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"After a break of several years, major logistics developers have 
announced plans to resume development activities. Investment 
demand for existing assets also appears to have picked up, with several 
large transactions being witnessed in recent months, including deals 
for non-logistics facilities such as research & development centres.”

 Nittsu Research Institute & Consulting’s Cargo 
Movement Index, a leading indicator of cargo trends, 
continued to show improvement in Q3/2010. While 
double-digit growth is not forecast for Q4/2010, the 
index is expected to remain in positive territory in 
the last quarter of the year.

 After a break of several years, ProLogis has 
announced plans to commence developments 
in both the Greater Tokyo and Osaka regions. 
Refl ecting uncertain tenant demand, upcoming new 
schemes such as these are unlikely to be developed 
as multi-tenant facilities.

 Amazon Japan Logistics has secured two new 
logistics facilities in Aichi and Miyagi prefectures. 
The Seattle-based e-commerce company already 
occupies fi ve other distribution hubs in the Greater 
Tokyo and Osaka region.
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 As a result of ProLogis-led development in recent 
years, the Osaka Bay area has become one of the 
most important emerging submarkets in Japan as a 
whole. Although the area currently has a high level 
of vacant stock, inbound demand from occupiers of 
older facilities in the region is likely to restrain further 
rental decline in 1H/2011. 

 Industrial investment transactions appeared to 
pick up in 2H/2010. Several non-logistics related 
deals were recorded, including the acquisition of 
a research and development centre in Yokohama, 
Kanagawa prefecture, by J-REIT Industrial & 
Infrastructure Fund (IIF) Investment Corporation. 

 Singapore’s Mapletree Logistics Trust continued to 
expand its Japan portfolio in 2H/2010 through the 
acquisition of the Toki Logistics Centre in Toki City, 
Gifu prefecture.
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Market Commentary

Cargo Movement Statistics

According to the latest survey data produced by Nittsu 
Research Institute & Consulting (NRIC), a Nippon 
Express affiliated company, the Cargo Movement 
Index maintained its positive trajectory up to Q3/2010. 
The index, which is one of the leading indicators of 
cargo trends, witnessed signifi cant decline in the wake 
of the global credit crisis, however, has been shifting 
favourably since 1H/2009. The actual cargo movement 
fi gure for Q3/2010 was almost exactly equal to the 
expected fi gure – an advanced indicator published 
during the preceding quarter. If NRIC forecasts are 
correct, cargo movement is likely to record a drop 
during Q4/2010 while remaining above the zero per 
cent threshold. This is largely attributed to a predicted 
fall in the cargo volume of metal and paper products, 
which is expected to outweigh an increase in consumer 
appliances being shipped.

Cargo Movement Index, Q3/2006 – Q4/2010

Cargo movement statistics are considered to be a key 
indicator for predicting the future outlook of the logistics 
market. In general, when cargo volumes increase, 
the logistics real estate market can expect to see 
heightened occupier demand.

Logistics Market Overview

Reflecting current oversupply within the market, 
particularly in suburban metropolitan areas, new 
development was largely notable by its absence during 
2H/2010. The largest scheme launched was a 63,922 
sqm built-to-suit facility in Osaka Bay developed by global 
logistics provider ProLogis. The Denver-based company 
has also revealed plans to expand their Japanese offering 
in 2011 and beyond, with two built-to-suit facilities to be 
developed in Osaka and Fukuoka totalling approximately 
28,800 sqm and 20,900 sqm of fl oor space, respectively. 
Anecdotal reports suggest that the Osaka property will 
be located in the Maishima region, where ProLogis and 
Global Logistics Properties (GLP) already have a large 
presence as warehouse providers. In Fukuoka, the 
scheduled development may comprise a replacement of 
the existing ProLogis Parc Kasuya scheme, which was 
originally designed as a multi-tenant facility.

Recently announced developments such as those 
mentioned above indicate that developers remain 
reluctant to build schemes speculatively. Most upcoming 
developments are expected to be build-to-suit as 
opposed to multi-tenancy. This strategy acts to minimise 
vacancy risk as bespoke facilities offer the security of 
100 per cent occupancy along with a long fi xed-term 
contract. 

In addition to development, ProLogis has taken an active 
role in the logistics leasing market. Hitachi Collabonext 
Transport System, a subsidiary of the domestic third-
party logistics (3PL) company Hitachi Logistics, is set to 
occupy one fl oor totalling 30,426 sqm of space at ProLogis 
Parc Kawajima, a property under construction in Kawajima 
Town, Saitama prefecture. CEVA Logistics, one of the 
worldwide customers of ProLogis, has also decided to 
occupy approximately 6,000 sqm space at ProLogis Parc 
Ichikawa 1, located in the Chiba Bayshore area.

Other major leasing news involves Amazon Japan 
Logistics, the Japanese logistics arm of online retailer 
Amazon.com, which is set to occupy two new distribution 
centres in Japan. Unconfi rmed information sources 
suggest that the locations are both ProLogis facilities 
– one situated in Chubu Centrair International Airport 
in Tokoname City, Aichi prefecture, and the other in 
Iwanuma City near Sendai. Upon occupation, Amazon 
Japan will have seven distribution centres nationwide.
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Area Focus – Osaka Bayside

While inland areas of Greater Osaka such as Hirakata 
and Moriguchi have historically been regarded as the 
core logistics markets in the region, the Osaka Bayside 
area has evolved to become a key logistics hub over 
the last decade. 

Development in the area was spurred by the completion 
of a large-scale multi-tenant distribution facility by 
ProLogis in 2004. Since this time, ProLogis has 
launched fi ve modern logistics facilities in the area – 
mostly in the Maishima district, which is situated in the 
heart of the Port of Osaka. Maishima was formed as a 
result of land reclamation by the Osaka City government 
in the 1990s and was selected as the main development 
site in the city’s bid to attract the 2008 Olympic Games 
in 2001. After the bid failed, the Osaka City government 
changed its strategy for the largely unutilised land and 
allocated the area for industrial and logistics use. The 
principle developer of Maishima, ProLogis, has acquired 
several sites in the area, most recently completing 
ProLogis Parc Maishima 4, a built-to-suit facility for 
a domestic 3PL company on one such site in August 
2010. The logistics provider also plans to develop a 
large multi-tenant facility named ProLogis Parc Osaka 
3 immediately next to Maishima 4. 

As indicated by recent developments such as ProLogis 
Parc Maishima 4, modern logistics in the Osaka 
Bayside area have the ability to attract tenants from 
across the region. High levels of supply in the area 
have, however, increased competition for tenants and 
as a consequence rents have been subject to gradual 
decline in recent years. Current average rents for 
logistics premises in the Osaka Bayside area range 
from JPY3,000 to JPY3,500 per tsubo per month. While 
further downward movement is expected, this is likely 
to be limited as existing occupiers of older buildings in 
the region look to take advantage of the weak market 
and trade up to more modern space. 

Japan Industrial Investment Market 
Overview

Singapore-based Mapletree Logistics Trust, an active 
player in the Japanese investment market in 1H/2010, 
continued to expand its Japanese portfolio during 
2H/2010 with the acquisition of a warehouse asset in 
Toki City, Gifu prefecture, from local logistics provider 
Hamakyo REX. The property is located in Toki Plasma 
Research Park, where a number of warehouses, 
incubator facilities and outlet malls are located. The 
acquisition price for the asset of JPY1.05 billion refl ects 
an estimated yield of 8.6 per cent. Other transactions 
of note in 2H/2010 include Sumitomo Realty & 
Development’s acquisition of Tokyo Kikai Seisakusho’s 
Tamagawa Plant in the Shin-maruko district of Kawasaki 
City. Sumitomo plans to build a large scale owner-
occupier condominium building on the site and the high 
price tag – which equates to over JPY2 million per sqm of 
land – can be attributed to its location in one of the most 
popular residential areas of Greater Tokyo. Demand for 
other industrial unit types has also been seen; of note, 
IIF Investment Corporation, a Mitsubishi Corporation 
and UBS-sponsored J-REIT, acquired a research and 
development facility in Tsuzuki Ward, Yokohama City, 
securing an NOI yield of 7.3 per cent.

Acquisitions by Mapletree Logistics Trust in Q4/2010
Property 
Name

Location GFA 
(sqm)

Price 
(JPY bil / 

JPY per sqm)

Cap 
Rate 
(%)

Buyer Seller

Oct 2010

Toki 
Logistics 
Centre

Toki, Gifu 16,000 10.5 bil / 
65,625 per sqm

8.6 Mapletree Hamakyo 
REX

Nov 2010

Tamagawa 
Plant

Kawasaki, 
Kanagawa

9,044 16.0 bil / 
2,029,383 per sqm

N/A Sumitomo 
R&D

Tokyo Kikai 
Seisakusho

Dec 2010

Itoki 
Moriguchi

Moriguchi, 
Osaka

3,199 0.75 bil / 
234,448 per sqm

N/A Fiji Corp. Itoki

Sapporo 
Beer Keiyo 
Logistics 
Center

Narashino, 
Chiba

31,023 44.0 bil /
141,828 per sqm

N/A Undis-
closed

Sapporo 
Holdings 

Ltd

IIF 
Yokohama 
Tsuzuki 
Technology 
Center

Yokohama, 
Kanagawa

4,655 11.0 bil / 
236,281 per sqm

7.3 IIF 
(REIT)

Nippon 
Tochi 

Tatemono

Source: Real Capital Analytics, Savills Research & Consultancy
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