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・Accelerating initiatives to maximize investor value and improve distribution levels by enhancing capital efficiency through the 
“Three Enhancement Initiatives”

Asset to be disposedAssets to be acquired

HF西日暮里レジデンスHF新大阪レジデンス

Three Enhancement 
Initiatives

Enhance measures to improve capital 
efficiency and maximize investor value

HF SHIROKANE
TAKANAWA 
RESIDENCE

Asset Replacement Utilizing Sponsor Support

HF志村坂上レジデンス HF押上レジデンスⅡ

Increasing Investor Returns
 Use EPU growth driven by rental growth as a 

source of investor returns

 Continue investor returns funded by gain on sale and 
internal reserves generated through the asset 
turnover-type strategy

Securing internal 
reserves as a source of

stable distributions

Recording gain on sale
to support the progressive

distribution policy

Recording
gain on sale

over two
fiscal periods

Facilitating Internal Growth
 Aim to achieve annual rental revenue growth 

(Note 1) of 6% through the following three 
initiatives:

① General policy to request upward rent revisions 
from all tenants (Note 2)

② Expand the number of properties subject to 
value-adding investments

③ Acquire growth assets that contribute to 
future internal growth

Strengthening

Asset Turnover-type Strategy
 Acquire assets that will serve as the 

foundation for future internal growth

 Dispose of HF SHIROKANETAKANAWA 
RESIDENCE at a price exceeding its appraisal 
value (secure gain on sale over two fiscal periods)

Disposition at
110% of appraisal value

228% of book value

Expected
recording

gain on sale

20
consecutive

periods
(expected)

HF SHIN-OSAKA 
RESIDENCE

HF NISHI-NIPPORI 
RESIDENCE

HF OSHIAGE 
RESIDENCE II

HF SHIMURA-
SAKAUE RESIDENCE

 Disposition of a residential 
property over 20 years old 
located within an area under 
consideration for a 
redevelopment project, in 
light of future repair cost 
increases and potential rent 
decline risks

 Expected to generate a gain on 
sale of 4.4 billion yen through 
the disposition at a stage when 
rental income has grown 
significantly

Total expected acquisition price:
approx. 8 billion yen

Expected gain on sale: 4.4 billion yen

(Note 1) "Annual rental revenue growth rate" is a medium-term growth target set and announced by the Investment Corporation as of the date of this material. The Asset Management Company determines and announces the medium-term growth 
targets of the Investment Corporation for the purpose of providing information to stakeholders. Such targets are merely operational targets and do not guarantee or promise their achievement.
(Note 2) Excluding tenants in certain properties whose contractual rents exceed market rent levels.
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帳簿価額 第49期末(26/5期)

鑑定評価額

譲渡予定価格

Trend in Rent Revision Amounts for Residential Properties Held by the 
Investment Corporation in Tokyo (Note 3)

Disposition of Re-20
HF SHIROKANETAKANAWA RESIDENCE

Disposition of One Residential Property and Acquisition of Four 
Residential Properties

Harvesting

Growth

Disposition of a mature family-type residence in central 
Tokyo that has achieved significant growth

Acquisition of relatively new residential properties 
primarily located in the 23 wards of Tokyo with 

sustainable growth supported by actual housing demand

Toward Further

Growth
(million yen)

0

7,260

Unrealized
Gain

Disposition-related
Expenses

8,000

(Note 1) Book value is the aggregate estimated amount as of each scheduled disposition date. The same applies below.
(Note 2) Expected gain on sale is a reference amount calculated as the difference between the expected disposition price and the sum of book value
              and disposition-related expenses and may differ from the actual gain or loss on disposition. The same applies below.

Disposition Acquisition

Toward the 
Acquisition of 
Future Growth 

Assets

Expected 
Gain on 

Sale
(Note 2)

4,440Improvement 
in Cash Flow

Book Value
Appraisal Value as of
the End of the 49th

Fiscal Period (May 2026)

Expected 
Disposition 

Price

Properties located in the 23 
wards of Tokyo are driving 
rent increases across the 
entire residential portfolio

14,958
20,256

40,293

54,980

72,635

19,228
22,585

47,355

63,175

88,520
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東京23区 東京23区以外

46th FP
Nov. 2024

Outside Tokyo's 23 Wards

48th FP
Nov. 2025

(thousand yen per 
fiscal period basis)

45th FP
May 2024

47th FP
May 2025

49th FP
May 2026

Tokyo's 23 Wards

(Note 3) Shows the trend of changes in net rent. Rent revision amounts represent, for each fiscal 
period, the amounts of rent increases upon rent revision less the amounts of rent decreases upon 
rent revision.
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前回予想

（2026.7.16公表）

第51期(27/5期)

前回予想

（2026.9.24公表）

Growth

Ⅰ

(Note 1) For the 49th Fiscal Period, 48 yen per unit has been added back to account for disposition-related expenses (non-deductible consumption tax and a portion of asset management fees).
(Note 2) Figures include the impact of the increase in the number of investment units outstanding resulting from the public offering conducted at the beginning of the 50th Fiscal Period.
(Note 3) Forecast figures for the 51st Fiscal Period are based on current assumptions and may change.

Recording Gain on Sale over Two Fiscal Periods Improves 
Visibility of Distribution Growth

(yen)

Gain on sale or internal reserve reversal (per unit) 

Earnings per unit excluding gain on sale (per unit)

3,990 4,030

Expected Gain on Sale 
from the 1st Disposition 

(Per Unit)

Expected Gain on Sale 
from the 2nd Disposition 

(Per Unit)

At the time of the previous forecast, a portion of the 
forecast distribution was expected to be funded 
through the reversal of internal reserves. The gain 
on sale from this disposition is expected to replace 
that portion, thereby increasing certainty for future 
distribution growth.

Gain on Sale

Internal 
Reserve 
Reversal

Internal 
Reserve 
Reversal

Internal Reserve Balance (Note 3) 

Expected to Reach

7 billion yen

4,070

Distribution 
per Unit

49th FP (Ended May 2026)
Actual

50th FP (Ending Nov. 2026) 
Previous Forecast

(announced on Jul. 16, 2026)

51st FP (Ending May 2027) 
Previous Forecast

(announced on Sep. 24, 2026)

1,804 1,502
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Overview of the Assets to be Acquired
(Acquisition of Four Relatively New Residential Properties Primarily Located in the 23 Wards of Tokyo from the Sponsor)

HF SHIMURA-SAKAUE RESIDENCE HF OSHIAGE RESIDENCE II

• The property is a 12-minute walk from Oshiage Station on the 
Tokyo Metro Hanzomon Line, the Toei Asakusa Line and the 
Keisei Oshiage Line, and a 13-minute walk from Tokyo Skytree 
Station on the Tobu Isesaki Line, offering excellent access to 
various areas within Tokyo.

• A new residential property developed under an ordinary 
land leasehold project utilizing sponsor support.

• The property has a total of 19 units with 2LDK layout with floor 
space of 49.85 ㎡ to 59.83 ㎡. Demand is expected to be 
mainly from DINKs and families.

• The property is a 10-minute walk from Shimura-sanchome Station on the Toei Mita Line, offering 
excellent access to various areas within Tokyo.

• The property has a total of 78 units consisting of 57 units with 1K layout with floor space of 25.11 ㎡ to 
25.30 ㎡ and 21 units with 2LDK layout with floor space of 55.40 ㎡ to 55.92 ㎡. Demand is expected 
to be mainly from single people and DINKs.

Location Sumida-ku, Tokyo

Total floor space 1,233.25 ㎡

Completion date September 17, 2026

Expected acquisition price 890 million yen

Appraisal value
(as of Sep. 2026)

1,170 million yen

Scheduled acquisition date April 2, 2027

NOI yield / After depreciation (Note 1) 4.6% / 3.6%

Sponsor-supported 
Ordinary Land 

Leasehold 
Development Project

Location Itabashi-ku, Tokyo

Total floor space 3,185.16㎡

Completion date February 14, 2025

Expected acquisition price 2,830 million yen

Appraisal value
(as of Aug. 2026)

3,390 million yen

Scheduled acquisition date April 2, 2027

NOI yield / After depreciation 
(Note 1)

4.1% / 3.3%

Rent gap ratio (Note 2) -6.4%

(Note 1) NOI yield = Net operating income (NOI) ÷ Expected acquisition price    NOI yield after depreciation = (NOI − depreciation expenses) ÷ Expected acquisition price
NOI is based on the one-year net operating income (NOI) that serves as the premise of the income approach under the direct capitalization method adopted in the appraisal reports for the assets to be acquired. For the calculation of the current acquisition 
yield, NOI as of the expected acquisition date is used. Depreciation expenses are estimates calculated by the Investment Corporation based on the useful lives of the relevant assets.
(Note 2) Rent gap ratio = (Contract rent per tsubo per month of the assets to be acquired − Market rent) ÷ Contract rent per tsubo per month of the assets to be acquired × 100
“Market Rent” refers to the rent per tsubo including common area charges, assessed by Leasing Management Consulting Co., Ltd. as the appropriate rent level for new lease agreements for the assets to be acquired as of July 2026. “Contract rent per 
tsubo per month” is calculated by dividing the monthly rent stipulated in the lease agreements effective as of August 2026 for the assets to be acquired by the total leased area of the respective assets.
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(Note 1) NOI yield = Net operating income (NOI) ÷ Expected acquisition price    NOI yield after depreciation = (NOI − depreciation expenses) ÷ Expected acquisition price
NOI is based on the one-year net operating income (NOI) that serves as the premise of the income approach under the direct capitalization method adopted in the appraisal reports for the assets to be acquired. For the calculation of the current acquisition 
yield, NOI as of the expected acquisition date is used. Depreciation expenses are estimates calculated by the Investment Corporation based on the useful lives of the relevant assets.
(Note 2) Rent gap ratio = (Contract rent per tsubo per month of the assets to be acquired − Market rent) ÷ Contract rent per tsubo per month of the assets to be acquired × 100
“Market Rent” refers to the rent per tsubo including common area charges, assessed by Leasing Management Consulting Co., Ltd. as the appropriate rent level for new lease agreements for the assets to be acquired as of July 2026. “Contract rent per 
tsubo per month” is calculated by dividing the monthly rent stipulated in the lease agreements effective as of August 2026 for the assets to be acquired by the total leased area of the respective assets.

HF NISHI-NIPPORI RESIDENCE

• The property is a 5-minute walk from Shim-Mikawashima Station 
on the Keisei Main Line and is also within walking distance of 
Nishi-Nippori Station on the Tokyo Metro Chiyoda Line, the JR 
Yamanote and Keihin-Tohoku Lines and the Nippori-Toneri Liner, 
offering excellent access to various areas within Tokyo.

• The property has a total of 24 units consisting of 13 units with 1K 
layout with floor space of 26.40 ㎡ to 30.42 ㎡ and 11 units with 
2LDK layout with floor space of 41.59 ㎡ to 50.63 ㎡. Demand is 
expected to be mainly from single people and DINKs.

Location Arakawa-ku, Tokyo

Total floor space 1,118.35 ㎡

Completion date June 11, 2021

Expected acquisition price 1,140 million yen

Appraisal value
(as of Aug. 2026)

1,320 million yen

Scheduled acquisition date November 27, 2026

NOI yield / After depreciation (Note 1) 4.0% / 3.3%

Rent gap ratio (Note 2) -13.9%

Location Osaka City, Osaka

Total floor space 3,855.61 ㎡

Completion date March 3, 2021

Expected acquisition price 3,160 million yen

Appraisal value
(as of Aug. 2026)

3,340 million yen

Scheduled acquisition date November 27, 2026

NOI yield / After depreciation (Note 1) 4.0% / 2.8％

Rent gap ratio (Note 2) -17.2%

• The property is a 4-minute walk from Higashi-Mikuni Station 
on the Osaka Metro Midosuji Line and a 5-minute walk from 
Shin-Osaka Station on the Osaka Metro Midosuji Line, the JR 
Kyoto Line, the JR Osaka Higashi Line and the Shinkansen, 
within the Shin-Osaka area, one of Osaka’s major

transportation hubs.

• The property has a total of 84 units consisting of 28 units with 
1DK layout with floor space of 29.14 ㎡ to 35.08 ㎡ and 56 
units with 1LDK layout with floor space of 38.94 ㎡ to 41.52 
㎡. Demand is expected to be mainly from single people and 
DINKs.

HF SHIN-OSAKA RESIDENCE

Overview of the Assets to be Acquired
(Acquisition of Four Relatively New Residential Properties Primarily Located in the 23 Wards of Tokyo from the Sponsor)
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History of Property Acquisitions and Dispositions 
(Following Main Sponsor Change)

(Note) Excluding properties acquired through the merger with Japan Single-Residence REIT Inc. on October 1, 2010.

Sannomiya Sanwa Toyo    
                       Building

Glenpark Ikedayama

Rune Higashiterao

HF SHIN-YOKOHAMA
               BUILDING
HF TORANOMON
               BUILDING
HIROKOJI AQUA PLACE
HF TENJIN-HIGASHI 
                RESIDENCE

Super Hotel Osaka Tennoji
Super Hotel Kyoto Karasumagojyo
Super Hotel Sendai Hirose-dori
Super Hotel Saitama Omiya

Disposition

MITA HEIWA
BUILDING 

(leasehold land)

※50% 
quasi-co-ownership

HF
WAKAMATSU-

KAWADA
RESIDENCE

HF
NISHI-KOEN
RESIDENCE

HF
BANSUI-DORI 
RESIDENCE

HF KANDA
OGAWAMACHI

BUILDING

HF SENDAI 
ITSUTSUBASHI 

RESIDENCE

KAYABACHO
HEIWA

 BUILDING

HIROKOJI
 AQUA PLACE

HF TABATA 
RESIDENCE

HF HACHIOJI 
RESIDENCE

HF RYOGOKU 
RESIDENCE

ARK Mori Building

HAMACHO
HEIWA 

BUILDING

HF MITA RESIDENCE II

HF MONZEN-NAKACHO
RESIDENCE

HF MINAMI-
SUNAMACHI 
RESIDENCE

HF GOTANDA 
BUILDING

KINSHICHO 
SQUARE 

BUILDING

HF Minami 6 Jo Residence
HF Tenjin-Minami Residence
HF Minami 5 Jo Residence

KCA Building SHIBUYA
 AX HILLS

HF NAKAMEGURO BUILDING ANWA 
TSUKASAMACHI 
BUILDING

SD 5 
BUILDING

HF KANNAI
RESIDENCE

HF
MEIEKI-KITA
RESIDENCE

HF HIGASHI-
SAPPORO

RESIDENCE

PO

HF SAKURADORI 
BUILDING

HF NIHONBASHI 
HAMACHO
BUILDING

HF SENDAI
HONCHO
BUILDING

PO

KOBE
 KYU-KYORYUCHI
HEIWA BUILDING

MITA HEIWA
BUILDING

（leasehold land）

SAKAE MINAMI
HEIWA

BUILDING

PO

HF UENO 
BUILDING

KOJIMACHI HF 
BUILDING

HF KUDAN
MINAMI

BUILDING

HF SENDAI
RESIDENCE 

 EAST

PO

30th

‘16/11

31st

’17/05

32nd

‘17/11

33rd

‘18/05

29th

’16/05

28th

‘15/11

27th

’15/05

25th

’14/05

24th

’13/11

23rd

’13/05

21st

’12/05

19th

’11/05

17th

’10/05

16th

’09/11

Acquisition

36th

’19/11

35th

’19/05

HF SENDAI
NAGAMACHI
RESIDENCE

HF SENDAI
HONCHO

RESIDENCE

HF AZABUJUBAN
RESIDENCE

HF NIHONBASHI 
KABUTOCHO 
BUILDING

HF SHOKOJI
AKABANE

RESIDENCE 

37th

’20/05

MITA HEIWA  BUILDING 
(leasehold land)

※50% quasi-co-ownership

HF YUSHIMA BUILDING (Land)
(Additional acquisition)

Nihonbashi 
Horidomecho First

SOUTHERN SKY 
TOWER 

HACHIOJI

34th

’18/11

ACROSS
SHINKAWA
BUILDING

SENJU MILDIX II

HF HAKATA-
HIGASHI

RESIDENCE

Acquisition

HF HAKUSAN RESIDENCE
HF SHIBA-KOEN RESIDENCE
HF MITA RESIDENCE

GRACE BUILDING
SENGAKUJIMAE
(※50% quasi-co-ownership)

HF HATCHOBORI
RESIDENCE Ⅲ

HF AWAZA
RESIDENCE

HF NAKANOSHIMA
RESIDENCE
HF NIHONBASHI 
HAMACHO 
BUILDING
(※50% quasi-co-
ownership)

HF ICHIKAWA
RESIDENCE
HF NIHONBASHI 
HAMACHO 
BUILDING
(※50% quasi-co-ownership)

HF HIGASHI-SHINSAIBASHI
RESIDENCE HF HIGASHI-

SHINJUKU RESIDENCE

HF NISHI-SHINJUKU 
RESIDENCE WEST
HF NISHI-SHINJUKU 
RESIDENCE EAST

Disposition

HF SENDAI 
ICHIBANCHO 

BUILDING

HF TAKANAWA
RESIDENCE

ACROSS SHINKAWA
BUILDING

(Additional acquisition)

HF NIHONBASHI
KABUTOCHO

BUILDING
(Additional acquisition）

HF HAKATA-HIGASHI 
RESIDENCE Ⅱ

HF FUKUOKA 
RESIDENCE EAST

HF KYUDAIBYOINMAE 
RESIDENCE

GRACE BUILDING
SENGAKUJIMAE
(※50% quasi-co-ownership)

PO

39th

’21/5

40th

’21/11

41st

’22/5

42nd

’22/11

43rd

’23/5

44th

’23/11

HF SHOKOJI
AKABANE

RESIDENCE Ⅱ

HF YAHIRO 
RESIDENCE

FARET EAST 
BUILDING

OSAKI CN BUILDING

HF SETAGAYA
KAMIMACHI 
RESIDENCE

HF SOKA
RESIDENCE

HF TSUJIDO
RESIDENCE

SAKAE 
CENTER BUILDING

IWAMOTOCHO
TWIN BUILDING

(Right)

Shinsaibashi 
FRONT Building

HF HIGASHIOGU
RESIDENCE

IWAMOTOCHO
TWIN SAKAE

BUILDING (Left)

HF  KAWAGUCHI
EKIMAE

RESIDENCE

Faret East
Building

(Additional
 acquisition)

HF UENO 
IRIYA RESIDENCE

HF ESAKA
BUILDING

PO

45th

’24/5

HF IMAIKE-MINAMI 
RESIDENCE

HF UENO 
RESIDENCE EAST

HF NAGOYA 
NISHIKI 

BUILDING

HF FUSHIMI 
RESIDENCE

HF OMORIMACHI
RESIDENCE

HF YOKOHAMA 
YAMASHITA 
BUILDING

46th

’24/11

HF MEGURO 
GYONINZAKA 

RESIDENCE

PARK EAST
SAPPORO

HF NISHI-SUGAMO 
RESIDENCE Ⅱ

HF TOBU-NERIMA 
RESIDENCE

HF HIKIFUNE 
RESIDENCE

EAST

HF OMORI 
RESIDENCE

PO

47th

’25/5

48th

’25/11

49th

’26/5

KOJIMACHI HF BUILDING HF HAMAMATSUCHO 
BUILDING

HF SAKAISUJI 
HOMMACHI

BUILDING

50th

’26/11

Acquisition

Nagoya Heiwa
Building

HF KITA JUJO
BUILDING

HF UENO INARICHO
BUILDING

HF CHIBA 
FUJIMI BUILDING

HF 
NISHI-SUGAMO 

RESIDENCE

HF RYOGOKU 
RESIDENCE EAST

PARK EAST
SAPPORO
(Additional 
acquisition)

HF 
KYOMACHIBORI  

BUILDING

HF TOKIWADAI 
RESIDENCE

HF AYASE
 RESIDENCE

HF 
SHIMO-AKATSUKA 

RESIDENCE

HF OSHIAGE 
RESIDENCE

PO

HF NAKANO-
SAKAUE 

RESIDENCE

KITAHAMA 
1-CHOME

HEIWA BUILDING

HEIWA REAL ESTATE
KITAHAMA
BUILDING

PO
HF ESAKA EKIMAE 

BUILDING

HF KITA NIJO BUILDING

HF KITASENJU 
RESIDENCE

HF HIKIFUNE 
RESIDENCE

KITAHAMA 
1-CHOME

HEIWA BUILDING
(Additional 
acquisition)

PO

HF MIZUE
RESIDENCE

HF HIGASHIMIZUE
RESIDENCE

HF AKISHIMA
EKIMAE BUILDING

HF SHIN-OSAKA
RESIDENCE

HF SHIMURA-
SAKAUE 

RESIDENCE

HF OSHIAGE 
RESIDENCEⅡ

HF NISHI-NIPPORI 
RESIDENCE

HF UMEDA RESIDENCE 
TOWER

HF OHORI 
RESIDENCE 
BAYSIDE

38th

’20/11

51st

’27/5

HF SHIROKANETAKANAWA
RESIDENCE
(54.5% ownership)

HF SHIROKANETAKANAWA
RESIDENCE
(45.5% ownership)



⚫ This material has been prepared for the purpose of providing information and is not intended for soliciting, encouraging, or 
marketing specific products. 

⚫ This material is not a disclosure document, nor is it a report as defined in the Financial Instruments and Exchange Act, 
Investment Trusts and Investment Corporations Act, public listing regulations of the Tokyo Stock Exchange or other related 
laws or regulations. 

⚫ This material contains statements regarding the strategies, targets and forecasts of the Investment Corporation and other 
forward-looking statements concerning its performance, as well as estimates relating thereto. Such forward-looking 
statements are based on certain assumptions, premises and judgments made by the Investment Corporation and HEIWA 
REAL ESTATE Asset Management CO., LTD. (the "Asset Management Company") based on information available as of the 
date of this material, and are inherently subject to risks and uncertainties and may be affected by such risks, uncertainties, 
assumptions and other factors. Accordingly, such strategies, targets and forecasts do not guarantee the future performance, 
management results, financial position, etc. of the Investment Corporation, and actual results may differ materially from the 
future performance, management results, financial position, etc. expressed or implied by such forward-looking statements. 
In addition, the Investment Corporation does not guarantee or promise that such forward-looking statements will be 
achieved. Furthermore, the Investment Corporation does not guarantee the accuracy or certainty of the contents of this 
material. Please understand in advance that the contents may be revised or abolished without prior notice.

⚫ Because the Investment Corporation invests in real estate and real estate-related assets whose prices fluctuate due to the 
economic situation, interest rate trends, demand and supply of investment equities, real estate market conditions, 
fluctuations in prices of real estate managed and rent revenue, disasters, etc., the market price of the investment units, etc., 
may fall or the distribution amount may be reduced and the investment corporation may not be able to sell in the price 
higher than the price when obtained the Investment Corporation’s investment units or investment corporation bonds and, 
consequently, investors may suffer losses.

⚫ For the purchase of the Investment Corporation’s investment units or investment corporation bonds, please contact each 
securities company. Before your purchase, please read the contents of the pre-contract document (or prospectus), etc. 
carefully.

⚫ The contents of these materials may not be duplicated or transcribed without prior permission.

HEIWA REAL ESTATE REIT, Inc. makes no assurance or warranty with respect to the completeness or accuracy of this English translation. In the event of any 
discrepancy between the Japanese original and this English translation, the Japanese original shall prevail. For complete and accurate information, please 
refer to the Japanese original.
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