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(1) Research concerning the 
Environmental Added Value of Real Estate
As about half of greenhouse gas emissions in Japan are said

to be emitted from construction-related sectors, it is necessary
to promote environmentally friendly real estate. To do so, it is
essential to create a market in which the added value created by
environmental friendliness is recognized as “environmental
added value” and utilized in actual transactions. Based on this
idea, STB has announced the concept of the process of reflect-
ing environmental friendliness in real estate prices.

Moreover, in order to spread this concept in the real
estate market, Sumitomo Trust has been sponsoring a research
group comprising of experts from various fields (headed by
Chairman Tomonari Yashiro, Professor of the Institute of
Industrial Science, the University of Tokyo) since 2006. In
June 2009, this research group published “New
Environmental Business: Sustainable Real Estate as Examined
through Multi-Stakeholders’ Activities” (Gyosei Corporation).

Sumitomo Trust is also engaging in a variety of activities
to popularize environmentally friendly real estate, including
participation in public committees.

Sumitomo Trust is participating in the Investigation
Committee of the Japanese Association of Real Estate Appraisal
as the chair of a working group on environmental added value,
which is studying how to link the environmental performance
of real estate to real estate appraisal. In June 2009, this working
group published “Increase Expected for Value of
Environmentally Friendly Real Estate—Theories and Practices

of ‘Environmental Added Value’” (Jutaku-Shimpo-Sha Inc.).
At the UNEP FI Property Working Group, in which

Sumitomo Trust has been participating since 2007, we are
actively exchanging information with overseas institutional
investors in order to promote RPI (Responsible Property
Investment). In November 2008, Sumitomo Trust acted as
the host of this working group’s annual general meeting,
which was held in Tokyo.

In addition, Sumitomo Trust is actively making various
proposals concerning the establishment of infrastructure for
the dissemination of environmentally friendly real estate as a
member of the Research Group on the Value of the
Environment in Real Estate, the Promotion Subcommittee of
the Study Group on Promotion of Development of
Information concerning Housing Records, and the Cost
Efficiency and Rating Subcommittee of the Study Group on
Intellectual Production, all of which are under the auspices of
the Ministry of Land, Infrastructure, Transport and Tourism.

Sumitomo Trust is also acting as the chair of the CAS-
BEE* Property Appraisal Working Group, which is studying
how to link a system for evaluating the environmental per-
formance of buildings to the evaluation of real estate. In July
2009, this working group published the “Manual for Real
Estate Evaluation (provisional version).”
* CASBEE (Comprehensive Assessment System for Building Environmental

Efficiency): A comprehensive environment performance evaluation system concern-
ing buildings, which a committee established at the Institute for Building
Environment and Energy Conservation has been developing since 2001 through gov-
ernment-industry-academia collaboration under the initiative of the Ministry of
Land, Infrastructure, Transport and Tourism.

Our basic policy concerning CSR activities is to increase our corporate value while making contributions to
the development of a sustainable society. In other words, we conduct CSR activities as part of our basic busi-
ness strategy, regarding it as a means to differentiate ourselves from our competitors in our primary businesses. 

In this section, we describe some examples of our efforts to implement CSR activities conducted through
the primary businesses by planning and promoting new financial businesses using the functions of the trust
business in particular.

A Focus on Strategies Special Feature 3
CSR Activities Conducted through Primary Businesses

Efforts to Promote Environmentally Friendly Real Estate (Buildings)
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(2) Efforts to Popularize 
Environmentally Friendly Real Estate
Sumitomo Trust intends to apply the results of the above

research activities to the development of various financial
products and services, including housing loans, construction
consulting, real estate appraisal, financial schemes for promot-
ing energy conservation of tenant buildings, and a fund busi-
ness related to environmentally friendly real estate.

Specifically, since 2004, Sumitomo Trust has been devel-
oping housing loans aimed at promoting environmentally
friendly houses, such as a loan product offering a preferential
interest rate for houses equipped with a solar power generation
system. In October 2008, Sumitomo Trust, together with
Sekisui House Ltd., developed a new loan product that offers
an interest rate reduced according to the margin of the CO2

reduction effect of the house, for example, products based on
its own criteria for evaluating the CO2 reduction effect to be
gained through the combined use of a solar power generation
system and a highly efficient water heating system. Regarding
condominiums, Sumitomo Trust launched a housing loan

product whose preferential interest rate is linked to the evalua-
tion results under the Condominium Environmental
Performance Evaluation Indication System of the Tokyo
Metropolitan Government in October 2005 and a housing
loan product whose preferential interest rate is linked to the
evaluation results of the CASBEE Kawasaki, an environmental
performance indication system of the Kawasaki City govern-
ment in Kanagawa Prefecture, in October 2006.

The environmentally friendly development and construc-
tion consulting service provides advice on energy conserva-
tion, townscape consideration, extension of building
longevity, and recycling systems for buildings in the construc-
tion design stage. Sumitomo Trust strengthened its efforts in
this field by establishing the Construction Consulting
Department in June 2006. In August 2009, the project to
rebuild the head office building of Yachiyo Bank, for which
STB is providing construction consulting, was adopted by the
Ministry of Land, Infrastructure, Transport and Tourism as a
Model Project for the Promotion of CO2 Reduction for
Housing and Buildings.
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Source: Partial revision of the “Examination of Environmental Value Added on Real Estate,” a commemorative paper written by Masato Ito in 2005 for the 10th anniversary 
             of Tokyo Association of Real Estate Appraisers.

Reduces through energy saving benefits

Reduces through enhanced durability
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Net income increases further if gross 
income increases through improvement 
of productivity and image

• Conceptual Diagram of Environmental Added Value (1) Reflection in Net Income

• Conceptual Diagram of Environmental Added Value (2) Reflection in Yield

Risk premium on environmentally conscious real estate

Improves image through environmental consciousness

Lowers depreciation ratio through extended property lifespan

Value of environmentally conscious real estate fluctuates 
less due to future tax raises and tighter regulations
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CSR Activities Conducted through Primary Businesses

(1) What is a Charitable Trust?
A typical example of Sumitomo Trust’s activities to con-

tribute to resolving social issues by taking advantage of the
functions of the trust business is the management of charitable
trusts. A charitable trust is a scheme in which funds provided
(entrusted) by individuals and corporations for the benefit of
public interests are administered and managed by a trust bank
acting as the trustee in accordance with charitable purposes to
provide financial support for public interest activities. The
charitable trusts that Sumitomo Trust handles provide funds
for a variety of purposes, including the provision of scholar-
ships, natural science research activities, education promotion,
development and maintenance of urban environments and
promotion of international cooperation and exchanges. Since
undertaking the administration and the management of its first
charitable trust in May 1977, Sumitomo Trust has undertaken
a total of 141 charitable trusts by the end of March 2009. In
fiscal year 2008, a total of one billion yen was provided by the

(2) Charitable Trust, “Fund for the Promotion of
Cardiovascular Research”
In November of fiscal year 2008, Sumitomo Trust estab-

lished a charitable trust called, “Fund for the Promotion of
Cardiovascular Research.” This charitable trust, established
upon authorization given by the Ministry of Education,
Culture, Sports, Science and Technology in 2008, took over
the basic assets of the Japan Foundation of Cardiovascular
Research (President: Yasumi Uchida). It provides financial
support to young medical researchers engaging in cardiovascu-
lar research for the purpose of identifying the causes of cardio-
vascular diseases and developing treatment and gives awards to
researchers who have made outstanding achievements in this
field. This charitable trust will provide 25 million yen annual-
ly for such charitable purposes.

Charitable Trusts

(3) Sumitomo Trust as the Frontrunner in 
Development of Financial Schemes
The Fund for the Promotion of Cardiovascular Research

is a pioneering case that broadened the range of options that
may be adopted to adapt to the series of reforms of the chari-
table organization system that was initiated by a cabinet deci-
sion made in 2002. Following the reforms, an existing
charitable organization is required to either be certified as a
charitable entity within five years from 2008 or become a

General Incorporated Association or General Incorporated
Foundation. The Japan Foundation of Cardiovascular
Research was dissolved and reorganized as the Fund for the
Promotion of Cardiovascular Research in response to the
reforms. The shift to the charitable trust status significantly
reduced administrative expenses. Thus, Sumitomo Trust
demonstrated that such a shift is an effective means of contin-
uing charitable operations in a new form.

charitable trusts undertaken by Sumitomo Trust to 1,126 indi-
viduals, corporations and other organizations that need funds
for public interest purposes.

Scholarship ........................................................
Promotion of Natural Science Research ............
Promotion of Human Science Research ............
Promotion of Education ....................................
Social Welfare ...................................................
Promotion of Arts and Culture .........................
Protection and Propagation of 

Animals and Plants .......................................
Conservation of the Natural Environment ........
Development and Maintenance of 

the Urban Environment ................................
Promotion of International 

Cooperation and Exchanges ..........................
Other ................................................................

Total .............................................................
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As of March 31, 2009
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1
3

14

9
3

110

• Number of Charitable Trusts by Type

President Yasumi Uchida giving an award to a medical researcher.




