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Business Operations

The Real Estate Group offers a range of real estate-relat-

ed services in three general areas: real estate transaction

services, which include real estate brokerage; real estate

investment management, which handles real estate invest-

ment trusts (J-REIT) and real estate private funds; and real

estate infrastructure services, which include trust and apprais-

al operations. These three business operations are conducted

in collaboration with our subsidiaries and affiliates including

Sumishin Realty Co., Ltd., STB Research Institute, Co.,

Ltd., Top REIT Asset Management Co., Ltd., and STB Real

Estate Investment Management, Co., Ltd. 

The Real Estate Group has three strong points.

1. A wealth of experience and expertise 
The Real Estate Groups plays a key role in the

Sumitomo Trust Group’s business model whose supe-

riority is displayed in the synergies created by the

combined operations of banking, trust and real estate.

This role is to provide a total solutions service by

means of professionals using expertise acquired over

many years. 

2. Aggressive involvement in new businesses
The Real Estate Group has up to now remained a

step ahead of other companies in businesses such as land

trust and real estate securitization. Recently, we have

pursued involvement in new operations, establishing

companies including STB Real Estate Investment

Management, Co., Ltd., Top REIT, Inc. (now listed)

and the industry’s first Eco-land -Fund, a soil contami-

nation improvement fund. 

3. External network
The Sumitomo Trust Group has adopted an inde-

pendent management strategy apart from megabanks,

and conducts flexible and wide-ranging collaborative

operations with other financial institutions, real estate

developers and investors.

Basic Strategy

Real estate securitization as a means of meeting various

corporate needs such as improving financial fundamentals,

diversifying funding methods and adapting to changes in

accounting systems remains strongly in demand, and as a

result, premier properties are being supplied to the real

estate market. Meanwhile, investors who are having difficul-

ty finding good investment opportunities in the low interest

rate environment are showing strong interest in real estate

for investment purposes. The combined effect of these has

led to booming real estate investments through J-REIT and

private real estate funds. To make the utmost of this favor-

able trend, we will explore all profit-making opportunities

by systematically linking our three business operations. At

the same time, we will use our expertise in real estate to bol-

ster our competitive edge in other service groups, including

the Wholesale and Retail Client Services Group and

Fiduciary Services Group.

• Real Estate Group Business Model

• Improve competitiveness through rationalization 
   and streamlining of real estate trust services
• Management of compliance, fiduciary system

• Ensuring stable profit through the investment management business 
   (private real estate fund composition, supply to investors)       
• In order to pursue investment profit for 
   Sumitomo Trust itself, make investment judgments faster and 
   implement thorough monitoring       

Real Estate Investment Management
(Private real estate funds and equity investments)

Real estate transaction services
 (Brokerage, securitization, consulting)

• Enhance our customer and business base through strengthened cooperation with regional banks and developers
• Differentiation through consulting related to the construction of commercial and distribution facilities

Real Estate Infrastructure Services
 (Real estate trusts, appraisal services)
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Business Activities and the Group’s Strengths

1. Real estate transaction services
• Real estate brokerage and securitization

The Group provides brokerage services relating to

office buildings and sites, plants, warehouses and other

distribution facilities, commercial facilities, housing

development sites and real estate for investment purpos-

es that is currently in use. In the rapidly expanding area

of real estate securitization, we conduct operations in

scheme arrangement and placement. Sumishin Realty

Co., Ltd. offers housing brokerage for individuals and

brokerage for small- and medium-sized commercial

properties.  

• Consulting on construction and the effective use of

real estate  

We provide comprehensive consulting services

ranging from construction project plans for commercial

and distribution facilities aimed at effective property use

and extending to design and construction. 

2. Real estate investment management 
• Real estate investment advisory services

We provide real estate investment opportunities to

investors and offer real estate investment advisory servic-

es including risk-return analysis and risk control,

–through which we have established direct contact

points with domestic and foreign investors, enabling us

to track movements in the real estate investment market

and ascertain investor needs. At the same time,  as an

institutional investor, we seek to increase investment

returns for ourselves through real estate equity invest-

ment and private real estate funds. STB Research

Institute, Co., Ltd., provides real estate investment

indexes to support decision-making by investors and

maintains a unique presence in survey and research

activities. STB Real Estate Investment Management

Co., Ltd. was established in November 2005 as a private

real estate fund management company and launched a

private real estate fund business. Meanwhile, Top REIT,

Inc., established jointly by Nippon Steel City Produce,

Inc., Oji Real Estate Co., Ltd. and our company, was

listed in March 2006. 

3. Real estate infrastructure services
• Real estate-related trust operations

In the real estate securitization market, the need for

trust services is increasing exponentially. In response, we

are working to improve the efficiency of business and

enhancement of capacity through staff increases. We are

also directing effort into improving the soundness of the

existing long-term lease land trust business by increasing

occupancy rate, reassessing management costs, and other

measures to enhance profitability. Other activities

include the sell-off of property in the real estate-for-

investment market following consultations with the

client to take advantage of favorable market prices. 

• Real estate appraisal operations

Effective utilization and inheritance of land requires

information concerning appropriate real estate prices

and tenant fees. However, as negotiated transactions are

common, and open markets such as Internet auction

sites are still developing, the amount of information

being provided to ordinary people is extremely limited.

The Real Estate Group has a large staff of certified real

estate appraisers and performs appraisals using their

expert knowledge and broad experience. 

• Real Estate Securitization Scheme and 
the Role of Sumitomo Trust
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kerage fee for residential and small- to medium-size busi-

ness-use properties increased by 23.7% to 9.4 billion. 

2. Real estate investment management
Funds operated jointly with regional banks and

other financial institutions have contributed significant-

ly to our results. We have also established our first

Eco-land-Fund project for soil contamination improve-

ment. Also, in fiscal year 2005, our efforts to launch real

estate investment management bore fruit. This is evi-

denced by the growth in realized gain on real estate

investment to ¥3.6 billion, which is six times as much as

the previous fiscal year.

3. Real estate infrastructure services
By improving the soundness of land trust business,

we have achieved the smooth cancellation and conclu-

sion of a total of 25 trust contracts. Our administrative

operations have also been substantially improved by

developing and switching to a new processing system. 

Growth Strategy

Competition for quality properties is intensifying in the

market for business-use real estate. Although active business

in brokerage operations is expected to continue from fiscal

year 2005, the linkage with interest rates is strong. For this

reason, we believe that during periods of interest rate hiking

Business Environment and Principal Strategies and
Results in Fiscal Year 2005 

Against the backdrop of the booming real estate market,

we have strengthened our ties with the investors and real

estate developers we do business with, activated such existing

channels as Daiwa Securities SMBC, Co., Ltd., and expand-

ed our business base through new alliances with regional

banks and others. We have also worked to expand our

investment management business. As a result, the consoli-

dated net business profit for fiscal year 2005 increased

67.2% from the previous fiscal year to ¥29.6 billion. In

addition, Sumishin Realty Co., Ltd. succeeded in strength-

ening its alliance with the Group in joint brokerage

operations and joint branch development with our business

offices, and the consolidated net business profit reached ¥2.3

billion, twice as much as the previous fiscal year.

The following is an outline of the activities of each of

our business areas. 

1. Real estate transaction services 
We have given emphasis to brokerage of major

properties such as the head office buildings of major cor-

porations located in central Tokyo, and as a result have

increased the number of properties and amounts han-

dled. Brokerage fee for commercial properties in fiscal

year 2005 increased by 46.8% to ¥25.4 billion and bro-

Triton Building

グラフはダミーです

• Entrusted Assets for Real Estate Securitization
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situation in the future, transaction quantities may decline.

Given this business environment, we will make an effort on

providing properties suited to the investment needs of our

customers. The following is an outline of the efforts we will

undertake as the growth strategy of the Real Estate Group. 

1. Expansion of information through business tie-ups 
In the real estate market for individuals, the second

generations of baby boomers in particular are actively

seeking housing against the backdrop of low interest

rates, and demand is expected to be strong. However, in

order to be competitive with megabanks and leading

housing brokerage companies, we must increase our cus-

tomers and our information base. From this perspective,

we have been expanding our real estate information base

by strengthening alliances with existing business part-

ners such as Sumitomo Mitsui Banking Corporation

and by forming new alliances with regional banks and

real estate developers. With regard to Yachiyo Bank,

with which we formed a capital and business alliance in

fiscal year 2005, we plan to provide a variety of real

estate consulting services particularly through Sumishin

Realty Co., Ltd. In addition, we will consider using our

partnerships with First Credit Corporation and the SBI

Group primarily to build up routes for acquisition of

real estate trading information. 

2. Strengthening networks
We intend to focus effort on acquiring property sale

information by deepening our involvement with real

estate investors and developers. Within the Real Estate

Group, we will promote the sharing of knowledge and

information through activities such as introducing

examples of successful contract conclusions. We are also

cooperating with the Wholesale Financial Services

Division on finding M&A deals of real estate sub-

sidiaries with a view to acquiring real estate information. 

3. Full-scale development of investment management
business and promotion of equity investment

Since the listing of Top REIT, Inc., investment

prices have remained firm, and the company plans to

secure stable revenues through accumulation and

replacement of assets. STB Real Estate Investment

Management, Co., Ltd. is gearing up to form the first

private real estate fund in 2006 and is now searching for

investors. The company is also considering to strengthen

management system of equity investment activities, such

as acceleration of investment decisions and thorough

monitoring of investing properties.

4. Expanding consulting operations
By using our experience and expertise in various

types of real estate consulting, we will work with region-

al branches to expand the real estate investment target

area to regional districts and acquire information and

identify needs. In activities relating to the three urban

development laws, we will explore promising former

plant sites with a view to the expected revision of these

laws. Our plans also include aggressive expansion of

consulting for seismic retrofitting or rebuilding irrespec-

tive of property use and efforts to secure a new real

estate business base and acquire real estate information.

We are also considering development-oriented consult-

ing services with a view to enhancing our ability to

undertake projects and gather information. 

5. Establishment of a trust operations system
We plan to provide accurate and practical advice in

legal systems covering laws including the Trust Business

Law, the Trust Law and the Financial Instruments and

Exchange Law and strengthen compliance observance

systems by reconfirming the obligations of trustees.

Specifically, we intend to verify the legitimacy of proj-

ects at the time of entrustment and increase the

stringency of examinations and thereby increase market

trust in the Real Estate Group. Further, in order to

increase the efficiency of operations relating to property

management, including trust operations, we have intro-

duced a total property management system. We are

considering the sale of this system to institutions outside

of the Real Estate Group in hopes of establishing it as an

industry standard.

Overview of Operations Real Estate Group 




