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Rating and Investment Information, Inc. (R&I) has confirmed that the Sustainability Linked Loan Framework 
(SLL Framework) developed by Nomura Real Estate Holdings, Inc. (NREH) together with its sustainability 
coordinator The Chiba Bank, Ltd. on July 28, 2021 is aligned with the Sustainability Linked Loan Principles 
(May 2021)1 and the Expected Elements of Sustainability Linked Loans described in the Ministry of the 
Environment’s Green Loan and Sustainability Linked Loan Guidelines 2020. This opinion is based on the 
following views. 

 

■ Outline of the Opinion 

(1) Selection of Key Performance Indicators (KPIs) 

・ The KPIs measure the supply chain greenhouse gas (CO2) emissions of the Nomura Real Estate 
Group (Group)2 and consist of KPI-1 and KPI-2. KPI-1 measures the sum of Scope 1 (direct 
emissions) and Scope 2 (indirect energy-derived emissions). KPI-2 measures Scope 3 (other indirect 
emissions in Categories 1 and 11). 

・ The KPIs cover 94% of the Group’s supply chain emissions recorded in FY2019. In particular, KPI-2 
encompasses Category 11 (emissions from use of products sold) and Category 1 (emissions from 
construction of buildings, etc.) in Scope 3, which accounts for most of the supply chain emissions. 
Therefore, KPI-2 is the core indicator that relates to the Group’s entire business. 

・ The Group regards environment and climate change as one of the most important management 
issues and is taking groupwide measures to address climate change, with NREH President and 
Representative Director and Group CEO as supervisor. Its mid- to long-term CO2 emissions 
reduction targets were approved by the Science Based Targets initiative (SBTi) in November 2020 as 
being aligned with the well-below 2℃ target of the Paris Agreement3. The KPIs are one of the 
indicators for the Group’s mid- to long-term targets and highly important indicators that are clearly 
associated with the Group Policy and Targets/Indicators in its Policy on Sustainability. 

(2) Calibration of Sustainability Performance Targets (SPTs) 

・ The SPTs consist of SPT-1 and SPT-2. SPT-1 corresponds to KPI-1 (Scopes 1 and 2) and SPT-2 to 
KPI-2 (Scope 3). Both SPT-1 and SPT-2 are a 35.0% reduction in their respective emissions by 
FY2030 from the FY2019 baseline. These levels are the same as those of the mid- to long-term 
targets mentioned above. 

                              
1 Published by the Loan Market Association, the Asia Pacific Loan Market Association, and the Loan Syndications and 
Trading Association 
2 Supply chain emissions refer to all greenhouse gas (GHG) emissions generated by business activities in a company’s 
supply chain and consist of direct emissions (Scope 1), indirect energy-derived emissions (Scope 2) and other indirect 
emissions (Scope 3), according to the Basic Guidelines on Accounting for Greenhouse Gas Emissions Throughout the 
Supply Chain Ver. 2.3 published by the Ministry of the Environment and the Ministry of Economy, Trade and Industry in 
December 2017. 
3 SBTi is an international initiative which certifies that a company’s GHG reduction targets are grounded in science. GHG 
emissions reduction targets set by companies for 5 to 15 years ahead will be approved as Science-Based Targets (SBT) if 
they are in line with the levels that limit global temperature rise to well-below 2℃ above pre-industrial levels or to 1.5℃. 
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・ The SPTs were set based on the mid- to long-term targets approved by SBTi as being aligned with 
the well-below 2℃ target. The SPTs are grounded in science as targets that help achieve the goals 
of the Paris Agreement. The target for Scope 3, which accounts for 90% of total emissions, was set 
at a level that exceeds the criteria for SBT approval. It is an ambitious target aimed to achieve the 
Paris Agreement goals throughout the supply chain. 

・ The Scope 1 and 2 emissions reduction plan is centered on reducing emissions from offices, 
commercial facilities and other properties owned by the Group. For the Group-owned existing 
properties, such as the Nihonbashi Muromachi Building, the Group works to improve the overall BEI 
by steadily adopting energy efficient equipment and optimizing apparatus when performing 
renovations each year. Besides energy savings for buildings, it aims to achieve SPT-1 through 
expansion of energy generation using solar panels installed on the roof of Landport logistics facilities. 

・ The key to the Scope 3 emissions reduction plan is reducing emissions in the Residential 
Development Business Unit, the Group’s core business. For Category 11 (emissions from use of 
products sold), the largest source of its emissions, the Group will lower the BEI4 standard value for 
newly-built properties to the level required for net zero energy homes (ZEH)5 in a phased manner by 
2030. To achieve this, it will improve the insulation performance of PROUD brand condominiums and 
other multi-family residential properties and adopt energy efficient equipment and apparatus, 
including the Yukai-full next-generation air-conditioning system. For Category 1 (emissions from 
construction of buildings, etc.), the Group will introduce low-emission materials for building frames, 
exteriors and interiors. The plans to reduce Category 1 and 11 emissions are both based on existing 
technology levels, but impose a significant challenge on the cost and marketing fronts. Achievement 
of the SPTs will be a direct result of making every on-site project implementer understand product 
plans and promoting ZEH across the organization within the timeframe until 2030. In addition, the 
Group will strengthen design and construction standards for newly-built properties in the Commercial 
Real Estate Business Unit, such as mid-sized high-grade offices on the PMO brand, which are 
properties for sale. 

・ Events such as a rapid increase in the Group-owned floor space stemming from the completion of 
large building construction and a sales concentration of properties for sale in a specific period could 
be significant variable factors for the Group’s performance. Even so, the feasibility of the SPTs was 
verified using scenarios that incorporate expected variations to the extent possible. NREH also 
analyzed unexpected events and considered measures, including practically possible alternative 
actions. Based on reduction plans that take full account of external factors, it set SPTs that are 
achievable through its own well-planned efforts. 

・ R&I has therefore concluded that NREH set ambitious SPTs and formulated reasonable emissions 
reduction plans to achieve them. 

(3) Loan Characteristics 

・ NREH discussed the financial and structural characteristics of the Sustainability Linked Loan (SLL) 
with its sustainability coordinator Chiba Bank. If the SPTs are met, specified preferential interest 
spreads will be applied during the period from the first interest calculation period that comes on 
or after the date of determination through the maturity of the loan. The terms of the loan are 
linked to the Group’s performance levels, functioning as economic incentives for NREH. 

・ Preferential interest spreads will also be applied if the SPTs are met ahead of schedule. 
Different preferential interest spreads will be applied to SPT-1 and SPT-2. The spreads were set 
based on the difficulty of achieving the targets. 

・ The SLL Framework clearly stipulates details of the SLL’s financial and structural characteristics, 
including the fiscal year for which SPTs achievement will be determined, the date of 
determination, conditions for achievement, and preferential interest spreads according to the 
conditions. Note that the SLL Framework is embedded in a loan contract with a lender as an 
agreement between the borrower and lender, and is legally binding as with the loan contract. 

                              
4 BEI stands for Building Energy-efficiency Index, which assesses energy conservation performance of a building. A lower 
value indicates better performance. It is calculated by dividing design primary energy consumption by standard primary 
energy consumption. 
5 According to design guidelines for ZEH, ZEH refers to homes designed to achieve net zero annual primary energy 
consumption. While maintaining the quality of the indoor environment, it substantially reduces energy consumption by 
greatly improving the insulation performance of the building envelope and installing highly efficient facilities and 
equipment, and also introduces renewable energy. 
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・ The SLL Framework includes a provision that upon the occurrence of an event that may have a 
material impact on the selection of KPIs and the calibration of SPTs, such as a modification or 
update of the Group’s mid- to long-term targets (including the SBT approval for the mid- to 
long-term targets), the borrower and lender shall hold discussions in good faith so that they will 
agree on SPTs that are aligned with the Sustainability Linked Loan Principles (SLLP). 

 

(4) Reporting 

・ Scope 1 and 2 emissions and Scope 3 (Category 1 and 11) emissions that constitute the KPIs 
will be reported on NREH’s sustainability website and CSR report, together with its sustainability 
policy and governance information. 

・ KPI-1 and KPI-2 performance for each fiscal year will be available to all stakeholders, including 
lenders, as public information. This allows their continuous dialogue. 

 

(5) Verification 

・ For Scope 1 and 2 emissions and Scope 3 (Category 1 and 11) emissions that constitute the 
KPIs, Independent Assurance Statements on the basis of a limited level of assurance will be 
obtained from an independent third party verifier annually. The respective emissions reported on 
NREH’s sustainability website and CSR report are based on the Independent Assurance 
Statements. 

・ Reporting that ensures objectivity and transparency enables all lenders to easily verify the 
Group’s performance using public information. 
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Overview of the Nomura Real Estate Group and the Abstract of the SLL 

Framework 

(1)  Overview of the Nomura Real Estate Group 

・ The Group is one of the comprehensive real estate developers and has excellent business 
development capabilities. The PROUD condominium brand created based on the market-in 
approach and commitment to quality from the customer’s perspective is well accepted in the market. 

・ The Group also develops many properties for sale. In particular, the PMO (Premium Midsize Office) 
brand has cultivated a new market with a concept of mid-sized offices with excellent locational 
advantages and specifications, and maintains competitiveness as others follow suit. 

 

(2)  Abstract of the SLL Framework 

・ In consultation with its sustainability coordinator Chiba Bank, NREH formulated the SLL Framework, 
which is designed to step up the Group’s efforts to address climate change and help achieve a 
decarbonized society, a goal of the Paris Agreement. 

・ The SLL Framework is a comprehensive framework under which NREH raises funds in accordance 
with the SLLP (May 2021) and the Ministry of the Environment’s Sustainability Linked Loan 
Guidelines 2020. The SLL Framework is used when a financial institution that supports the intent of 
the framework extends a sustainability linked loan to NREH. 

・ The comprehensive SLL Framework not only broadens the scope of lenders, but enables efficient 
funding that is in line with the SLLP. 
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1. Selection of Key Performance Indicators (KPIs) 

‘Selection of KPIs’ of the SLL Framework is in conformity with the SLLP from the following perspective. 

(1)  Abstract of KPIs 

・ The KPIs measure the Group’s supply chain greenhouse gas (CO2) emissions and consist of KPI-1 
and KPI-2. 

・ KPI-1 measures the sum of Scope 1 (direct emissions) and Scope 2 (indirect energy-derived 
emissions). KPI-2 measures Scope 3 (other indirect emissions in Categories 1 and 11). 

・ The KPIs cover 94% of the Group’s supply chain emissions recorded in FY2019. In particular, KPI-2 
encompasses Category 11 (emissions from use of products sold) and Category 1 (emissions from 
construction of buildings, etc.) in Scope 3, which accounts for most of the supply chain emissions. 
Therefore, KPI-2 is the core indicator that relates to the Group’s entire business. 

(2)  Materiality of KPIs 

① Sustainability Promotion System 

・ The Group adopted “New Value, Real Value” as its corporate philosophy and sustainability vision. 
Determined by the Board of Directors, this sets out the future vision that the Group aims to achieve 
under its Mid- to Long-term Business Plan, New Value, Real Value, announced in April 2019. 

 
[Source: Excerpt from Nomura Real Estate Group CSR Report 2020] 

・ The Group has four key themes: Safety and Security, Environment, Community, and Health and 
Well-being, and two promotion foundations: Human Resources and Management Structure. Based 
on these, it promotes management strategies and sustainability in an integrated manner. 
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② Nomura Real Estate Group’s Policy on Sustainability 

・ The Group identified material social issues relating to its four key themes and set out the Group 
Policy and quantitative and qualitative targets as shown below. 

Nomura Real Estate Groupʼs Policy on Sustainability 

 
[Source: Excerpt from Nomura Real Estate Group CSR Report 2020] 

③ Materiality of KPIs 

・ The Group regards environment and climate change as one of the most important management 
issues and is taking groupwide measures to address climate change, with NREH President and 
Representative Director and Group CEO as supervisor. In addition, the Sustainability Committee, 
which comprises NREH and Group company directors and others and is chaired by NREH President 
and Representative Director and Group CEO, deliberates on and decides related policies and action 
plans, and monitors progress. 
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・ To address climate change, the Group is working to achieve the three targets mentioned below. 

・ Its mid- to long-term CO2 emissions reduction targets were approved by SBTi in November 2020 as 
being aligned with the well-below 2℃ target of the Paris Agreement. The KPIs are one of the 
indicators for the Group’s mid- to long-term targets and highly important indicators that are clearly 
associated with the Group Policy and Targets/Indicators in its Policy on Sustainability. 

 

Mid- to Long-term Reduction Targets 

The Group has set the following three targets to address climate change. 

● Reduce greenhouse gases (CO2) 

 

 
● Reducing energy consumption 

● Promoting solar power generation 
 

 
[Source: Excerpt from Nomura Real Estate Group Website] 
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2. Calibration of Sustainability Performance Targets (SPTs) 

‘Calibration of SPTs’ of the SLL Framework is in conformity with the SLLP from the following perspective. 

(1)  Abstract of SPTs 

・ The SPTs consist of SPT-1 and SPT-2. 

・ SPT-1 corresponds to KPI-1 (Scopes 1 and 2) and SPT-2 to KPI-2 (Scope 3). 

・ Both SPT-1 and SPT-2 are a 35.0% reduction in their respective emissions by FY2030 from the 
FY2019 baseline. These levels are the same as those of the mid- to long-term targets mentioned 
above. The Sustainability Committee formulated the mid- to long-term targets based on the 
Intergovernmental Panel on Climate Change Fifth Assessment Report and the content of the Paris 
Agreement while making reference to the 2℃ scenario (and the 1.5℃ scenario). In this process, it 
considered various risks and opportunities, including government policies and laws and regulations, 
in addition to technology risk, energy sources and other factors listed below. 
 
【Risks】 
・Market risk: Changes in customer needs for real estate 
 (medium-term) 
・Technology risk: Increase in the development cost for CO2 reduction technologies 
(medium-term) 

・Physical risk: Increase in damage to buildings due to increasing frequency of localized 
severe rain and flooding, and resulting changes in asset value and quality of real estate 
(long-term) 

・Reputation: Negative feedback in ESG evaluation by stakeholders  
(short-term/medium-term) 

 
【Opportunities】 
・Products and services: Development of low-carbon products and services and expansion 
of customer needs 
(short-term/medium-term) 

・ Resource efficiency: Utilization of high energy efficient buildings and properties 
(short-term/medium-term) 

・Energy sources: Expanded utilization of renewable energy, etc.  
(short-term/medium-term) 

・Reputation: Acquisition of high ESG evaluation from stakeholders 
(short-term/medium-term) 

[Source: Excerpt from Nomura Real Estate Group Website] 

・ The SLL Framework specifies KPI measurement methodologies, the calibration of SPTs (including 
calculation methodologies) and details of assumptions. 

(2)  Ambitiousness of SPTs 

① Ambitiousness of SPTs 

・ The SPTs were set based on the mid- to long-term targets approved by SBTi as being aligned with 
the well-below 2℃ target. They are grounded in science as targets that help achieve the goals of the 
Paris Agreement. 

・ The target for Scope 3 was set at a level that exceeds the criteria for SBT approval. It is an ambitious 
target aimed to achieve the Paris Agreement goals throughout the supply chain. 

・ SBTs must be reviewed for recalculation at a minimum every five years. Factors such as mergers 
and acquisitions may trigger a target recalculation. When the SBTs are recalculated, the SPTs also 
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need to be recalculated. In this case, the borrower and lender will discuss a review of the SLL 
Framework. 

② Reasonableness of Strategies for Achieving SPTs 

・ R&I has concluded that the Group’s emissions reduction plans for achieving the SPTs are 
reasonable, after confirming the matters explained below through interviews. 

SPT-1: 35.0% reduction in Scope 1 and 2 emissions by FY2030 from the FY2019 baseline 

・ The Scope 1 and 2 emissions reduction plan is centered on reducing emissions from offices, 
commercial facilities and other properties owned by the Group. For the Group-owned existing 
properties, such as the Nihonbashi Muromachi Building, the Group works to improve the overall BEI 
by steadily adopting energy efficient equipment and optimizing apparatus when performing 
renovations each year. Besides energy savings for buildings, it aims to achieve SPT-1 through 
expansion of energy generation using solar panels installed on the roof of Landport logistics facilities. 

SPT-2: 35.0% reduction in Scope 3 emissions (Categories 1 and 11) by FY2030 from the 
FY2019 baseline 

・ The key to the Scope 3 emissions reduction plan is reducing emissions in the Residential 
Development Business Unit, the Group’s core business. For Category 11 (emissions from use of 
products sold), the largest source of its emissions, the Group will lower the BEI standard value for 
newly-built properties to the level required for net zero energy homes (ZEH) in a phased manner by 
2030. To achieve this, it will improve the insulation performance of PROUD brand condominiums and 
other multi-family residential properties and adopt energy efficient equipment and apparatus, 
including the Yukai-full next-generation air-conditioning system6. For Category 1 (emissions from 
construction of buildings, etc.), the Group will introduce low-emission materials for building frames, 
exteriors and interiors. The plans to reduce Category 1 and 11 emissions are both based on existing 
technology levels, but impose a significant challenge on the cost and marketing fronts. Achievement 
of the SPTs will be a direct result of making every on-site project implementer understand product 
plans and promoting ZEH across the organization within the timeframe until 2030. In addition, the 
Group will strengthen design and construction standards for newly-built properties in the Commercial 
Real Estate Business Unit, such as mid-sized high-grade offices on the PMO brand, which are 
properties for sale. 

Consideration given to factors that may affect SPTs achievement 

・ Events such as a rapid increase in the Group-owned floor space stemming from the completion of 
large building construction and a sales concentration of properties for sale in a specific period could 
be significant variable factors for the Group’s performance. Even so, the feasibility of the SPTs was 
verified using scenarios that incorporate expected variations to the extent possible. NREH also 
analyzed unexpected events and considered measures, including practically possible alternative 
actions. Based on reduction plans that take full account of external factors, it set SPTs that are 
achievable through its own well-planned efforts. 

(3)  Relevance of SPTs 

・ NREH set the SPTs with support from its sustainability coordinator Chiba Bank. 

・ With regards to the SLL Framework, a Second Opinion has been obtained from R&I, an independent 
third party. R&I has confirmed that the SPTs are ambitious and the reduction plans are reasonable. 

                              
6 Yukai-full is a unit-by-unit central air-conditioning system that takes advantage of the double floor structure of 
condominiums. The system provides temperature-controlled air around the clock throughout the entire living space 
including the hallway and restrooms, thereby not only saving energy but helping prevent a sudden room temperature 
change from causing a wide fluctuation in blood pressure that may lead to fainting, myocardial/cerebral infarction or other 
adverse effects on a body. 
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3. Loan Characteristics 

‘Loan characteristics’ of the SLL Framework is in conformity with the SLLP from the following perspective. 

・ NREH discussed the financial and structural characteristics of the SLL with its sustainability 
coordinator Chiba Bank. If the SPTs are met, specified preferential interest spreads will be applied 
during the period from the first interest calculation period that comes on or after the date of 
determination through the maturity of the loan. The terms of the loan are linked to the Group’s 
performance levels, functioning as economic incentives for NREH. 

・ Preferential interest spreads will also be applied if the SPTs are met ahead of schedule. Different 
preferential interest spreads will be applied to SPT-1 and SPT-2. The spreads were set based on the 
difficulty of achieving the targets. 

・ The SLL Framework clearly stipulates details of the SLL’s financial and structural characteristics, 
including the fiscal year for which SPTs achievement will be determined, the date of determination, 
conditions for achievement, and preferential interest spreads according to the conditions. Note that 
the SLL Framework is embedded in a loan contract with a lender as an agreement between the 
borrower and lender, and is legally binding as with the loan contract. 

・ The SLL Framework includes a provision that upon the occurrence of an event that may have a 
material impact on the selection of KPIs and the calibration of SPTs, such as a modification or update 
of the Group’s mid- to long-term targets (including the SBT approval for the mid- to long-term targets), 
the borrower and lender shall hold discussions in good faith so that they will agree on SPTs that are 
aligned with the SLLP. 

 
 

4. Reporting 

‘Reporting’ of the SLL Framework is in conformity with the SLLP from the following perspective. 

・ Scope 1 and 2 emissions and Scope 3 (Category 1 and 11) emissions that constitute the KPIs will 
be reported on NREH’s sustainability website and CSR report, together with its sustainability policy 
and governance information. 

・ KPI-1 and KPI-2 performance for each fiscal year will be available to all stakeholders, including 
lenders, as public information. This allows their continuous dialogue. 

 
 

5. Verification 

‘Verification’ of the SLL Framework is in conformity with the SLLP from the following perspective. 

・ For Scope 1 and 2 emissions and Scope 3 (Category 1 and 11) emissions that constitute the 
KPIs, Independent Assurance Statements on the basis of a limited level of assurance will be 
obtained from an independent third party verifier annually. The respective emissions reported on 
NREH’s sustainability website and CSR report are based on the Independent Assurance 
Statements. 

・ Reporting that ensures objectivity and transparency enables all lenders to easily verify the Group’s 
performance using public information. 
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[Disclaimer] 
Second Opinion is not the Credit Rating Business, but one of the Ancillary Businesses (businesses excluding Credit Rating 

Service but are ancillary to Credit Rating Activities) as set forth in Article 299, paragraph (1), item (xxviii) of the Cabinet Office 
Ordinance on Financial Instruments Business, etc. With respect to such business, relevant laws and regulations require 
measures to be implemented so that activities pertaining to such business would not unreasonably affect the Credit Rating 
Activities, as well as measures to prevent such business from being misperceived as the Credit Rating Business. 

Second Opinions are R&I's opinions on the alignment of a framework, formulated by companies etc. to raise funds for the 
purpose of environmental conservation and social contribution, with the principles etc. compiled by public organizations or 
private organizations related to the relevant financing as of the date of assessment.  Second Opinions do not address any 
matters other than the alignment (including but not limited to the alignment of a bond issue with the framework and the 
implementation status of the project subject to financing).  Second Opinions do not certify the outcomes and other qualities of 
the projects subject to the financing. Hence, R&I will not be held responsible for the effectiveness of the projects, including their 
outcomes.  Second Opinions are not, in any sense, statements of current, future, or historical fact and should not be 
interpreted as such, and Second Opinions are not a recommendation to purchase, sell, or hold any particular securities and do 
not constitute any form of advice regarding investment decisions or financial matters.  Second Opinions do not address the 
suitability of an investment for any particular investor.  R&I issues Second Opinions based on the assumption that each 
investor will investigate and evaluate the securities which they plan to purchase, sell, or hold for themselves.  All investment 
decisions shall be made at the responsibility of the individual investor. 

The information used when R&I issues Second Opinions is information that R&I has determined, at its own discretion, to be 
reliable.  However, R&I does not undertake any independent verification of the accuracy or other aspects of that information. 
R&I makes no representation or warranty, express or implied, as to the accuracy, timeliness, adequacy, completeness, 
merchantability, fitness for any particular purpose, or any other matter with respect to any such information. 

R&I is not responsible or liable in any way to any party, for all or any damage, loss, or expenses arising out of or in relation to 
errors, omissions, inappropriateness of, or insufficiencies in the information used when issuing Second Opinions, or opinions in 
Second Opinions, or arising out of or in relation to the use of such information or Second Opinions (regardless of the nature of 
the damage, including direct, indirect, ordinary, special, consequential, compensatory, or incidental damage, lost profits, 
non-monetary damage, and any other damage, and including expenses for attorneys and other specialists), whether in contract, 
tort, for unreasonable profit or otherwise, irrespective of negligence or fault of R&I. 

All rights and interests (including patent rights, copyrights, other intellectual property rights, and know-how) regarding 
Second Opinions belong to R&I.  Use of Second Opinions, in whole or in part, for purposes beyond personal use (including 
reproducing, amending, sending, distributing, transferring, lending, translating, or adapting the information), and storing 
Second Opinions for subsequent use, is prohibited without R&I's prior written permission. 

As a general rule, R&I issues a Second Opinion for a fee paid by the issuer. 
Japanese is the official language of this material and if there are any inconsistencies or discrepancies between the 

information written in Japanese and the information written in languages other than Japanese the information written in 
Japanese will take precedence.  
 
[Expertise and Third-Party Characteristics] 

R&I has launched the R&I Green Bond Assessment business in 2016, and since then, R&I has accumulated knowledge 
through numerous evaluations. Since 2017, R&I has been participating as an observer in the Green Bond Principles and Social 
Bond Principles, which have their own secretariat at the International Capital Market Association (ICMA). It also has been 
registered since 2018 as an Issuance Supporter (external review entity) of the Financial Support Programme for Green Bond 
Issuance, a project by the Ministry of the Environment. 

The R&I assessment method and results can be found on the R&I website (https://www.r-i.co.jp/en/rating/esg/index.html). 
There is no capital or personal relationship between R&I and the fundraiser that could create a conflict of interest. 


