
 

Presentation 
 

Kamemoto: Hello, everyone. I am Yoshitaka Kamemoto from ORIX Asset Management Corporation. 

Thank you very much for watching the video presentation of the financial results of ORIX JREIT Inc., or OJR, 

for the 38th fiscal period ended February 28, 2021. 

The coronavirus continues to have a significant impact on society and the economy both in Japan and overseas. 

Under these circumstances, I would like to explain OJR's current status and future earnings forecasts, in 

accordance with the material. 
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Please see page 5. First, let me explain OJR's portfolio. 

Could you see the asset type chart on the left side of the bottom part? Offices account for a majority of OJR's 

assets. They mainly consist of medium-sized offices. In addition, hotels that have sharply been affected by 

COVID-19 accounted for 14% of the entire portfolio. 

As shown in the pie chart on the right side of the bottom part, the variable rent was about 1% of the total 

rent. The ratio declined from the previous 2% since the variable rent at hotels decreased mainly due to the 

impact of COVID-19. 

In addition, retail facilities accounted for about 16%, of which urban-type retail facilities, which are heavily 

affected by the pandemic, are about half of that percentage. 
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I will now explain the key takeaways of the financial results. Please see page 8. 

Here, we will explain our business landscapes and performance results, as well as our strategy for the future. 

Vaccination against COVID-19 has started and measures are being taken to bring the pandemic under control. 

However, the timing of the control of COVID-19 and the changes it will bring to society are still uncertain, and 

we considered the landscapes surrounding OJR and its management strategy based on this assumption. 

First, in terms of external growth, competition in the real estate transaction market remains severe, and 

opportunities to acquire prime properties are limited. 

Under these circumstances, as part of our asset reshuffling strategy, we acquired an office and a residential 

property from third parties in areas where we have confidence in leveraging our operating expertise and 

market knowledge. We will continue to promote the asset reshuffling strategy that will improve the quality 

of our portfolio. 

In terms of internal growth, we recognize that the growth of rent increase for offices is slowing down and the 

occupancy rate is on a downward trend. In particular, due to the second Declaration of a State of Emergency 

in major cities and the stricter COVID-19 measures to prevent the spread of infection, hotels and restaurants 

at urban-type retail facilities face tough times as they are forced to shorten their operating hours. 

Under such circumstances, while the number of exempted rent payments did not increase much since the 

announcement of the previous financial results, the number of temporary rent reductions increased mainly 

at urban-type retail facilities and store sections of office buildings. However, these cases were within our 

expected range. 
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On the other hand, for offices, the rent fluctuation rate continued to improve, and we will continue to aim to 

increase rent by focusing on the rent gap while paying full attention to the occupancy rate. 

As for urban-type retail facilities, we intend to fill the vacancies that we identify at present through flexible 

leasing, regardless of tenants' industries or business types, in order to generate upside. 

As for our financial strategy, financial institutions’ lending attitude has not significantly changed despite 

upward pressure on long-term interest rates. We will continue to place emphasis on financial stability in our 

operations. 

We continued to maintain sufficient liquidity with a low and stable LTV ratio at 43.5%, a commitment line of 

JPY40.5 billion, and cash and deposits worth over JPY53 billion. 

As of the announcement of the financial results in the fiscal period under review, we had internal reserves of 

JPY3.3 billion, or approximately JPY1,200 per unit, which contribute to the stability of distributions. In addition 

to continuing to make up for temporary downturns in performance such as those caused by natural disasters, 

the event that causes us to fall below our DPU forecast, we consider using internal reserves on an ongoing 

basis to cover environment-related expenses, such as the conversion into LED devices and environment-

related certifications.  

The purpose of this is to steadily promote ESG initiatives without being affected by the business performance 

of each fiscal period by utilizing internal reserves, and to maintain and improve the competitiveness of the 

properties we hold. 
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Next, please see page 9 for the period-over-period comparison of rent revenue. 

Here is a summary of the impact of rent revenue on DPU for each use, in the form of a comparison with the 

previous period. 

To put the DPU assumption in a nutshell, the office occupancy rate at the end of each period is expected to 

be around 96%, showing little change, but we assume that rent revenue will gradually decline due to free rent 

and downtime when tenants will be replaced during each period. 

For urban-type retail facilities, we factored only vacant properties with a high likelihood of being filled based 

on our forecast from among the properties that are expected to be vacant until the fiscal period ending 

February 2022. 

On hotels, temporary reductions in rent and falls in variable rent have had an impact, but we assume that rent 

for the large-scale hotels, Tokyo Bay Maihama Hotel First Resort and Hotel Universal Port, will recover to a 

certain degree in the fiscal period ending February 2022. 

In addition, we showed the revenue comparison for residential properties. We do not believe that there will 

be a significant impact of those properties on our business performance since we have switched to the 

operation focusing on occupancy at some of our properties and tenant move-in advanced at those properties. 
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Based on these assumptions, I explain the distribution on page 10. 

For the results in the fiscal period ended February 2021, we assumed that we would use internal reserves of 

JPY196 per unit for the expected JPY3,490, when we announced the previous period’s financial results. In the 

end, however, we did not dip into internal reserves and ended up with JPY3,546, up 1.6% from the previous 

forecast. The main reason for this is that we were able to reduce the decline in rent revenue, which we had 

factored in as the impact of COVID-19. 

In addition, all restoration work for intervillage OH! MAGARI, whose building was damaged by an earthquake 

in Hokkaido in September 2018, has been completed using internal reserves as originally planned.  

For the current fiscal period ending August 2021, we expect the situation to remain unchanged from the 

previous financial results and set the same amount of distribution as the previous forecast at JPY3,350. 

Finally, we showed the forecast for the fiscal period ending February 2022. While offices and urban-type retail 

facilities will be affected by tenant move-out, we expect a certain level of recovery in variable rent at Hotel 

Universal Port and a recovery from temporary rent reductions at Maihama, so we assume that distribution 

per unit will bottom out at JPY3,460. 

In the unlikely event that these assumed DPUs fall short of targets, the Company will consider using internal 

reserves. 
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Next, I would like to explain internal growth. Please see page 13. 

Page 13 shows the occupancy rate and move-in/move-out area of office buildings, as well as the fluctuation 

rate in rent due to tenant turnover. 

First of all, the occupancy rate in the upper row was 96.9% as of the end of August 2021. The occupancy rate 

is expected to remain little changed at around 96% at the end of the fiscal periods ending August 2021 and 

February 2022. 

The line graph at the bottom shows the rent fluctuation rate by tenant turnover at offices. In the fiscal period 

ended February 2021, based on the rent gap, the rent increased for the 11th consecutive fiscal period, and 

the fluctuation rate was a positive 13%. 
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Next, please look at page 14. This is the rent renewal status of existing office tenants. 

As shown in the upper bar graph, although the floor space with upward rent renewals decreased, we were 

able to continue to increase rent based on the rent gap in the fiscal period ended February 2021, and the 

fluctuation rate remained in positive territory for the 15th consecutive fiscal period, with a positive 8%. 
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Next, please see page 15. This is a tenant analysis for offices. 

As shown in the table on the upper left, OJR's office tenants are diversified, and no single tenant accounts for 

more than 2% of the total portfolio, so the impact of the move-out of a single tenant on our performance is 

mitigated. 

As shown in the pie chart on the right, tenants’ industries are also diversified. There has been no significant 

change from the previous fiscal period. 

At the bottom, we showed tenants’ industry categories and move-in and move-out motives. 

As you can see, a large percentage of tenants that moved in are in services industries, including information 

services, and a lot of motives for move-in were positive ones, with employee increase/business expansion 

accounting for more than half despite the COVID-19 pandemic. 

There was no weight on particular business sectors in tenants that moved out, and many of the motives for 

moving out are general reasons, such as space consolidation, business downsizing, and cost reduction. The 

motive for move-out due to remote working was about 10 percent and thus the direct impact was fairly 

limited.  
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Next, page 16 explains retail facilities. 

As shown in the pie chart on the upper left, the percentage of rent for urban-type retail facilities, which are 

heavily affected by COVID-19, is about half of the overall retail facilities. 

The graph on the upper right shows the current estimated occupancy rate for urban-type retail facilities, which 

is expected to be around 76% at the end of February 2022. We conducted our financial results forecast based 

on this occupancy rate. 

As you can see in the pie chart below, the estimated monthly rent for the assumed vacant portion as of the 

end of February 2022 is around JPY61 million. If tenants are replaced smoothly, there will be an upward swing, 

and if additional tenants move out, there will be a downward swing. 
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Next, please see page 17 for residential properties and logistics facilities. 

In the fiscal period ended February 2021, the ratio of upward changes in rent decreased and that of downward 

changes in rent increased. The rent fluctuation rate upon tenant turnover used to be around 5%, but it was 

0.9% in the fiscal period ended February 2021. 

As a breakdown, we showed the rent fluctuation rate by area. The rate was a negative 1.7% in six central 

wards in Tokyo partly due to prioritizing occupancy in some properties, and a positive 2.4% in other areas. 

The rent fluctuation rate upon renewals was a positive 0.9%, showing no significant change from the previous 

periods. 

In the lower row, we showed changes in the occupancy rate. The rate in the six central Tokyo wards, where 

we prioritized occupancy for some properties, increased. 

We will closely monitor future trends, but we believe that each property will need to be managed in a way 

that balances occupancy and rent. 

In addition, logistics facilities, shown in the bottom part, are expected to remain stable. 
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As you can see on page 18, as part of our efforts to increase the competitiveness of our residences, we have 

installed working spaces in common areas to be in line with the spread of remote working and to increase 

residents’ satisfaction. 
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Please see page 19 for hotels and others. 

Around last fall, hotel performance was on a recovery track due to the government’s GoTo campaign and 

other factors, but with the Declaration of another State of Emergency, occupancy has generally been on a 

downtrend again. We temporarily reduced fixed rent at some business hotels. 

However, for the fiscal period ending February 2022, we expect a certain degree of recovery at HUP and 

Maihama, which are the official hotels of the two theme parks, which account for 70% of our hotel portfolio. 

In the middle part of the table, we showed HUP's revenue forecast, the associated variable rent, and others. 

For the fiscal period ending February 2022, we forecast revenue at JPY1.9 billion. This represents about 65% 

of the revenue of JPY2.9 billion in the fiscal period ended February 2020, which was not affected by COVID-

19. 

In response to the stricter COVID-19 measures taken by Osaka City, Universal Studios Japan has launched 

additional entry restrictions since April 5, and the situation continues to be difficult, but SUPER NINTENDO 

WORLD opened in March. Also, with the start of vaccinations, we anticipate a return of visitors and lodging 

customers toward the summer. 

In addition, Maihama has accepted a temporary rent reduction since October 2020, but we assume that the 

temporary reduction will end and the rent will return to the original level in the fiscal period ending February 

2022. Like at Universal Studios, this hotel is expected to see a certain recovery in the number of lodging guests 

as visitors to Tokyo Disney Resort will increase. 

For Hotel Nikko Himeji, in response to an increase in new hotel supply since 2018, we are working with its 

sponsors to improve the hotel’s operations by renovating guest rooms and restaurants. 
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Next is external growth. Please see page 22. 

The page shows PACIFIC SQUARE NAGOYA NISHIKI, which we acquired in December last year. 

As we already own three properties in the same area with high occupancy rates and a track record of rent 

increases, we thought we could utilize our knowledge of the market. In addition, we expect that we will 

efficiently manage the new building together with ORE Nishiki 2-chome Building, which is located across the 

street to the north. Moreover, we focused on the future growth potential of the building because the current 

average rent at the building is lower than the market rent. 

The tenant replacement at vacant lots is also progressing well. 
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Please see page 23. Another property is Cross Residence Kamata II, a residential building located in Kamata, 

Ota Ward, Tokyo. 

The property was completed in January and acquired in April, so we will begin leasing the property from now 

on. As we have another residential property in the Kamata area that has high occupancy, we believe that the 

new property will contribute to stable earnings over the medium to long term by leveraging our knowledge 

of the area. 
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Please see page 26 for the financial strategy. 

We have placed emphasis on financial stability and have worked to diversify repayment deadlines while giving 

due consideration to costs. 

As shown in the upper line graph, we have been able to lower the average interest rate by refinancing and 

issuing investment corporation bonds while prolonging the average duration to maturity. 

You can also see that the repayment deadlines are spread out as shown in the lower bar graph. 



 
 

 

16 

 

 

The graph in the upper part of page 27 shows the trends on LTV and the borrowing capacity up to 50% of LTV. 

It is our policy to maintain a surplus of acquisition capacity in order to flexibly acquire properties in the future. 

As shown at the bottom row of the lower left table, we secured around JPY53 billion in cash and deposits as 

of the end of the fiscal period ended February 2021. We recognize the importance of this as a means of 

preparing for the flexible acquisition of properties in the future and for contingencies, including a renewed 

spread of COVID-19. 
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As shown on page 28, we have built good relationships with the creditor financial institutions, and they have 

been very helpful for us to conduct refinancing and other procurement measures. 

We will continue to manage our financial position with an emphasis on stability. 



 
 

 

18 

 

 

Finally, I would like to introduce our analysis of TCFD scenarios as part of our ESG initiatives. Please see page 

34. 

At the announcement of the results for the previous fiscal period, we said that ORIX Asset Management 

Corporation, the asset manager of OJR that supports the TCFD, was selected by the Ministry of the 

Environment as a participant in the “Project to support scenario analysis of climate risks and opportunities in 

line with the TCFD for FY2020.” This time, we conducted the scenario analysis together with a consulting firm 

with the support of the Environment Ministry. 

The TCFD, or the Task Force on Climate-related Financial Disclosures, was established by the Financial Stability 

Board of central banks, finance ministries and supervisory authorities of the G20 major economies and others. 

The TCFD recommends that supporting companies and organizations disclose information about climate 

change that is likely to affect their financials because climate change may damage the stability of the financial 

system. 

Specifically, the TCFD recommendations are structured around four thematic areas: governance, strategy, risk 

management, and metrics and targets. As for the strategy, a supporting company is asked to explain the 

resilience of its organizational strategy based on considerations of various climate scenarios. 

We consider that the matter is an important factor as an ESG-related disclosure item at J-REITs. Taking this 

opportunity provided by the Environment Ministry, we took the first step of the scenario analysis though it 

was still at a state of exploration. 
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For details, please refer to the material, but I would like to briefly explain the flow of this analysis.    

The scenario analysis covered OJR’s portfolio on all 111 owned and managed properties as of October 2020, 

when we started the analysis. We found business impacts, risks, and opportunities on these properties.  

There are two main categories: transition risk, which is the risk of changes in various systems due to climate 

change, and physical risk, which is the risk of the property itself.    
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Please see page 36. 

We selected two scenarios and estimated profits and losses in each case: a 4 degrees centigrade scenario, 

where the temperature will rise around 4 degrees centigrade from pre-industrial levels without additional 

global warming measures, and a 2 degrees centigrade scenario, in which the temperature will rise around 2 

degrees centigrade from the pre-industrial levels with stringent measures.  
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Please see page 41. This shows the estimated impact of the 4 degrees centigrade scenario without additional 

global warming measures.  

In this scenario, countermeasures will not advance to a large extent, the burden of regulatory compliance 

costs will be at current levels, and the world is expected to face greater natural disaster risks, such as a rise in 

temperature and flood damage. 

In terms of operating income, there will be positive effects, such as a fall in utility cost due to repair work for 

energy saving, but there may be more air conditioning cost in summer due to the rise in temperature. 
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Please see page 42. 

In the 2 degrees centigrade scenario, stringent measures will be taken, damage by irregular weather will be 

controlled to a certain extent since countermeasures will advance on strengthened regulations.  

In this scenario, while there will be a rise in rent premiums due to properties accredited, or green certification, 

there will be a rise in costs like greenhouse gas emissions tax and energy-saving repair work. 
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Finally, please see page 43. 

For your reference, we also made a trial calculation for additional measures to achieve the more stringent 

standard of the Tokyo metropolitan government, in addition to the 2 degrees centigrade scenario described 

earlier.  

Without government subsidies, the cost of converting our properties to ZEBs, or Net Zero Energy Buildings, is 

expected to increase significantly. 

This scenario analysis is limited to a portion of our business scope and does not assess the overall business 

impact. We are also in the process of analyzing individual items using a different tool, based on the recognition 

that a further study is needed in terms of setting assumptions and thinking about each item. 

In addition to the global trends, Japan is also accelerating its move toward net zero emissions, and we will 

continue to respond to policy trends and promote initiatives through dialogue with our stakeholders. 

As mentioned in the first half of this presentation, we will actively use our internal reserves and promote ESG 

measures, such as continuous environmental investments and future efforts for the TCFD and continue to 

make efforts to build a portfolio that will contribute to increasing unitholder value over the medium to long 

term. 

This was the explanation of the financial results for the 38th fiscal period ended February 2021 and the future 

management policy. 

Thank you very much for your attention. 
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