuku, Shinjuku-ku, Tokyo Trust beneficiary 
interests in real estate 10,400,000 

Office A-6 Pacific Marks Yokohama East 3-4 Sakae-cho, Kanagawa-ku, Yokohama-shi, 
Kanagawa

Trust beneficiary 
interests in real estate 9,360,000 

Office A-7 Pacific Marks Shin-Urayasu 1-9-2 Mihama, Urayasu-shi, Chiba Trust beneficiary 
interests in real estate 5,980,000 

Office A-8 Oomori City Building 1-1-10 Ohmori-Kita, Ota-ku, Tokyo Trust beneficiary 
interests in real estate 4,820,000 
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Property No. Property Name Location Form of Ownership

Appraisal 
Price at End 
of the Fiscal 

Period 
(in thousands of yen)

(Note 1) 

Office A-9 Akasaka Hikawa Building 6-18-3 Akasaka, Minato-ku, Tokyo Trust beneficiary 
interests in real estate 3,690,000 

Office A-10 Pacific Marks Shibuya-Koendoori 1-6-3 Jinnan, Shibuya-ku, Tokyo Trust beneficiary 
interests in real estate 3,170,000 

Office A-11 Pacific Marks Nihonbashi-Tomizawacho 10-18 Tomizawa-cho, Nihonbashi, Chuo-ku, 
Tokyo

Trust beneficiary 
interests in real estate 2,680,000 

Office A-12 Pacific Marks Akasaka-mitsuke 3-20-6 Akasaka, Minato-ku, Tokyo Real estate 2,860,000 

Office A-13 Urban Square Yaesu Building 2-4-13 Yaesu, Chuo-ku, Tokyo Real estate 3,280,000 

Office A-15 Yokohama Aioicho Building 6-104-2 Aioi-cho, Naka-ku, Yokohama-shi, 
Kanagawa

Trust beneficiary 
interests in real estate 1,710,000 

Office A-16 Pacific Marks Shin-Yokohama 3-18-20 Shin-Yokohama, Kohoku-ku, 
Yokohama-shi, Kanagawa

Trust beneficiary 
interests in real estate 2,380,000 

Office A-20 Maruishi Shinbashi Building 5-7-12 Shinbashi, Minato-ku, Tokyo Trust beneficiary 
interests in real estate 1,330,000 

Office A-22 Pacific Marks Shinkawa 1-5-17 Shinkawa, Chuo-ku, Tokyo Trust beneficiary 
interests in real estate 3,970,000 

Office A-23 Pacific Marks Uchikanda 2-12-6 Uchikanda, Chiyoda-ku, Tokyo Trust beneficiary 
interests in real estate 2,600,000 

Office A-24 Pacific Marks Mejiro 3-14-3 Mejiro, Toshima-ku, Tokyo Trust beneficiary 
interests in real estate 2,300,000 

Office A-25 Pacific Marks Kawasaki 11-1 Ekimae-Honcho, Kawasaki-ku,  
Kawasaki-shi, Kanagawa Real estate 14,100,000 

Office A-26 Towa Hamamatsucho Building 2-6-2 Hamamatsu-cho, Minato-ku, Tokyo Trust beneficiary 
interests in real estate 7,410,000

Office A-27 Lila Hijirizaka 3-4-10 Mita, Minato-ku, Tokyo Real estate 4,350,000

Office A-28 Pacific Marks Aobadai 3-10-1 Aobadai, Meguro-ku, Tokyo Trust beneficiary 
interests in real estate 2,930,000

Office A-29 Otsuka HT Building 3-43-1 Minami-Otsuka, Toshima-ku, Tokyo Real estate 2,030,000

Office A-30 Pacific Marks Shinjuku south-gate 4-2-16 Shinjuku, Shinjuku-ku, Tokyo Real estate 4,860,000

Pacific Marks Nishi-Umeda 
Office B-1 

(formerly, Snow Crystal Building) (Note 2) 
2-6-13 Umeda, Kita-ku, Osaka-shi, Osaka Trust beneficiary 

interests in real estate 11,500,000 

Office B-2 Pacific Marks Higobashi 1-10-8 Edobori, Nishi-ku, Osaka-shi, Osaka Trust beneficiary 
interests in real estate 6,150,000 

Office B-3 Nagoya-Nishiki City Building 1-6-5 Nishiki, Naka-ku, Nagoya-shi, Aichi Trust beneficiary 
interests in real estate 5,240,000 

Office B-4 Pacific Marks Esaka 9-1 Toyotsu-cho, Suita-shi, Osaka Trust beneficiary 
interests in real estate 15,200,000

Office C-1 Pacific Marks Sapporo Kita-ichijo 7-4-4 Kita Ichi-jo Nishi, Chuo-ku, Sapporo-shi, 
Hokkaido

Trust beneficiary 
interests in real estate 2,450,000

Office C-2 Shin-Sapporo Center Building 6-2-15 Atsubetsu Chuo Ichi-jo, Atsubetsu-ku, 
Sapporo-shi, Hokkaido

Trust beneficiary 
interests in real estate 1,280,000

Retail A-1 Shinsaibashi OPA Honkan 1-4-3 Nishi-Shinsaibashi, Chuo-ku, Osaka-shi, 
Osaka

Trust beneficiary 
interests in real estate 32,100,000

Retail A-2 Shinsaibashi OPA Kireikan 1-9-2 Nishi-Shinsaibashi, Chuo-ku, Osaka-shi, 
Osaka

Trust beneficiary 
interests in real estate 3,560,000

Retail A-3 PACIFIQUE Tenjin 2-4-11 Tenjin, Chuo-ku, Fukuoka-shi, Fukuoka Trust beneficiary 
interests in real estate 4,140,000

Retail A-4 Albore Tenjin 2-6-24 Tenjin, Chuo-ku, Fukuoka-shi, Fukuoka Real estate 1,390,000

Retail A-5 Tenjin Yoshida Building 2-1-53 Daimyo, Chuo-ku, Fukuoka-shi, 
Fukuoka

Trust beneficiary 
interests in real estate 1,190,000

Retail A-6 Albore Jingumae 5-27-7 Jingumae, Shibuya-ku, Tokyo Trust beneficiary 
interests in real estate 2,460,000

Retail A-7 Albore Sendai 2-4-5 Chuo, Aoba-ku, Sendai-shi, Miyagi Trust beneficiary 
interests in real estate 3,120,000

Retail B-1 Mallage Kashiwa 2-3-1 Oyamadai, Kashiwa-shi, Chiba Trust beneficiary 
interests in real estate 12,400,000

Retail B-2 Bellfa Uji 48 Shimizu, Makishima-cho, Uji-shi, Kyoto Real estate 2,830,000

Retail C-1 Ito-Yokado Owariasahi 116-4 Ishihara, Minami-Harayama-cho, 
Owariasahi-shi, Aichi Real estate 7,560,000

Retail C-2 Keiyo D2 Kariba I.C. 164-1 and 164-30 Kariba-cho, Hodogaya-ku, 
Yokohama-shi, Kanagawa

Trust beneficiary 
interests in real estate 4,410,000

Total 272,140,000

(Note 1) Each amount is rounded down to the nearest thousand yen. Accordingly, the entered amounts do not necessarily add up to the total 
value. 
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(Note 2) The name of the portfolio asset was changed, effective September 1, 2008. Please refer to “I. Overview of Asset Management; 6. 
Material Events Occurred Subsequent to the Settlement of Accounts; (Additional Information) Change in the Name of Portfolio Asset” for 
details. 

 
Fourth Fiscal Period  

(September 1, 2007 – February 29, 2008) 
Fifth Fiscal Period  

(March 1, 2008 – August 31, 2008) 

Property No. Property Name 
Total No. of 
Tenants at 
End of the 

Fiscal Period
(Note 1) 

Occupancy 
Rate at 

End of the 
Fiscal Period

Revenues 
from 

Property 
Leasing 

during the 
Fiscal Period
(in thousands 

of yen) 
(Note 2) 

Ratio to 
Gross 

Revenues 
from 

Property 
Leasing 
(Note 3) 

Total No. of 
Tenants at 
End of the 

Fiscal Period 
(Note 1) 

Occupancy 
Rate at  

End of the 
Fiscal Period 

Revenues 
from 

Property 
Leasing 

during the 
Fiscal Period
(in thousands 

of yen) 
(Note 2) 

Ratio to 
Gross 

Revenues 
from 

Property 
Leasing 
(Note 3) 

Office A-1 Hitachi High-Tech Building – (2) 100.0% 424,522 5.2% – (2) 100.0% 469,679 5.5%

Office A-2 Pacific Marks Shinjuku ParkSide 1 (11) 100.0% 506,705 6.2% 1 (12) 100.0% 507,868 6.0%

Office A-3 Pacific Marks Tsukiji 1 (1) 100.0% 291,537 3.6% 1 (1) 100.0% 302,123 3.6%

Office A-4 Pacific Marks Tsukishima – (5) 100.0% 315,494 3.8% – (5) 100.0% 311,444 3.7%

Office A-5 Pacific Marks Nishi-Shinjuku 1 (19) 100.0% 288,310 3.5% 1 (18) 93.9% 290,096 3.4%

Office A-6 Pacific Marks Yokohama East 1 (11) 93.5% 319,807 3.9% 1 (13) 100.0% 322,970 3.8%

Office A-7 Pacific Marks Shin-Urayasu 1 (8) 100.0% 253,453 3.1% 1 (7) 100.0% 257,275 3.0%

Office A-8 Oomori City Building 1 (8) 100.0% 174,433 2.1% 1 (8) 100.0% 174,323 2.1%

Office A-9 Akasaka Hikawa Building 1 (1) 100.0% 117,544 1.4% 1 (1) 100.0% 117,929 1.4%

Office A-10 Pacific Marks Shibuya-Koendoori 1 (1) 100.0% 84,000 1.0% 1 (1) 100.0% 84,420 1.0%

Office A-11 Pacific Marks Nihonbashi-
Tomizawacho 1 (7) 100.0% 84,129 1.0% 1 (7) 84.7% 88,837 1.0%

Office A-12 Pacific Marks Akasaka-mitsuke – (7) 100.0% 77,763 0.9% – (6) 91.4% 76,513 0.9%

Office A-13 Urban Square Yaesu Building – (9) 100.0% 88,891 1.1% – (10) 100.0% 93,407 1.1%

Office A-14 Pacific City Hamamatsucho (Note 6) 1 (8) 83.8% 78,906 1.0% – – 1,616 0.0%

Office A-15 Yokohama Aioicho Building 1 (13) 80.9% 70,322 0.9% 1 (14) 96.1% 76,197 0.9%

Office A-16 Pacific Marks Shin-Yokohama 1 (10) 100.0% 88,085 1.1% 1 (10) 100.0% 88,408 1.0%

Office A-17 Pearl Iidabashi Building (Note 5) – – 34,777 0.4% – – – – 

Office A-18 Gotanda Metallion Building (Note 6) 1 (10) 100.0% 68,442 0.8% – – 3,285 0.0%

Office A-19 Iwamotocho 163 Building (Note 5) – – 25,317 0.3% – – – – 

Office A-20 Maruishi Shinbashi Building 1 (6) 100.0% 40,766 0.5% 1 (6) 100.0% 44,422 0.5%

Office A-21 TS Hodogaya Building (Note 5) – – 20,633 0.3% – – – – 

Office A-22 Pacific Marks Shinkawa 1 (9) 100.0% 140,096 1.7% 1 (9) 100.0% 141,369 1.7%

Office A-23 Pacific Marks Uchikanda 1 (9) 100.0% 81,484 1.0% 1 (9) 100.0% 82,842 1.0%

Office A-24 Pacific Marks Mejiro 1 (3) 100.0% 74,117 0.9% 1 (3) 100.0% 73,646 0.9%

Office A-25 Pacific Marks Kawasaki – (39) 100.0% 353,444 4.3% – (37) 95.7% 361,687 4.3%

Office A-26 Towa Hamamatsucho Building 1 (15) 100.0% 123,951 1.5% 1 (16) 100.0% 213,270 2.5%

Office A-27 Lila Hijirizaka – (13) 92.6% 90,292 1.1% – (15) 100.0% 145,133 1.7%

Office A-28 Pacific Marks Aobadai 1 (5) 100.0% 42,927 0.5% 1 (5) 100.0% 82,222 1.0%

Office A-29 Otsuka HT Building – (6) 100.0% 28,996 0.4% – (6) 100.0% 62,594 0.7%

Office A-30 Pacific Marks Shinjuku south-gate – – – – – (9) 76.8% 73,947 0.9%
Pacific Marks Nishi-Umeda 

Office B-1 (formerly, Snow Crystal Building) 
(Note 4) 

1 (30) 100.0% 389,615 4.7% 1 (28) 99.3% 390,171 4.6%

Office B-2 Pacific Marks Higobashi 1 (15) 89.9% 165,849 2.0% 1 (17) 92.1% 193,022 2.3%

Office B-3 Nagoya-Nishiki City Building 1 (13) 100.0% 166,757 2.0% 1 (13) 100.0% 173,145 2.0%

Office B-4 Pacific Marks Esaka 1 (28) 92.9% 545,980 6.7% 1 (28) 92.3% 542,995 6.4%

Office C-1 Pacific Marks Sapporo Kita-ichijo 1 (11) 81.8% 101,147 1.2% 1 (11) 96.7% 98,432 1.2%
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Fourth Fiscal Period  
(September 1, 2007 – February 29, 2008) 

Fifth Fiscal Period  
(March 1, 2008 – August 31, 2008) 

Property No. Property Name 
Total No. of 
Tenants at 
End of the 

Fiscal Period
(Note 1) 

Occupancy 
Rate at 

End of the 
Fiscal Period

Revenues 
from 

Property 
Leasing 

during the 
Fiscal Period
(in thousands 

of yen) 
(Note 2) 

Ratio to 
Gross 

Revenues 
from 

Property 
Leasing 
(Note 3) 

Total No. of 
Tenants at 
End of the 

Fiscal Period 
(Note 1) 

Occupancy 
Rate at  

End of the 
Fiscal Period 

Revenues 
from 

Property 
Leasing 

during the 
Fiscal Period
(in thousands 

of yen) 
(Note 2) 

Ratio to 
Gross 

Revenues 
from 

Property 
Leasing 
(Note 3) 

Office C-2 Shin-Sapporo Center Building 1 (18) 100.0% 69,734 0.8% 1 (18) 100.0% 68,825 0.8%

Retail A-1 Shinsaibashi OPA Honkan 1 (1) 100.0% 663,299 8.1% 1 (1) 100.0% 663,303 7.8%

Retail A-2 Shinsaibashi OPA Kireikan 1 (1) 100.0% 87,768 1.1% 1 (1) 100.0% 87,768 1.0%

Retail A-3 PACIFIQUE Tenjin 1 (11) 73.4% 154,465 1.9% 1 (11) 70.2% 115,538 1.4%

Retail A-4 Albore Tenjin – (6) 100.0% 42,757 0.5% – (6) 100.0% 42,423 0.5%

Retail A-5 Tenjin Yoshida Building 1 (6) 85.7% 30,543 0.4% 1 (6) 85.7% 38,623 0.5%

Retail A-6 Albore Jingumae – (1) 100.0% 53,221 0.6% – (1) 100.0% 53,221 0.6%

Retail A-7 Albore Sendai 1 (5) 100.0% 59,201 0.7% 1 (5) 100.0% 121,570 1.4%

Retail B-1 Mallage Kashiwa 1 (86) 97.9% 732,557 8.9% 1 (68) 96.9% 728,989 8.6%

Retail B-2 Bellfa Uji 1 (31) 94.8% 231,378 2.8% 1 (31) 94.7% 234,199 2.8%

Retail C-1 Ito-Yokado Owariasahi – (1) 100.0% 254,956 3.1% – (1) 100.0% 244,903 2.9%

Retail C-2 Keiyo D2 Kariba I.C. 1 (1) 100.0% 66,733 0.8% 1 (1) 100.0% 132,000 1.6%

Total (501) 97.8% 8,205,103 100.0% (477) 97.9% 8,476,649 100.0%
(Note 1) “Total No. of Tenants at End of the Fiscal Period” indicates “1” if there is a master lease agreement and “–” if there is no master lease 

agreement. The number of end-tenants for the applicable property is shown in parentheses. The entry is 1 tenant when 1 tenant leases 
multiple rental units. 

(Note 2) “Revenues from Property Leasing during the Fiscal Period” indicates the revenues from property leasing of the applicable real estate, 
etc. for the relevant fiscal period (rounded to the nearest thousand yen). 

(Note 3) “Ratio to Gross Revenues from Property Leasing” is the ratio of revenues from property leasing of the applicable property to the 
revenues from property leasing of the entire portfolio (rounded to one decimal place). 

(Note 4) The name of the portfolio asset was changed, effective September 1, 2008. Please refer to “I. Overview of Asset Management; 6. 
Material Events Occurred Subsequent to the Settlement of Accounts; (Additional Information) Change in the Name of Portfolio Asset” for 
details. 

(Note 5) These properties were sold as of November 27, 2007. 
(Note 6) These properties were sold as of March 3, 2008. 

4. Table of Contract Amount, etc. and Status of Market Prices of Specified Transactions 
As of August 31, 2008, the contract amount, etc. and the status of market prices of NCI’s specified transactions are as 
follows. 

 
Table of Contract Amount, etc. and Status of Market Prices of Specified and Foreign Exchange Contract Transactions 

Contract Amount, etc. 
(in thousands of yen) 

(Note 1) 
Account Type 

  Of which, exceeds 1 year 

Market Price
(in thousands 

of yen) 
(Note 2) 

Transaction other than market transaction Interest rate cap transaction 30,000,000 30,000,000 7,369
Transaction other than market transaction Interest rate cap transaction 8,000,000 8,000,000 2,727
Transaction other than market transaction Interest rate cap transaction 11,500,000 – –
Transaction other than market transaction Interest rate cap transaction 5,500,000 – –
Transaction other than market transaction Interest rate cap transaction 1,500,000 1,500,000 342
Transaction other than market transaction Interest rate cap transaction 2,000,000 2,000,000 682
Transaction other than market transaction Interest rate cap transaction 2,200,000 2,200,000 389
Transaction other than market transaction Interest rate swap transaction 5,000,000 5,000,000 −111,554
Transaction other than market transaction Interest rate swap transaction 7,000,000 7,000,000 −47,410
Transaction other than market transaction Interest rate swap transaction 6,000,000 6,000,000 −37,096
Transaction other than market transaction Interest rate cap transaction 2,000,000 2,000,000 4,234
Transaction other than market transaction Interest rate cap transaction 3,300,000 3,300,000 12,476

Total 84,000,000 67,000,000 −167,841
(Note 1) The contract amount, etc. shown is based on notional principal, etc. 
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(Note 2) Valued by the counterparty to the concerned transaction agreement at an amount calculated based on the going rate of interest, etc. 

5. Other Assets 

Ⅳ．Capital Expenditures for Owned Real Estate 

1. Scheduled Capital Expenditures 
The principal capital expenditures associated with repairs, construction, and related matters that are expected to arise 
with respect to owned real estate, etc. as of August 31, 2008 are as follows. 
 
The expected construction amount provided below includes the portion accounted for in accounting costs. 

Expected Construction Amount
(in thousands of yen) 

Property 
No. Name of Real Estate (Location) Purpose 

Scheduled 
Implementation 

Period Total 
Amount 

Amount 
Paid 

during
the 

Fiscal 
Period

Amount 
Already 

Paid 

Office 
A-2 

Pacific Marks Shinjuku ParkSide 
(Shinjuku ward, Tokyo) 

Re-sealing of exterior walls 
on west, south and north sides

October 2008 
– 

November 2008
30,000  – –

Office 
A-4 

Pacific Marks Tsukishima 
(Chuo ward, Tokyo) 

Renewal of common-use 
portion on 5F 

September 2008
– 

September 2008
20,000 – –

Office 
A-4 

Pacific Marks Tsukishima 
(Chuo ward, Tokyo) 

Replacement of residential 
intercom system 

November 2008
– 

December 2008
19,500 – –

Office 
A-5 

Pacific Marks Nishi-Shinjuku 
(Shinjuku ward, Tokyo) Renovation of rooftop garden

November 2008
– 

November 2008
15,000 – –

Office 
A-30 

Pacific Marks Shinjuku south-gate 
(Shinjuku ward, Tokyo) 

Replacement of  
air-conditioning systems 

November 2008
– 

December 2008
14,000  – –

2. Capital Expenditures during the Fiscal Period 
The following are construction amounts that are considered to be capital expenditures paid by NCI during the fifth 
fiscal period. 

Property 
No. 

Property Name 
(Location) Purpose Implementation 

Period 

Construction Amount 
Paid 

(in thousands of yen) 

Office 
A-1 

Hitachi High-Tech Building 
(Minato ward, Tokyo) Replacement of air-conditioning systems 

March 2008 
– 

March 2008 
83,783

Office 
A-5 

Pacific Marks Nishi-Shinjuku 
(Shinjuku ward, Tokyo) Replacement of central monitoring system

May 2008 
– 

August 2008 
97,372

Office 
A-6 

Pacific Marks Yokohama East 
(Yokohama city, Kanagawa) 

Construction on exterior walls of  
multi-level parking lot 

July 2008 
– 

August 2008 
22,440

Office 
A-7 

Pacific Marks Shin-Urayasu 
(Urayasu city, Chiba) Replacement of central monitoring system

March 2008 
– 

March 2008 
28,560

Office 
A-13 

Urban Square Yaesu Building 
(Chuo ward, Tokyo) Replacement of air-conditioning systems 

August 2008 
– 

August 2008 
28,915

Office 
B-4 

Pacific Marks Esaka 
(Suita city, Osaka) Renovation of exterior walls 

April 2008 
– 

August 2008 
126,809

Total Face 
Value Book Value Accrued 

Interest Valuation 
Type Issue (in thousands 

of yen) 
(in thousands 

of yen) 
(in thousands 

of yen) 

Accrued 
Interest 
Prepaid (in thousands 

of yen) 

Unrealized 
Gain / Loss Remarks 

Japanese 
Government 

Bonds 

Treasury 
Bills 

(No. 435) 
10,000 9,958 – – 9,962 – 

Deposited 
as operating 
guarantees.

Negotiable 
Deposits – 5,000,000 5,000,000 7,913 – 5,000,000 –  

Total – 5,010,000 5,009,958 7,913 – 5,009,962 –  



 

 - 19 -

Property 
No. 

Property Name 
(Location) Purpose Implementation 

Period 

Construction Amount 
Paid 

(in thousands of yen) 

Other capital expenditures 412,306
Total 800,185

3. Reserves for Long-term Repair Plans 
(in thousands of yen) 

First Fiscal Period Second Fiscal Period Third Fiscal Period Fourth Fiscal Period Fifth Fiscal Period

Calendar Period February 22, 2006 
– 

August 31, 2006 

September 1, 2006
– 

February 28, 2007

March 1, 2007 
– 

August 31, 2007

September 1, 2007 
– 

February 29, 2008 

March 1, 2008 
– 

August 31, 2008
Balance of reserves at end 
of the previous fiscal period –  – 105,962 301,489  349,436

Reserves in the  
fiscal period under review –   105,962 292,986 281,895  208,055

Reversal of reserves in the 
fiscal period under review –  – 97,459 233,948  220,858

Amount carried forward to 
the next fiscal period –  105,962 301,489 349,436  336,633

Ⅴ．Expenses and Liabilities 

1. Itemization of Expenses for Management, etc. 
(in thousands of yen) 

Fourth Fiscal Period Fifth Fiscal Period 

Item September 1, 2007 
– 

February 29, 2008 

March 1, 2008 
– 

August 31, 2008 

(a) Asset management fee (Note 1) 511,947 638,410
(b) Custodian fee 14,319 14,683
(c) General administration fee 35,048 29,191
(d) Directors’ compensation 4,560 7,300
(e) Compensation paid (Note 2) 23,740 43,630
(f) Accounting auditors’ compensation 12,000 12,000
(g) Other expenses (expenses related to NCI’s operations) 76,170 64,023

Total 677,784 809,237
(Note 1) In addition to the above, there was an asset management fee for the acquisition of properties of 207,060 thousand yen in the fourth 

fiscal period and 53,422 thousand yen in the fifth fiscal period, which amounts were individually incorporated in the acquisition cost of 
real estate,etc., and there was an asset management fee that was deducted from the gain on disposal of real estate, etc. of 23,750 
thousand yen in the fourth fiscal period and 22,750 thousand yen in the fifth fiscal period. 

(Note 2) In addition to the above, there was an attorney’s fee for the acquisition of properties of 12,071 thousand yen in the fourth fiscal period 
and 3,706 thousand yen in the fifth fiscal period, which amounts were individually incorporated in the acquisition cost of real estate, 
etc., and there was an attorney’s fee that was deducted from the gain on disposal of real estate, etc. of 766 thousand yen in the fourth 
fiscal period and 2,451 thousand yen in the fifth fiscal period. 

2. Borrowings 
The following summarizes the status of borrowings as of August 31, 2008. 
 

 Account  
 

Name 
of 

Loan 
Lender(s) 

Drawdown 
Date 

Balance at 
End of Fourth 
Fiscal Period
(in thousands 

of yen) 

Balance at 
End of Fifth 
Fiscal Period
(in thousands 

of yen) 

Average 
Interest 

Rate
(Note 1)

Repayment 
Date 

Repayment 
Method Use Remarks

(Note 7)

The Bank of Tokyo-Mitsubishi UFJ, Ltd. 500,000 500,000Term 
Loan 

H The Chiba Bank, Ltd. 
Sept. 27, 

2007 500,000 500,000
1.16%

Sept. 29, 
2008 

(Note 6) 
(Note 2) (Note 3) (Note 4)

Oct. 30, 
2007 

Sh
or

t-t
er

m
 lo

an
s 

Term 
Loan 

M 
Sumitomo Mitsui Banking Corporation Nov. 28, 

2007 

14,000,000 13,500,000 1.09% Oct. 30, 
2008 (Note 2) (Note 3) (Note 4)
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 Account  
 

Name 
of 

Loan 
Lender(s) 

Drawdown 
Date 

Balance at 
End of Fourth 
Fiscal Period
(in thousands 

of yen) 

Balance at 
End of Fifth 
Fiscal Period
(in thousands 

of yen) 

Average 
Interest 

Rate
(Note 1)

Repayment 
Date 

Repayment 
Method Use Remarks

(Note 7)

Term 
Loan 

P 
(Note 5) 

The Sumitomo Trust and Banking Co., Ltd. March 3, 
2008 – – 1.13% Sept. 29, 

2008 (Note 2) (Note 3) (Note 4)

Sub-total 15,000,000 14,500,000  
Sumitomo Mitsui Banking Corporation 9,000,000 9,000,000
The Sumitomo Trust and Banking Co., Ltd. 3,000,000 3,000,000
Aozora Bank, Ltd. 1,000,000 1,000,000
The 77 Bank, Ltd. 1,000,000 1,000,000
The Ibaraki Bank, Ltd. 1,000,000 1,000,000
The Shinwa Bank, Ltd. 1,000,000 1,000,000

Term 
Loan 

B 

The Nishi-Nippon City Bank, Ltd. 

Sept. 27, 
2006 

1,000,000 1,000,000

1.21%
Sept. 29, 

2008 
(Note 6) 

(Note 2) (Note 3) (Note 4)

The Bank of Tokyo-Mitsubishi UFJ, Ltd. 4,000,000 4,000,000
Mizuho Corporate Bank, Ltd. 4,000,000 4,000,000
Mitsubishi UFJ Trust and Banking Corporation 4,000,000 4,000,000
The Shinkumi Federation Bank 2,000,000 2,000,000
Aozora Bank, Ltd. 1,500,000 1,500,000

Term 
Loan 

I 

Shinsei Bank, Limited 

Sept. 27, 
2007 

1,000,000 1,000,000

1.18% March 27, 
2009 (Note 2) (Note 3) (Note 4)

C
ur

re
nt

 p
or

tio
n 

of
  

lo
ng

-te
rm

 lo
an

s 

Sub-total 33,500,000 33,500,000  

 Short-term loans sub-total 48,500,000 48,000,000  
The Norinchukin Bank 10,000,000 10,000,000
Sumitomo Mitsui Banking Corporation 9,000,000 9,000,000
Shinsei Bank, Limited 5,000,000 5,000,000
Aozora Bank, Ltd. 4,000,000 4,000,000
The Sumitomo Trust and Banking Co., Ltd. 4,000,000 4,000,000
Resona Bank, Limited 3,000,000 3,000,000
Mizuho Corporate Bank, Ltd. 2,000,000 2,000,000

Term 
Loan 

C 

Mitsui Sumitomo Insurance Company, Limited 

Sept. 27, 
2006 

1,000,000 1,000,000

1.26% Sept. 27, 
2009 (Note 2) (Note 3) (Note 4)

Term 
Loan 

D 

The Chuo Mitsui Trust and Banking 
Company, Limited 

Nov. 29, 
2006 3,500,000 3,500,000 1.26% Sept. 27, 

2009 (Note 2) (Note 3) (Note 4)

Term 
Loan 

E 

The Chuo Mitsui Trust and Banking 
Company, Limited 

Dec. 22, 
2006 2,200,000 2,200,000 1.26% Sept. 27, 

2009 (Note 2) (Note 3) (Note 4)

Sumitomo Mitsui Banking Corporation 1,500,000 1,500,000
Sompo Japan Insurance Inc. 1,000,000 1,000,000
The Sumitomo Trust and Banking Co., Ltd. 1,000,000 1,000,000
The Mie Bank, Ltd. 1,000,000 1,000,000

Term 
Loan F 

(Tranche 
A) 

The Hiroshima Bank, Ltd. 

March 30, 
2007 

500,000 500,000

1.36% March 30, 
2012 (Note 2) (Note 3) (Note 4)

Term 
Loan F 

(Tranche 
B) 

Daido Life Insurance Company March 30, 
2007 2,000,000 2,000,000 1.87% March 30, 

2012 (Note 2) (Note 3) (Note 4)

Term 
Loan 

G 
Daido Life Insurance Company June 26, 

2007 2,000,000 2,000,000 2.26% June 26, 
2012 (Note 2) (Note 3) (Note 4)

The Bank of Tokyo-Mitsubishi UFJ, Ltd. 4,000,000 4,000,000
Mitsubishi UFJ Trust and Banking Corporation 4,000,000 4,000,000
Shinsei Bank, Limited 2,000,000 2,000,000
Aozora Bank, Ltd. 2,000,000 2,000,000

Term 
Loan 

J 

The Sumitomo Trust and Banking Co., Ltd. 

Sept. 27, 
2007 

1,000,000 1,000,000

1.26% Sept. 27, 
2010 (Note 2) (Note 3) (Note 4)

National Mutual Insurance Federation of 
Agricultural Cooperatives 1,000,000 1,000,000Term 

Loan 
K Aioi Insurance Co., Ltd. 

Sept. 27, 
2007 1,000,000 1,000,000

1.83% Sept. 27, 
2011 (Note 2) (Note 3) (Note 4)

Term 
Loan 

L 
Development Bank of Japan Inc. (Note 8) Sept. 27, 

2007 1,000,000 1,000,000 1.82% Sept. 27, 
2011 (Note 2) (Note 3) (Note 4)

Term 
Loan 

N 

The Chuo Mitsui Trust and Banking 
Company, Limited 

Nov. 29, 
2007 2,000,000 2,000,000 1.26% Sept. 27, 

2010 (Note 2) (Note 3) (Note 4)

Lo
ng

-te
rm

 lo
an

s 

Term 
Loan 

O 
Aozora Bank, Ltd. Nov. 29, 

2007 3,300,000 3,300,000 1.26% Nov. 29, 
2010 (Note 2) (Note 3) (Note 4)
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 Account  
 

Name 
of 

Loan 
Lender(s) 

Drawdown 
Date 

Balance at 
End of Fourth 
Fiscal Period
(in thousands 

of yen) 

Balance at 
End of Fifth 
Fiscal Period
(in thousands 

of yen) 

Average 
Interest 

Rate
(Note 1)

Repayment 
Date 

Repayment 
Method Use Remarks

(Note 7)

Term 
Loan 

Q 
Development Bank of Japan Inc. (Note 8) July 25, 

2008 – 2,000,000 1.96% Sept. 27, 
2011 (Note 2) (Note 3) (Note 4)

 
 Long-term loans sub-total 74,000,000 76,000,000  

Total 122,500,000 124,000,000  
(Note 1) “Average Interest Rate” indicates the borrowing interest rate for the respective lenders (rounded to two decimal places). 
(Note 2) Lump-sum repayment on repayment date. 
(Note 3) Each borrowing is used to fund the acquisition of trust beneficiary interests in real estate or real estate as well as to pay the expenses 

associated with such acquisition, or to fund the refinancing of borrowings. 
(Note 4) Unsecured and non-guaranteed. 
(Note 5) NCI drew down 1,500,000 thousand yen on March 3, 2008. Furthermore, on July 28, 2008, NCI repaid the loan in full in advance of 

the repayment date. 
(Note 6) The repayment date set forth in the agreement is September 27, 2008; however, because such date is not a business day for the lending 

financial institutions, the actual repayment date is shown. 
(Note 7) Following the revision to NCI’s issuer rating by Moody’s Investors Service, Inc. on October 1, 2008, all investments in real estate of 

NCI will be pledged as collateral for loans pursuant to the master agreement, dated September 25, 2006, entered into between NCI and 
the lenders, as outlined in “I. Overview of Asset Management; 6. Material Events Occurred Subsequent to the Settlement of Accounts; 
D. Provision of Collateral.”  

(Note 8) Development Bank of Japan changed its company name to Development Bank of Japan Inc. on October 1, 2008 in connection with its 
privatization. 

 

3. Investment Corporation Bonds 
The following summarizes the status of investment corporation bonds as of August 31, 2008. 

Issue Issue 
Date 

Balance at End 
of Fourth  

Fiscal Period
(in thousands 

of yen) 

Balance at End 
of Fifth Fiscal 

Period 
(in thousands 

of yen) 

Interest 
Rate Maturity Redemption 

Method Use Remarks

First Series Unsecured 
Investment Corporation Bonds 

April 13, 
2007 10,000,000 10,000,000 1.52% April 13, 

2010 (Note 1) (Note 2) (Note 3)

Second Series Unsecured 
Investment Corporation Bonds 

April 13, 
2007 17,000,000 17,000,000 1.96% April 13, 

2012 (Note 1) (Note 2) (Note 3)

Total – 27,000,000 27,000,000 – – – – – 
(Note 1) Lump-sum repayment on repayment date. 
(Note 2) The funds are used to fund the acquisition of specified assets and the repayment of borrowings. 
(Note 3) Ranking pari passu among the investment corporation bonds; private placement to less than 50 investors with restrictions on splits and 

on resale to non-qualified institutional investors. 

4. Short-term Investment Corporation Bonds 
Not applicable. 
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Ⅵ．Sale and Purchase during the Fiscal Period 

1. Sale and Purchase of Real Estate and Asset Related Securities 
Acquisition Sale 

Property No. Property Name Acquisition 
Date 

Acquisition Value
(in thousands of yen)

(Note 1) (Note 2)
Sale Date 

Sale Value 
(in thousands 

of yen) 
(Note 1) (Note 3) 

Book Value
(in thousands 

of yen) 
(Note 1) 

Gain / Loss 
on Disposal

(in thousands 
of yen) 
(Note 1) 

Office A-30 Pacific Marks Shinjuku south-gate Mar. 3, 2008 5,100,000 – – – –

Office A-26 Towa Hamamatsucho Building Mar. 27, 2008 242,200 – – – –

Office A-14 Pacific City Hamamatsucho – – Mar. 3, 2008 2,538,000 1,790,367 657,077

Office A-18 Gotanda Metallion Building – – Mar. 3, 2008 2,012,000 1,295,963 643,391

Total  5,342,200  4,550,000 3,086,330 1,300,468
(Note 1) Each amount is rounded to the nearest thousand yen. 
(Note 2) “Acquisition Value” indicates the purchase price provided for in the purchase agreement, etc., exclusive of various costs required with 

the applicable real estate, etc. (brokerage fees, taxes and dues, etc.). 
(Note 3) “Sale Value” indicates the sale price provided for in the sale agreement, etc. 

2. Sale and Purchase of Other Assets  
Not applicable. 
 
The majority of principal assets other than the above real estate and asset related securities are bank deposits and 
deposits held in trust within trust properties. 

3. Verification of Price, etc. of Specified Assets 

A. Real Estate, Etc. 

 

 
(Note 1) Each amount is rounded down to the nearest thousand yen. 
(Note 2) “Acquisition Value” indicates the purchase price provided for in the purchase agreement, etc., exclusive of various costs required with 

the applicable real estate, etc. (brokerage fees, taxes and dues, etc.). 
(Note 3) “Sale Value” indicates the sale price provided for in the sale agreement, etc. 
(Note 4) Appraisal of the price, etc., of the above specified assets is conducted by KPMG AZSA & Co., in accordance with The Japanese 

Institute of Certified Public Accountants’ Industry Audit Practice Committee Statement No. 23 “Appraisal of Price, etc., of Specified 
Assets by Investment Trusts and Investment Corporations.” NCI has received a copy of the appraisal report for the concerned appraisal 
from the asset manager. 

B. Other Assets 
Not applicable. 

 Asset Type Property No. Property Name Acquisition Date
Acquisition Value 

(in thousands of yen) 
(Note 1) (Note 2) 

Appraisal Price 
(in thousands of yen)

(Note 1) (Note 4)

Real estate Office A-30 Pacific Marks Shinjuku south-gate March 3, 2008 5,100,000 4,840,000

Real estate held in trust Office A-26 Towa Hamamatsucho Building March 27, 2008 242,200 251,000

A
cq

ui
si

tio
ns

 

Total 5,342,200 5,091,000

 Asset Type Property No. Property Name Sale Date 
Sale Value 

(in thousands of yen) 
(Note 1) (Note 3) 

Appraisal Price 
(in thousands of yen)

(Note 1) (Note 4)

Real estate held in trust Office A-14 Pacific City Hamamatsucho March 3, 2008 2,538,000 2,520,000

Real estate held in trust Office A-18 Gotanda Metallion Building March 3, 2008 2,012,000 2,000,000

Sa
le

s 

Total 4,550,000 4,520,000
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4. Status of Transactions with Related Parties and Major Shareholders 

A. Transactions 
(in thousands of yen) 

Purchase / Sale Price, etc. Account Purchase Price, etc. Sale Price, etc. 
5,342,200   4,550,000  

Of which, price for 
purchase from related 

parties and major 
shareholders 

 
Of which, price for sale  

to related parties and  
major shareholders 

Aggregate Value 

– (–%)  – (–%)

B. Amount of Fees Paid 
Breakdown of Status of Transactions with  

Related Parties and Major Shareholders (Note 1) 
Account 

Total Amount of 
Fees Paid 

(A) 
(in thousands of yen)

Payee 
Amount Paid 

(B) 
(in thousands of yen) 

Ratio to Total 
Amount 
(B) ÷ (A) 
(Note 3) 

Brokerage fee for the purchase and 
sale of trust beneficiary interests 
(Note 2) 

296,946 Pacific Holdings, Inc. 68,250 22.9%

Business consignment expense 31,778 Nippon Commercial Properties Corporation 1,986 6.2%
(Note 1) Of the related parties of the asset manager with which NCI has concluded an asset management agreement as designated in Article 201 

of the ITL and the major shareholders of the asset manager as defined in Article 29-4, Paragraph 2 of the Financial Instruments and 
Exchange Law (Kinyuu Shouhin Torihiki Hou; Law No. 25 of 1948, including amendments thereto; hereafter, the “FIEL”), NCI 
transacted with Pacific Holdings, Inc. during the fifth fiscal period. 

(Note 2) The brokerage fee for the purchase of trust beneficiary interests that was paid upon property acquisition is incorporated in the 
acquisition cost of the applicable real estate held in trust. 

(Note 3) Rounded down to the nearest one decimal place. 

5. Transactions with the Asset Manager relating to the Concurrent Businesses of the Asset Manager 
Not applicable since NCI’s asset manager (Pacific Commercial Corporation) does not conduct any concurrent 
businesses in the type I financial instruments business, type II financial instruments business, real estate brokerage, or 
real estate syndication. 

Ⅶ．Accounting 

1. Assets, Liabilities, Principal, Profits and Losses 
Please refer to the attached BALANCE SHEETS, STATEMENTS OF INCOME, STATEMENTS OF CHANGES IN 
NET ASSETS, NOTES TO FINANCIAL STATEMENTS and STATEMENTS OF CASH DISTRIBUTIONS. 

2. Change in Method for Calculating Depreciation 
Not applicable. 

3. Change in Real Estate Valuation Method 
Not applicable. 

Ⅷ．Other 

1. Use of Fractions of Monetary Amounts and Ratios 
Unless otherwise indicated, this report rounds figures for monetary amounts and rounds off ratios to the nearest 
specified unit. 

2. Notice 
There are no primary contracts for which execution, amendment, etc., were approved by NCI’s board of directors in 
the fifth fiscal period. 
 





 

NIPPON COMMERCIAL INVESTMENT CORPORATION 
STATEMENTS OF INCOME 
 For the six months ended August 31, 2008 and February 29,2008. 

 

5th period ended 4th period ended
August 31, 2008 February 29, 2008

(Yen in thousands) (Yen in thousands)

OPERATING REVENUES
Rental income ¥   8,476,649 ¥   8,205,103
Gain on sales of investments in real estate 1,300,468 688,998

Total operating revenues 9,777,117 8,894,101
OPERATING EXPENSES

Property operating expenses
Asset and property management fee 732,735 690,110
Repairs and maintenance 226,899 132,575
Real estate taxes and insurance 561,391 688,330
Other operating expenses 978,932 926,039
Total property operating expenses 2,499,957 2,437,054

Real estate depreciation 979,038 955,156
General and administrative expenses 809,237 677,783
Total operating expenses 4,288,232 4,069,993

OPERATING INCOME 5,488,885 4,824,108
Interest and other income 59,246 83,006
Interest expenses on loans (835,109) (749,282)
Interest expenses on bonds (243,929) (241,271)
Other financing costs (244,138) (247,592)
Amortization of organization costs (5,640) (5,640)
Amortization of bonds issuance costs (17,411) (17,411)
Other expenses (104,874) (106,521)

INCOME BEFORE INCOME TAXES 4,097,030 3,539,397
INCOME TAXES

Current 9,489 1,049
Deferred (797) 197

NET INCOME ¥  4,088,338 ¥  3,538,151

Earnings per unit:
Net income (in Yen) ¥  15,883 ¥  13,746
Weighted average number of units outstanding 257,400 257,400  

The accompanying notes to financial statements are an integral part of these statements. 
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  Other operating expenses 978,932       926,039 
  Real estate depreciation 979,038       955,156 
 Total rental expenses  3,478,995      3,392,210 
 Operating income from property leasing activities ¥ 4,997,654    ¥ 4,812,893 

 

Note 8. Per Unit Information 
Net assets per unit as of August 31, 2008 and February 29, 2008 were ¥468,614 and ¥466,081 respectively. 

 

Note9. Income Taxes 
Significant components of deferred tax assets and liabilities were as follows: 
 

(Yen in thousands) 
As of August 31, 2008 As of February 29, 2008 

Deferred tax assets: 
Accrued business office taxes          ¥  1,332            ¥  1,230 
Accrued enterprise taxes               717                 22 
Unrealized losses on hedging derivatives      143,150            209,294 
Total deferred tax assets             145,199             210,546 
Net deferred tax assets               ¥145,199            ¥210,546 
 
The effective tax rates on NCI's income as well as the applicable statutory tax rates are reflected as follows:  
 
        Rate   
     5th Period  4th Period 
 
Japanese statutory income tax rate   39.39%    39.39% 
Adjustments: 
Cash distributions    △39.31%  △39.38%  
Other       0.13%     0.02% 
Effective income tax rate     0.21%     0.04% 
 
NCI has a policy of making distributions in excess of 90% of distributable income for a fiscal period to qualify for 

conditions set forth in the Special Taxation Measures Law of Japan to achieve a deduction of distributions for income tax 
purposes. Based on this policy, NCI treated the distribution as a tax allowable distribution as defined in the Special 
Taxation Measures Law of Japan. 

In accordance with the distribution policy prescribed in NCI’s articles of incorporation, NCI intends to distribute 
approximately 100% of its distributable income for each period. NCI also intends to make regular distributions to 
unitholders with respect to its fiscal periods, at the end of February and August of each year. 
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Note 10. Transactions with Related Parties  
 
(5th Period) 

Classification Name Address 
Principal 

business or 
occupation

Share 
of 

units 
owned

Nature 
of transaction 

Amount of 
transaction

(Yen in 
thousands)

Account 

Balance at 
end of 
period 
(Yen in 

thousands) 

The asset 
manager’s 

parent company 

Pacific 
Holdings, 

Inc. (Note 1) 

Chiyoda ward, 
Tokyo 

Real estate 
investment 

fund 
business 

4.8% 

Brokerage for 
beneficial 

interests in real 
estate trust 

68,250
(Note 2) － － 

Trustee of Trust 
beneficial 

interests in real 
estate trust 

11,100
(Note 3) － － 

Brokerage for 
beneficial 

interests in real 
estate trust 

68,250
(Note4) － － 

Borrowing of 
short-term loans 1,500,000

Repayment of 
short-term loans 1,500,000

Short-term 
loans － 

Current 
portion of 
long-term 

loans 

3,000,000 Borrowing of 
long-term loans －

Long-term 
loans 6,000,000 

The custodian 
company 

 

The Sumitomo 
Trust & 
Banking 
Co.,Ltd. 

 

Chiyoda ward, 
Tokyo 

 

Trust & 
Banking 

 

－ 
 

Interest expenses 76,637 Accrued 
expenses 24,892 

Notes:  
1.“Name” was changed from “Pacific Management Corporation”to” Pacific Holdings, Inc.”, effective June 1, 2008 
2.The amount of transaction is trust beneficiary interests purchase brokerage fee that was deducted from the gain on sales of investments 

in real estate. 
3. The trust fee includes 3,000 thousand yen in trust fee related to the initial trust that is included in the book value of the relevant real 

estate. 
4. The amount of transaction is trust beneficiary interests purchase brokerage fee that was deducted from the gain on sales of investments 

in real estate. 
5. Consumption taxes are not included in transaction amounts and included in the outstanding balances at the period-end, if relevant. 
6. The transaction terms and conditions are determined based on actual market conditions. 
 
(4th Period) 

Classification Name Address 
Principal 

business or 
occupation

Share 
of 

units 
owned

Nature 
of transaction 

Amount of 
transaction

(Yen in 
thousands)

Account 

Balance at 
end of 
period 
(Yen in 

thousands) 

The asset 
manager’s 

parent company 

Pacific 
Management 
Corporation 

Chiyoda ward, 
Tokyo 

Real estate 
investment 

fund 
business 

4.8% 

Brokerage for 
beneficial 

interests in real 
estate trust 

583,000
(Note 1) － － 

Trustee of Trust 
beneficial 

interests in real 
estate trust 

20,236
(Note 2) － － 

Repayment of 
short-term loans 1,800,000 Short-term 

loans － 

Current 
portion of 
long-term 

loans 

3,000,000 Borrowing of 
long-term loans 1,000,000

Long-term 
loans 6,000,000 

The custodian 
company 

 

The Sumitomo 
Trust & 
Banking 
Co.,Ltd. 

 

Chiyoda ward, 
Tokyo 

 

Trust & 
Banking 

 

－ 
 

Interest expenses 62,142 Accrued 
expenses 24,683 

Notes:  
1. The breakdown of the amount of transaction is 488,000 thousand yen in trust beneficiary interests purchase brokerage fee associated 

with the acquisition of property that was included in the book value of the relevant real estate and 95,000 thousand yen in trust 
beneficiary interests purchase brokerage fee that was deducted from the gain on sales of investments in real estate. 

2. The trust fee includes 10,000 thousand yen in trust fee related to the initial trust that is included in the book value of the relevant real 
estate and 2,000 thousand yen in trust fee that was deducted from the gain on sales of investments in real estate. 

3. Consumption taxes are not included in transaction amounts and included in the outstanding balances at the period-end, if relevant.  
4. The transaction terms and conditions are determined based on actual market conditions. 
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Note 11. Significant Subsequent Events 

a) Cash distribution 
As of October 15, 2008, the Board of Directors of NCI resolved to effect payment of a cash distribution of ¥15,883 per 

unit aggregating ¥4,088,284 thousand to unitholders of record on August 31, 2008. 

b) Acquisition of 1 property 
With respect to the following specified asset for which a real estate purchase agreement with conditions precedent was 

entered into on November 28, 2007, NCI decided on October 14, 2008 to acquire such specified asset subject to the 
condition that confirmation of completion of inspection pursuant to the Fire Service Law would be obtained for the 
tenants’ interior finishing work. 

 
Acquisition Price 

(Yen in thousands) Property Name 
(Note 1) 

Location 
(Note 2) Asset Type Usage Date of Purchase 

Agreement Acquisition Date 

Mallage Kashiwa 
<floor space 

expansion plan> 
2,210,000 Kashiwa city, Chiba Real estate 

(Note 3) 

Suburban Multi-
Tenant Retail 

Property 
November 28, 2007 October 20, 2008 

(Note 1)  “Acquisition Price” indicates the purchase price excluding the consumption tax, local consumption tax, property tax and city planning tax 
amounts for which the acquisition price would be adjusted and excluding other incidental costs. 

(Note 2) “Location” indicates the smallest independent administrative district of the region where the applicable property is located. 
(Note 3) The property is constructed on land that comprises the trust beneficiary interests owned by NCI. After NCI acquires the property in the form 

of real estate, as of the same date, NCI plans to entrust and add the property to the properties of Retail B-1 Mallage Kashiwa that are already 
held by NCI in the form of trust beneficiary interests in real estate.. 

c) Borrowings of Funds 
NCI decided on September 24, 2008 to borrow funds as follows to fund the repayment of funds in connection with the 

principal repayment of existing loans becoming due. The Term Loan R and Term Loan U, were executed as of September 
29, 2008. The Term Loan S and Term Loan T were executed as of October 30, 2008. 

 

（１）Term Loan R (term: 2 years) 
Lenders: Sumitomo Mitsui Banking Corporation 

Aozora Bank, Ltd. 
The Bank of Tokyo-Mitsubishi UFJ, Ltd. 

Loan amount: 14,500,000 thousand yen 
Interest rate: JBA 6-month yen TIBOR + 0.8% 
 The rate applicable for the period between September 29, 2008 and March 29, 2009 is 1.70583%.
Drawdown date: September 29, 2008 
Repayment date: September 29, 2010 
Collateral: Unsecured (Note) 
Guarantee: Non-guaranteed 

（2）Term Loan U (term: 2 years) 
Lender: The Sumitomo Trust and Banking Co., Ltd. 
Loan amount: 3,000,000 thousand yen 
Interest rate: JBA 6-month yen TIBOR + 0.8% 
 The rate applicable for the period between September 29, 2008 and March 29, 2009 is 1.70583%.
Drawdown date: September 29, 2008 
Repayment date: September 29, 2010 
Collateral: Unsecured (Note) 
Guarantee: Non-guaranteed 

（3）Term Loan S (term: 1 year and 6 months) 
Lender: Sumitomo Mitsui Banking Corporation 
Loan amount: 6,900,000 thousand yen 
Interest rate: JBA 1-month yen TIBOR + 0.7% 
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 The rate applicable for the period between October 30, 2008 and November 27, 2008 is yet to be 
determined. 

Drawdown date: October 30, 2008 
Repayment date: April 30, 2010 
Collateral: Unsecured (Note) 
Guarantee: Non-guaranteed 

（4）Term Loan T (term: 2 years) 
Lender: Sumitomo Mitsui Banking Corporation 
Loan amount: 6,500,000 thousand yen 
Interest rate: JBA 6-month yen TIBOR + 0.8% 
 The rate applicable for the period between October 30, 2008 and April 29, 2009 is yet to be 

determined. 
Drawdown date: October 30, 2008 
Repayment date: October 29, 2010 
Collateral: Unsecured (Note) 
Guarantee: Non-guaranteed 

 
(Note) Following the revision to NCI’s issuer rating by Moody’s Investors Service, Inc. on October 1, 2008, all investments in real estate of NCI 

will be pledged as collateral for loans pursuant to the master agreement, dated September 25, 2006, entered into between NCI and the 
lenders, as outlined in “e) Provision of Collateral”below 

 

d) Repayment of Loans 
NCI repaid the following existing loans, the principal repayment of which was due on September 29, 2008, with the 

funds noted “c) Borrowings of Funds”and surplus funds . In addition, NCI is scheduled to repay Term Loan M, the 
principal repayment of which is due on October 30, 2008. 

（1）Term Loan B 
Lenders: Sumitomo Mitsui Banking Corporation 

Aozora Bank, Ltd. 
The Sumitomo Trust and Banking Co., Ltd. 
The 77 Bank, Ltd. 
The Ibaraki Bank, Ltd. 
The Shinwa Bank, Ltd. 
The Nishi-Nippon City Bank, Ltd. 

Repayment amount: 17,000,000 thousand yen 
Repayment date: September 29, 2008 
Principal repayment method: Lump-sum repayment 

（2）Term Loan H 
Lenders: The Bank of Tokyo-Mitsubishi UFJ, Ltd. 

The Chiba Bank, Ltd. 
Repayment amount: 1,000,000 thousand yen 
Repayment date: September 29, 2008 
Principal repayment method: Lump-sum repayment 

（3）Term Loan M 
Lender: Sumitomo Mitsui Banking Corporation 
Repayment amount: 13,500,000 thousand yen (Note) 
Repayment date: October 30, 2008 
Principal repayment method: Lump-sum repayment 

(Note) NCI has partially repaid in the aggregate 1,500,000 thousand yen of the initial 15,000,000 thousand yen loan amount on December 28, 2007 
and July 30, 2008, prior to the principal repayment date. 
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e) Provision of Collateral  
Following the revision to NCI’s issuer rating by Moody’s Investors Service, Inc. on October 1, 2008, all investments in 

real estate of NCI will be pledged as collateral for loans pursuant to the master agreement, dated September 25, 2006, 
entered into between NCI and the lenders. 

（1）Assets Pledged as Collateral 
Office A-1 Hitachi High-Tech Building Office A-28 Pacific Marks Aobadai 
Office A-2 Pacific Marks Shinjuku ParkSide Office A-29 Otsuka HT Building 
Office A-3 Pacific Marks Tsukiji Office A-30 Pacific Marks Shinjuku south-gate 
Office A-4 Pacific Marks Tsukishima Office B-1 Pacific Marks Nishi-Umeda 
Office A-5 Pacific Marks Nishi-Shinjuku  (formerly, Snow Crystal Building) (Note)
Office A-6 Pacific Marks Yokohama East Office B-2 Pacific Marks Higobashi 
Office A-7 Pacific Marks Shin-Urayasu Office B-3 Nagoya-Nishiki City Building 
Office A-8 Oomori City Building Office B-4 Pacific Marks Esaka 
Office A-9 Akasaka Hikawa Building Office C-1 Pacific Marks Sapporo Kita-ichijo 
Office A-10 Pacific Marks Shibuya-Koendoori Office C-2 Shin-Sapporo Center Building 
Office A-11 Pacific Marks Nihonbashi-Tomizawacho Retail A-1 Shinsaibashi OPA Honkan 
Office A-12 Pacific Marks Akasaka-mitsuke Retail A-2 Shinsaibashi OPA Kireikan 
Office A-13 Urban Square Yaesu Building Retail A-3 PACIFIQUE Tenjin 
Office A-15 Yokohama Aioicho Building Retail A-4 Albore Tenjin 
Office A-16 Pacific Marks Shin-Yokohama Retail A-5 Tenjin Yoshida Building 
Office A-20 Maruishi Shinbashi Building Retail A-6 Albore Jingumae 
Office A-22 Pacific Marks Shinkawa Retail A-7 Albore Sendai 
Office A-23 Pacific Marks Uchikanda Retail B-1 Mallage Kashiwa 
Office A-24 Pacific Marks Mejiro Retail B-2 Bellfa Uji 
Office A-25 Pacific Marks Kawasaki Retail C-1 Ito-Yokado Owariasahi 
Office A-26 Towa Hamamatsucho Building Retail C-2 Keiyo D2 Kariba I.C. 
Office A-27 Lila Hijirizaka   

(Note) The name of the portfolio asset was changed, effective September 1, 2008. 
 
The book value of the specified assets listed above as of August 31,2008 is as follows. 

(Yen in thousands) 
Account Book Value (Note) Account Book Value (Note)

Buildings 9,036,391 Building improvements held in trust 10,509,787
Building improvements 2,681,774 Structures held in trust 496,066
Structures 147,253 Machinery and equipment held in trust 489,113
Machinery and equipment 3,063 Furniture and fixtures held in trust 30,133
Furniture and fixtures 13,820 Land held in trust 165,164,729
Land 39,603,992 Leasehold rights 1,839,966
Buildings held in trust 31,885,781  
 Total 261,901,868

 (2) Corresponding Liabilities 
(Yen in thousands) 

Account Amount of Liabilities (Note)
Short-term loans –
Current portion of long-term loans 16,500,000
Long-term loans 76,000,000
Total 92,500,000

(Note) The amount arrived at after subtracting the loans listed in “d) Repayment of Loans” above from the balance of outstanding loans as of 
August 31, 2008 is shown. In addition, the loans listed in “c) Borrowings of Funds” above are expected to be added to the above amount of 
liabilities. 
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