
Our Plan for a Real Estate Divestiture Structure to Sapporo’s 

Corporate Value

Ju ly  9 ,  2024

S h a r e h o l d e r s  o f  S a p por o  H o l d i n g s  L i mi t e d



1

Sapporo Established a Group Strategy Review Committee and Determined to Divest Its Real Estate Substantially

Source: Sapporo disclosure materials; Nihon Keizai Shimbun

Sapporo Established a Group Strategy Review Committee 
to Improve Corporate Value

Announced "Notice of Medium- and Long-Term Management Policies to Enhance 
Group Value," Setting Forth the Substantial Divestiture of Real Estate.

Notice Concerning Medium- and Long-Term 
Management Policies to Enhance Group Value

Financial Results 
Script

Notice Concerning Medium- and Long-Term 
Management Policies to Enhance Group Value
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▪ Sapporo is considering specific methods to divest its real estate

▪ It is our understanding that the real estate divestiture strategy will be announced later this fiscal year

▪ To maximize corporate value, selecting an appropriate real estate divestiture strategy is extremely important

▪ Under such circumstances, and after much research and consultation with real estate industry experts, we have developed a 
specific real estate divestiture strategy that we believe can maximize Sapporo’s corporate value

3D’s Request to Sapporo Shareholders

Request to Sapporo Shareholders

We ask that shareholders review our materials and join us in supporting Sapporo’s review process by sharing their 
perspectives regarding the best path forward for the Company



Executive Summary
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Executive Summary

▪ We believe that two structures for divesting Sapporo’s real estate holdings are effective for maximizing corporate value: a tax-qualified spin-off and a complete 
sale of selected, individual properties

― Possible divestiture methods include spin-offs, property sales and partial sales or capital increases of the real estate holding company
― Of these, partial sales and capital increases of the real estate holding company would theoretically greatly reduce the contribution of the real estate to 

corporate value

▪ We believe that spinning off properties with high NAV growth rates and selling properties with low NAV growth rates will maximize corporate value

― Properties with high NAV growth rates may be given high NAV multiples after listing, but properties with low NAV growth rates are expected to 
remain to have low NAV multiples

― Properties with high NAV growth rates and significant potential for value appreciation include Yebisu Garden Place, Lion Ginza 7-chome and 
Shinjuku Lion

▪ We assume that Sapporo’s real estate holding company, Sapporo Real Estate Development, can be listed in a tax-qualified spin-off

― The selection of the properties to be sold will be based on Sapporo’s financial plan, the viability of Sapporo Real Estate Development as a listed 
company and the financial plan of Sapporo Real Estate Development, and the selected properties will be sold before and after the listing.

▪ If Sapporo divests it real estate using this strategy, we believe its market capitalization will increase from the current 440.1 billion yen to 722.0 billion yen, an 
upside of approximately 65%

― Alcoholic Beverages and Food & Beverage Business Holding Company (330.1 billion yen): Calculated based on this fiscal year’s estimated EBITDA
(including corporate expenses) and EV/EBITDA multiples of domestic and overseas competitors in the alcoholic beverages business and estimated 
sales and EV/Sales of Dydo Drinco Incorporated in the food and beverages business 

― Real estate holding company after spin-off (265.8 billion yen): Calculated by applying a NAV multiple based on estimated future NAV growth rate to 
NAV based on third-party real estate appraisal value and Net Debt

― Cash and cash equivalents generated by the sale of properties (126.2 billion yen): Calculated based on third-party real estate appraisal value, excluding 
taxation of gains on sales



Real Estate Divestiture Structure Options
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There Are Three Major Structures for Divesting Real Estate; It Is Essential to Utilize the Ones That Maximize 
Corporate Value

Notes: [1] Sapporo Real Estate Development Co., Ltd.[2] Pre-tax basis; assuming SRE, post-tax basis is about 0.8x; assuming a multiple of 0.4x-0.6x on an after-tax basis to account for liquidity and governance discounts relative to listed real estate development 
companies.

Disconnection 
Way

NAV
Conglomerate 
discount

Real Estate Value 
Contribution

Real estate 
market value 
(before tax)

Taxation of 
profits

Net Debt NAV multiple

Spin-off of 
Properties

432.2 
billion yen

636 billion yen

▪ Third-party real estate 
appraisal value

0 billion yen

▪ No tax burden due to 
tax-qualified spin-off

203.8 billion yen

▪ Sapporo net debt 
attributable to 
SREDC

0.95x

▪ Secured liquidity as a publicly listed 
company

▪ Governance is ensured as a listed 
company

▪ High NAV growth expected due to 
redevelopment story

→ As a real estate developer with high NAV growth, high 
liquidity and good governance, the spun-off entity should 
receive a NAV multiple of ~0.95x (see page 18)

100%

▪ No discounting 
occurs due to spin-
off

410.6 billion yen

Sale of 
Properties

304.8 
billion yen

636 billion yen

▪ Same as above

127.4 billion yen

▪ Taxation of gain on 
sale occurs due to a 
simple sale

203.8 billion yen

▪ Same as above

1.00x

▪ After-tax sale proceeds accrue directly to shareholders due 
to a simple sale

80%

▪ Assumes half of 
current discount

243.8 billion yen

Partial Sale of 
Properties or 
Capital 
Increase in 
SREDC1

304.8 
billion yen

636 billion yen

▪ Same as above

127.4 billion yen

▪ Assumes taxation on 
the eventual sale of 
the majority

203.8 billion yen

▪ Sam as above

0.40x to 0.60x

▪ Very few partners available for 
investment

▪ Unlisted company with no liquidity 
due to restrictions in shareholder 
agreements

▪ Unlisted company and governance 
structure not yet in place

▪ NAV growth not factored into capital 
increase

→ As a real estate developer with low NAV growth, high 
liquidity and no governance, SREDC can only be assigned a 
NAV multiple of 0.56x2 or lower (see page 7)

61%

▪ Current discounts 
will continue to 
apply (see page 16)

74.4 billion yen – 
111.6 billion yen

= - - x
x =

At this point in time, if 
capital in SREDC is 
increased, the value 
contribution from real 
estate will be greatly 
reduced 

Liquidity

Governance

NAV Growth

Liquidity

Governance

NAV Growth

✓

✓

✓







Value contribution 
from real estate 

declined by about 300 
billion yen
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(Reference)NAV Multiples for Listed Real Estate Developers with Low NAV Growth Rates Are ~0.5x-0.6x; for 
Listed Real Estate Developers with High NAV Growth Rates, NAV Multiples Can Be 1.0x or Higher

Source: Bloomberg
Note: [1] Market capitalization is as of May 2, 2024; NAV is calculated as FY23 net assets + FY23 unrealized gains on real estate under operating leases or otherwise(before tax): [2] Based on domestic real estate investment trusts categorized as REITs in 

Speeda

Low NAV growth Real estate 
developers

Average NAV 
multiple 0.56x

High NAV growth Real estate developer
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We Believe a Spin-off or a Complete Sale Maximizes Corporate Value, as opposed to Capital Increase or Partial Sale 
of Property

Spin-off
 (Assumes Spin-off as Sapporo Real Estate 

Development)
Complete Sale of Property Capital Increase or Partial Sale of Property

Structures for Divesting Real Estate

As previously indicated on p. 6, this 
structure’s value contribution remains 

extremely low and therefore cannot be the
optimal choice

The determination of the proper structure should be made on a property-by-property basis, 
depending on which structure maximizes corporate value

The Best Way to Maximize Corporate Value Involves a Combination of Two Structures: Spin-offs and Property Sales
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We Believe the Decision as to whether Complete a Spin-off or Sale of a Property Will Maximize Corporate Value 
Should Be Based on the NAV Growth Rate of the Property and its Potential

Conglomerate
discount

NAV multiple
Real estate market 
value (before tax)

Taxation of profits Net Debt

NAV
-

× ×
Formula for calculating 
the value contribution 
of each property -=

Spin-off

Sale of 
Properties

▪ Same

▪ No 
occurrence

▪ Occurrence

▪ Dependent on  the NAV 
growth rate of the subject 
property (see page 7) 

▪ 1x for simple sale

▪ No discounting occurs due to 
spin-off

▪ Discounted as cash

▪ Same

Relative merits/demerits of spin-offs and property sales in each element of value contribution

Spin-offs contribute more 
value

Spin-offs contribute more value
Value contribution varies 
depending on NAV growth

▪ Spin-off for properties with high NAV growth rates and NAV multiples above a certain level
▪ Sell properties with low NAV growth and low NAV multiples

―This is because the value destruction caused by the low NAV multiple in the spin-off is greater than the value contribution from the avoidance of the tax 
burden and the elimination of the discount from the spin-off

Overall premise of the divesting policy



10

Selecting the Right Divestiture Structure for Sapporo’s Real Estate Holdings Should Be Based on Whether There Is 
Potential for Value Appreciation

Group A: Properties with significant potential for value 
appreciation

Group B: Properties with limited potential for value 
appreciation

Properties with high NAV growth potential Properties with low NAV growth potential

Spin-off
 (Assumes spin-off as Sapporo Real Estate Development)

Property sale
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Based on Our Initial Assessment, Each of Sapporo’s Real Estate Assets Can Be Categorized in the Following Groups

Note: The presence or absence of potential for value appreciation is simply determined based on a good location in the city center x room for volume expansion.

In executing this plan, we believe that the structure for divestiture should be determined based on internal information
and a quantitative analysis of all real estate holdings

Yebisu Garden Place

Prompt Divestiture via a spin-off
 (Assuming spin-off as Sapporo Real Estate 

Development)

Lion Ginza 7-chome

Shinjuku Lion

GINZA PLACE

SAKAE PLACE

AlcázarSreed EBISU2

Sreed EBISU EAST

Sreed EBISU +t

Sreed EBISU +C

ChezVia EBISU

Karuche Ebisu

ELSTANZA Daikanyama

Neighbors Musashi Nakahara

Seiwa Sendai Building (Demolished)STRATA GINZA

Nagoya Koyoen

Makino Dormitory

Yasma Head Office Building

Divestiture by sale of property

Sapporo Beer Garden (Sapporo)

Sapporo Lion Building (Sapporo)

Sapporo Factory (Sapporo)

Group A 
(with significant potential for value appreciation) Group B (with limited potential for value appreciation)
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Sapporo Should List Sapporo Real Estate Development, a Real Estate Holding Company, Through a Tax-Qualified 
Spin-off (1/2)

Current capital relationships and real estate holdings Capital relationship and real estate holdings after listing

Sapporo

Real Estate Holding Company
 (Sapporo Real Estate 

Development Co., Ltd.)

Alcoholic 
Beverage 
Business
HoldCo

Food & Beverage
Business HoldCo

Real 
Estate A

Real 
Estate B

Real 
Estate F

Real 
Estate C

Real 
Estate D

Property with limited potential for value appreciation

Property with significant potential for value

Real 
Estate E

Sapporo

Alcoholic Beverage Business
HoldCo

Food & Beverage
Business HoldCo

▪Spin-off and listing of real estate holdings as Sapporo Real Estate Development Co., Ltd.

▪Properties with limited potential for value appreciation are sold promptly before or after listing 
― Factors considered in the development of the divestiture plan: Sapporo’s financial plan, viability of Sapporo Real Estate Development as a 

listed company, and the financial plan of Sapporo Real Estate Development 

Real Estate Holding Company
 (Sapporo Real Estate Development Co., Ltd.)

Real 
Estate A

Real 
Estate B

Real 
Estate F

Real 
Estate C

Sold as appropriate Value appreciation study 
and implementation

Property sold prior to listing

Real 
Estate D

Real 
Estate E

Assets from sale proceeds
Consideration of reinvestment

Property with limited potential for value appreciation

Property with significant potential for value appreciation
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Sapporo Should List Sapporo Real Estate Development, a Real Estate Holding Company, Through a Tax-Qualified 
Spin-off (2/2)

Source: Ministry of Economy, Trade and Industry, Guidance on the Use of "Spin-offs

Overview of Tax-Qualified Spin-offs Illustrative Overview

▪ A spin-off is a transaction whereby a particular business unit or subsidiary 
within a company is separated and made independent by distributing shares 
thereof to shareholders of the parent company 

▪ Certain “spin-offs” in which a specific business is carved out and becomes an 
independent company are considered qualified reorganizations, allowing 
taxation on gains or losses on transfers and dividends to be deferred when the 
spin-off is carried out 

Parent 
company

Subsidiary 
(company)

Parent 
company

Subsidiary 
(company)

Parent company distributes shares 
of subsidiary to shareholders in kind

Gains or losses on transfers of subsidiary 
stock are not subject to taxation if 

qualifying requirements are met

Shareholders

Shareholders

Shareholder dividends are
not subject to taxation if qualifying 

requirements are met
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Value Contribution Resulting from the Real Estate Divestiture 
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Based on an Independent Third-Party Valuation We Commissioned, the Market Value of Sapporo’s Real Estate 
Assets is 636 Billion Yen in Total, Surpassing the 383 Billion Yen Value Previously Disclosed by Sapporo

Source: Third-party valuation

Assumes all properties in their 
current condition, not after value 
appreciation
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We Believe Our Plan to Maximize the Value of Sapporo’s Real Estate Would Increase Market Capitalization by At 
Least 64%, Expected to Dramatically Enhance Corporate Value

Source: Securities Reports; Nikkei Telecom
Note: [1] Calculated based on FY24/12 forecast and FY23/12 actual depreciation; [2] Refer to multiple of global and domestic competitors; [3] Refer to EV/Sales of Dydo Drinco, Incorporated, which has a highly similar business model; [4] Book value of investment properties in Sapporo's 
disclosed materials is prorated based on third-party appraisal values. (However, the book value of YGP is estimated to be JPY127,819M and that of Sapporo Factory is JPY11,396M based on the disclosed data); [5] Based on the closing price on End of June, 2024 (excluding treasury stock)

In

EBITDA: 22.5x1

 EV/EBITDA: 12.0x2

Sales: 12 billion yen1

 EV/Sales: 0.5x3

NOPAT: 9.3 billion 
yen1

 PER: 27.9x

Market 
capitalization of 
alcoholic 
beverage and 
food and 
beverage 
businesses

Market 
capitalization of 
real estate 
holding 
company 
(=SRE) after 
spin-off

Assumes all Net Debt is attributable 
to real estate development

NAV multiple of 0.95x is applied based on the assumed NAV 
growth rate of 9.2% (see next page)
⇒Calculate market capitalization incorporating value appreciation

Cash and cash 
equivalents 
generated on 
the sale of a 
property

Improvement in the low profitability of 
the alcoholic business is not factored in
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Source: Sapporo Disclosure Statement; Third-party valuation firm
Notes: [1] Assumed time required to enhance value of YGP; [2] Value after value appreciation net of development costs (JPY 978,810 M) - YGP third-party valuation (JPY 441,521 M); [3] Value after value appreciation net of development costs (JPY 60,656 M) - Group A (other than YGP) third-
party valuation (JPY 42,000 M); [4] Assumed operating income generated by YGP during the value appreciation period and a tax rate of 30%.

NAV growth rate of 9.2% over the value 
appreciation period (12 years1 )

(Reference) Our Third-Party Valuation Indicates that the NAV Growth Rate of the Real Estate Holding Corporation 
After the Spin-off Assuming Value Appreciation Will Be Approximately 9.2%
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(Reference) Assuming a NAV Growth Rate of 9.2%, the NAV Multiple Is Expected to Be ~0.95x

Source: Bloomberg
Note: [1] Market capitalization is as of May 2, 2024; NAV is calculated as FY23 net assets + FY23 unrealized gains on real estate under operating leases or otherwise (before tax): [2] Based on domestic real estate investment trusts categorized as REITs in 

Speeda

9.2% Line 10% Line



Maximize the Contribution to Corporate Value of  Group A 

(Properties with Significant Potential  for Value Appreciation)
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For Real Estate Holdings in Group A (Those with Significant Potential for Value Appreciation), a Spin-off Should Be 
Implemented to Maximize the Contribution to Corporate Value 

Note: The presence or absence of potential for value appreciation is simply determined based on a good location in the city center x room for volume expansion.

Group A 
(with significant potential for value appreciation)

Yebisu Garden Place

Prompt Divestiture via a spin-off
 (Assuming spin-off as Sapporo Real Estate 

Development)

Lion Ginza 7-chome

Shinjuku Lion

Group B (with limited value appreciation potential)

Divestiture by sale of property

GINZA PLACE

SAKAE PLACE

AlcázarSreed EBISU2

Sreed EBISU EAST

Sreed EBISU +t

Sreed EBISU +C

ChezVia EBISU

Karuche Ebisu

ELSTANZA Daikanyama

Neighbors Musashi Nakahara

Seiwa Sendai Building (Demolished)STRATA GINZA

Nagoya Koyoen

Makino Dormitory

Yasma Head Office Building

Sapporo Beer Garden (Sapporo)

Sapporo Lion Building (Sapporo)

Sapporo Factory (Sapporo)
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We Have Developed a Specific Plan for the Value Appreciation of Yebisu Garden Place, Which Accounts for a Large 
Portion of the Value of Sapporo’s Real Estate 

…



Maximize the Contribution to Corporate Value of  Group B 

(Properties with Limited Potential  for Value Appreciation)
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Group B Real Estate Assets Should Be Sold Individually at the Maximum Price

Note: The presence or absence of potential for value appreciation is simply determined based on a good location in the city center x room for volume expansion.

Group A 
(with significant potential for value appreciation)

Yebisu Garden Place

Prompt Divestiture via a spin-off
 (Assuming spin-off as Sapporo Real Estate 

Development)

Lion Ginza 7-chome

Shinjuku Lion

Group B (with limited value appreciation potential)

Divestiture by sale of property

GINZA PLACE

SAKAE PLACE

AlcázarSreed EBISU2

Sreed EBISU EAST

Sreed EBISU +t

Sreed EBISU +C

ChezVia EBISU

Karuche Ebisu

ELSTANZA Daikanyama

Neighbors Musashi Nakahara

Seiwa Sendai Building (Demolished)STRATA GINZA

Nagoya Koyoen

Makino Dormitory

Yasma Head Office Building

Sapporo Beer Garden (Sapporo)

Sapporo Lion Building (Sapporo)

Sapporo Factory (Sapporo)
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Properties Should Be Sold Through a Competitive Bidding Process that Maximizes the Price Received by Sapporo

▪ In order to maximize the sale price of real estate holdings and the net recovery after deducting commissions, Sapporo should conduct a beauty contests of 
major brokerage firms invited from different types of firms, mainly focusing on the following topics, and partner with the most suitable brokerage firm based 
on the results of that contests (In some cases, different brokerage firms are selected for each of several real estate groups).

̶ Types of brokerage firms to be invited to participate in beauty contests include:
➢ Major distribution real estate companies
➢ Foreign real estate brokerages
➢ Trust banks

̶ Main Proposals based on:
➢ Selling method to maximize the sale price of subject real estate holdings (e.g., dividing the subject properties into groups based on investor 

characteristics and conducting a competitive sale process for each group, or conducting a batch process for all properties and selling to the 
party that offers the highest price for each property)

➢ Long and short list of anticipated buyers
➢ Assumed sales price of the subject property (including examples of market rents and cap rates on which the assumed sales price is based)
➢ Brokerage commissions

▪ Together with the selected brokerage firm, Sapporo should tailor its approach (e.g., negotiation, competition, etc.) to potential buyers, including real estate 
funds and business companies, and determine the approach that maximizes the sale price from the perspective of improving corporate value

▪ Sapporo should select proposals from interested parties based on various factors including sale price, certainty and time required for the sale, factoring in 
the impact on corporate value enhancement

Source: Industry Expert
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(Reference) Illustrative Property Grouping and Potential Buyer Attributes For Maximizing the Sale Price

Group 1: Office and Retail Properties in Good Locations
▪ Properties: GINZA PLACE, SAKAE PLACE, Alcázar, Sreed EBISU2, Sreed EBISU EAST, Sreed EBIS +t, Sreed EBISU +C, Nagoya 

Koyoen, Sapporo Factory, Sapporo Beer Garden, Sapporo Lion Building
▪ 3DIP appraised value: Approx. 115 billion yen
▪ Potential buyers: Domestic and foreign core funds (separate / private REITs), JREITs (integrated type), major real estate companies, major 

corporations

Group 2: Medium-scale Residential Properties
▪ Properties: ChezVia EBISU, Karuche Ebisu, ELSTANZA Daikanyama, Neighbors Musashi Nakahara
▪ 3DIP appraised value: Approx. 5 billion yen
▪ Potential buyers: Domestic and foreign core funds specializing in residential properties (separate / private REITs), JREITs (residential 

type), major real estate companies, major business corporations

Group 3: Hotels
▪ Subject property: STRATA Ginza
▪ 3DIP appraised value: Approx. 29 billion yen
▪ Potential buyers: Domestic and foreign core funds specializing in hotels, JREITs (hotel-type), major real estate companies, major 

corporations

Group 4: Other Real Estate (For price maximization, one of the options is to sell these properties with one of Groups 1-3)
▪ Subject properties: Makino Dormitory, Yasuma Head Office Building, Seiwa Sendai Building (demolished)
▪ 3DIP appraised value: Approx. 4 billion yen
▪ Potential buyers: Major real estate companies, local real estate companies, major local general contractors, local business companies

Source: Industry Expert
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We Believe Sapporo Can Realize ~152.5 Billion Yen Through a Value-Maximizing Sale Process, Which Is Significantly Higher 
than the 91.8 Billion Yen Value of These Properties Estimated From Public Disclosures

Source: Third-party valuation
Note: [1] Estimated by proportionally dividing the market value of investment properties in the Sapporo disclosure materials based on third-party valuations.
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Sapporo Should Compare the Value to Be Realized in an Outright Sale Against the Value to Be Realized in a 
Sale-Leaseback Transaction in Determining the Sales Methods of Real Estate Used for Its Business 

Comparison of price based on an outright sale vs. a 
sale-leaseback

Market check of the value of the subject property

Market check for an outright sale

Market check for a full or partial sale-leaseback

Value based on an outright 
sale

Value based on a sale-
leaseback

Comparison

▪ Create and send RFPs to multiple brokerage firms
― Clearly state that the call for proposals is based on sale-leaseback assumptions
― Note that Sapporo wishes to maximize the sale price, with the disclaimer that the decision to 

sell will be made based on the price
― Note that necessary information, including rent rolls, etc., will be provided

▪ Evaluate proposals from brokerage firms in a beauty contests
― Assumed sale price of the subject property (including sale-leaseback rents and cap rate on 

which the sale price is based, and examples of such rents and cap rates)
― Proposal of sales methods to maximize the sale price of the subject property
― Long and short list of possible buyers
― Brokerage commissions

▪ Create and send RFPs to multiple brokerage firms
― Clearly state that the request for proposals is based on the assumption of an outright sale
― Include a disclaimer to the effect that a decision on whether to sell or not to sell will be made 

based on price
― Note that necessary information, including rent rolls, etc., will be provided

▪ Evaluate proposals from brokerage firms in a beauty contests
― Assumed sales price of the subject property (including examples of market rents and cap rates 

on which the estimated sale price is based)
― Proposal of sales methods to maximize the sale price of the subject property
― Long and short list of anticipated buyers
― Brokerage commissions

Source: Industry Expert 

Sold via the method that achieves a higher price
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(Reference) A Sale-Leaseback Is a Transaction in Which a Company Sells Its Real Estate and Then Leases the 
Same Real Estate from the Seller

Source: Mitsubishi Estate Real Estate Services Website

Step 1: Sell the Property Step 2: Lease the Property from the Seller

Sapporo 
(company)

Seller

Sell Real Estate
Receipt of 
proceeds from 
sale

Sapporo 
(company)

Seller

Rental 
payments

Leasing Real 
Estate



Conclusion
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Conclusion

▪ We believe that two structures for divesting Sapporo’s real estate holdings are effective for maximizing corporate value: a tax-qualified spin-off and a complete 
sale of selected, individual properties

― Possible divestiture methods include spin-offs, property sales and partial sales or capital increases of the real estate holding company
― Of these, partial sales and capital increases of the real estate holding company would theoretically greatly reduce the contribution of the real estate to 

corporate value

▪ We believe that spinning off properties with high NAV growth rates and selling properties with low NAV growth rates will maximize corporate value

― Properties with high NAV growth rates may be given high NAV multiples after listing, but properties with low NAV growth rates are expected to 
remain to have low NAV multiples

― Properties with high NAV growth rates and significant potential for value appreciation include Yebisu Garden Place, Lion Ginza 7-chome and 
Shinjuku Lion

▪ We assume that Sapporo’s real estate holding company, Sapporo Real Estate Development, can be listed in a tax-qualified spin-off

― The selection of the properties to be sold will be based on Sapporo’s financial plan, the viability of Sapporo Real Estate Development as a listed 
company and the financial plan of Sapporo Real Estate Development, and the selected properties will be sold before and after the listing. 

▪ If Sapporo divests it real estate using this strategy, we believe its market capitalization will increase from the current 440.1 billion yen to 722.0 billion yen, an 
upside of approximately 65%

― Alcoholic Beverages and Food & Beverage Business Holding Company (330.1 billion yen): Calculated based on this fiscal year’s estimated EBITDA
(including corporate expenses) and EV/EBITDA multiples of domestic and overseas competitors in the alcoholic beverages business and estimated 
sales and EV/Sales of Dydo Drinco Incorporated in the food and beverages business 

― Real estate holding company after spin-off (265.8 billion yen): Calculated by applying a NAV multiple based on estimated future NAV growth rate to 
NAV based on third-party real estate appraisal value and Net Debt

― Cash and cash equivalents generated by the sale of properties (126.2 billion yen): Calculated based on third-party real estate appraisal value, excluding 
taxation of gains on sales



Appendix:  Current Valuation of Sapporo ’s Properties
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Based on an Independent Third-Party Valuation We Commissioned, the Market Value of Sapporo’s Real Estate 
Assets is 636 Billion Yen in Total, Surpassing the 383 Billion Yen Value Previously Disclosed by Sapporo

Source: Third-party valuation

Assumes all properties in their 
current condition, not after value 
appreciation
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Valuation Details (1/2)

Source: Third-party valuation

(tb) (tb) (yen/tb) (mn) (mn) (mn) (mn/tb) (mn) (mn) (mn)

RE valuation GBA NRA% NRA Rent Vacancy % Other IncomeGross Income NOI % NOI Cap rate Value Value/NRA Value/GBA

Income Valuation (Office & Retail)

Total 16,940 548,669

恵比寿ガーデンプレイスタワー 48,606 67% 32,403 28,382 5.0% 79 10,563 80% 8,401 3.00% 280,049 8.64 5.8

恵比寿ガーデンプレイス 商業 12,711 72% 9,181 25,156 5.0% 1,240 3,873 80% 3,107 3.25% 95,607 10.41 7.5

恵比寿ガーデンプレイス 弐番館 24,796 42% 10,417 21,057 5.0% 59 2,559 64% 1,647 2.50% 65,866 6.32 2.7

サッポロファクトリー 44,564 100% 44,564 4,800 10.0% 193 2,503 70% 1,752 5.50% 31,856 0.71 0.7

GINZA PLACE 2,191 58% 1,280 116,386 5.0% 19 1,718 73% 1,249 2.30% 54,318 42.44 24.8

SAKAE PLACE 2,177 66% 1,443 21,493 3.0% 6 367 70% 257 3.50% 7,336 5.08 3.4

アルカサル 238 70% 166 22,000 5.0% 1 43 75% 32 4.00% 799 4.81 3.4

Sreed　EBISU2 161 80% 129 20,000 5.0% 2 31 75% 23 4.00% 581 4.52 3.6

Sreed　EBISU EAST 394 87% 344 20,000 5.0% 12 90 70% 63 4.00% 1,580 4.60 4.0

Sreed　EBISU +t 163 93% 152 28,116 5.0% 0 49 75% 37 3.00% 1,218 8.01 7.5

Sreed　EBISU +C 326 87% 285 22,929 5.5% 0 74 70% 52 3.25% 1,594 5.60 4.9

シェビア恵比寿 318 70% 222 15,000 5.0% 0 38 85% 32 3.50% 924 4.15 2.9

カルチェ恵比寿 510 74% 378 20,148 5.0% 0 87 75% 65 4.00% 1,626 4.31 3.2

エルスタンザ代官山 494 75% 370 18,000 5.0% 0 76 75% 57 4.00% 1,425 3.85 2.9

ネイバーズ武蔵中原 1,210 70% 847 6,000 5.0% 0 58 85% 49 5.00% 985 1.16 0.8

星和仙台ビル 2,116 62% 1,302 12,984 5.0% 9 202 58% 116 4.00% 2,903 2.23 1.4

YGP Tower

YGP Commercial

YGP Residence

Sapporo Factory

Alcázar

ChezVia EBISU

Karuche Ebisu

ELSTANZA Daikanyama

Neighbors Musashi Nakahara

Seiwa Sendai Building
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Valuation Details (2/2)

Source: Third-party valuation

(mn) (mn) (mn) (mn) (mn) (mn) (mn) (mn)

Hotel Sales GOP Margin GOP Retail  Rent Income Other Income Gross Income NOI % NOI Cap rate Value Per Key

Income Valuation (Hotel)

Total 999 28,533

STRATA GINZA 1,570 58.0% 910 326 43 1,278 78% 999 3.50% 28,533 105.7

(tb) (mn) (mn) (tb) (mn) (mn) (mn)

土地面積 土地単価 乖離率 権利割合 土地値 延床面積 権利割合 再調達単価 建物現価率 建物価格 Value

積算 Valuation

Total 58,785

ライオン銀座七丁目 167 192.0 105% 100% 33,641 1,071 100% 2.5 16% 421 34,062

新宿ライオン 99 74.9 103% 100% 7,640 672 100% 1.8 25% 298 7,938

名古屋浩養園 1,281 2.6 105% 100% 3,497 1,114 100% 1.0 34% 374 3,871

牧野寮 48 2.3 100% 100% 109 123 100% 1.2 14% 21 130

サッポロライオンビル 60 10.8 100% 60% 392 232 100% 1.2 21% 58 450

サッポロビール園 11,952 1.0 80% 100% 9,561 3,786 100% 1.0 43% 1,643 11,204

ヤスマ本社ビル 216 3.5 103% 100% 779 395 100% 1.5 59% 351 1,130

Lion Ginza 7-chome

Shinjuku Lion

Nagoya Koyoen

Makino Dormitory

Sapporo Lion Building

Sapporo Beer Garden

Yasuma Head Office Building

Land area Price/tb

Deviation 
Ratio

Right 
Ratio Land Value Build. area

Right 
Ratio Price/tb

Current 
price 
ratio Build. Value
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Disclaimer

This presentation and the information contained herein (collectively “this presentation”) is for the purpose of exchanging views on Sapporo Holdings Limited (“Sapporo”). 3D Investment Partners Pte. 

Ltd. is the investment manager of funds (“3D Funds”) that hold shares in Sapporo.

This presentation represents the views, estimates and opinions of 3D Investment Partners Pte. Ltd. exclusively, with regards to the business of Sapporo. 3D Investment Partners Pte. Ltd. states such 

views, estimates and opinions solely in its capacity as investment manager to the 3D Funds.

This presentation should not be construed as a solicitation or request for other shareholders or any third party to jointly exercise together with 3D Investment Partners Pte. Ltd. and its affiliates 

(collectively “3DIP”), their rights as a shareholder (including, but not limited to, voting rights) with respect to the election of directors or any other proposal to be presented to shareholders at Sapporo’s 

general meeting of shareholders or the undertaking of any other action. 3DIP disclaims any intention or agreement to be treated as a joint holder (kyodo-hoyusha), a specially related party (tokubetsu-

kankeisha), or closely related party (missetsu-kankeisha) with other shareholders under any Japanese law (or other applicable law) by virtue of its action to express its views, estimates and opinions or 

otherwise to engage in dialogue with other shareholders in or through this presentation.

3DIP does not have any intention to receive any power to represent other shareholders who hold the shares of Sapporo in relation to the exercise of their voting rights.

3DIP does not have any intention to make a proposal, by itself or with or through other shareholders, to transfer or abolish the business or assets of Sapporo and group companies of Sapporo at the 

general meeting of shareholders, nor does 3DIP have any intention or purpose to engage in any conduct to make the implementation of continuous and stable business of Sapporo and group companies 

of Sapporo difficult.

Nothing in this presentation should be construed as an offer, invitation, marketing of any transactions, services or products, advertisement, inducement, or representation of any kind, nor as investment 

advice or a recommendation to buy or sell any investment products or to make any type of investment, to enter into or conclude any transaction or take or refrain from taking any other course of action 

(whether on the terms shown therein or otherwise), or as an opinion on the merits or otherwise of any particular investment or investment strategy. Any examples of strategies or trade ideas are 

intended for illustrative purposes only and are not indicative of the historical or future strategy or performance or the chances of success of any particular strategy.

This presentation is for informational purposes only and should not be relied on by any person for any purpose and is not, and should not be construed as transactional, investment, financial, legal, tax 

or other advice, proposal or invitation.

This presentation has been prepared based on publicly available information (which have not been independently verified by 3DIP) and does not purport to be complete, timely or comprehensive.

3DIP has not received any inside information as defined in the Financial Instruments and Exchange Act of Japan (“Inside Information”) and has not included any Inside Information in this 

presentation.

This presentation contains “forward-looking statements.” Specific forward-looking statements can be identified by the fact that they do not relate strictly to historical or current facts and include, 

without limitation, words such as “may,” “will,” “expects,” “believes,” “anticipates,” “plans,” “estimates,” “projects,” “targets,” “forecasts,” “seeks,” “could” or the negative of such terms or other variations 

on such terms or comparable terminology. Similarly, statements that describe 3DIP’s objectives, plans, business strategy or goals are forward-looking. Any forward-looking statements are based on 

3DIP’s intent, beliefs, expectations, estimates, assumptions and projections, taking into consideration all information available to 3DIP at such point in time. These statements are not guarantees of 

future performance and involve risks, uncertainties, assumptions and other factors that are difficult to predict, are not within the control of 3DIP and that could cause actual results to differ materially. 

Accordingly, you should not rely upon forward-looking statements as a prediction of actual results and actual results may vary materially from what is expressed in or indicated by the forward-looking 

statements. 3DIP undertakes no obligation to update publicly or revise any forward-looking statement, whether as a result of new information, future developments, or otherwise.
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Disclaimer

Although 3DIP believes the information contained in this presentation to be accurate and reliable when made, 3DIP makes no representation or warranty, express or implied, as to the accuracy, 

completeness or reliability of those statements or any other written or oral communication it makes with respect to Sapporo and any other companies mentioned, and 3DIP expressly disclaims any 

liability relating to those statements or communications (or any inaccuracies or omissions therein). With respect to any public company referred to herein, there may be non-public information in the 

possession of the public companies or insiders thereof that has not been publicly disclosed by those companies. Therefore, all information contained in this presentation is presented “as is,” without 

warranty of any kind, whether express or implied, and 3DIP makes no representations, express or implied, as to the accuracy, timeliness, or completeness of any such information or with regard to the 

results to be obtained from its use. You should obtain your own professional advice and conduct your own independent evaluation with respect to the subject matter therein. 3DIP expressly disclaims 

any responsibility or liability for any loss howsoever arising from any use of or reliance on the information contained in this presentation (or any inaccuracies or omissions therein) in whole or in part by 

any person, or otherwise howsoever arising in connection with the same. Any investment involves substantial risks, including complete loss of capital. Any forecasts or estimates are for illustrative 

purposes only and should not be taken as limitations of the maximum possible loss or gain. 3DIP may without notice to any person change all or any part of this presentation, but is not under any 

obligation to provide any amended, updated or additional information or materials or to correct any inaccuracies in this presentation.

This presentation may include content or quotes from, or hyperlinks to, news coverage or other third-party public sources (“Third-Party Materials”). Permission to quote from Third-Party Materials in 

this presentation may neither have been sought nor obtained. The content of the Third-Party Materials has not been independently verified by 3DIP and does not necessarily represent the views of 3DIP. 

The authors and/or publishers of the Third-Party Materials are independent of, and may have different views to 3DIP. The making available of Third-Party Materials in this presentation does not imply 

that 3DIP endorses or concurs with any part of the content of the Third-Party Materials or that any of the authors or publishers of the Third-Party Materials endorses or concurs with any views which 

have been expressed by 3DIP on the relevant subject matter. The Third-Party Materials may not be representative of all relevant news coverage or views expressed by other third parties on the stated 

issues.

In respect of information that has been prepared by 3DIP (and not otherwise attributed to any other party) and which appear in the English language version of this presentation, in the event of any 

inconsistency between the English language version and the Japanese language version of this presentation, the meaning of the Japanese language version shall prevail unless otherwise expressly 

indicated.

3DIP currently beneficially owns and/or has an economic interest in and may in the future beneficially own and/or have an economic interest in, Sapporo group securities. 3DIP intends to review its 

investments in Sapporo group on a continuing basis and depending upon various factors, including without limitation, Sapporo group’s financial position and strategic direction, the outcome of any 

discussions with Sapporo, overall market conditions, other investment opportunities available to 3DIP, and the availability of Sapporo group securities at prices that would make the purchase or sale of 

Sapporo group securities desirable, 3DIP may from time to time (in the open market or in private transactions, including since the inception of 3DIP’s position) buy, sell, cover, hedge or otherwise change 

the form or substance of any of its investments (including Sapporo group securities) to any degree in any manner permitted by any applicable law and expressly disclaims any obligation to notify others 

of any such changes. 3DIP also reserves the right to take any actions with respect to its investments in Sapporo as it may deem appropriate, including, but not limited to, communicating with the board 

of directors, management and other investors.

This presentation and the content thereof are the copyrighted works of 3DIP. All registered or unregistered service marks, trademarks and trade names referred to in this presentation are the property 

of their respective owners and 3DIP’s use thereof does not imply an affiliation with, or endorsement by, the owners of these service marks, trademarks and trade names.

In no event shall 3DIP be liable to any party for direct, indirect, special, incidental, or consequential damages, including lost profits, arising out of the use of this presentation.

Please note that this disclaimer may be altered or updated without notice. You should read it in full each time you read this presentation.
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