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Summary of Questions and Answers 

 

The Q&A summary at the teleconference is as follows. 

“NMF” can be used when referring to the Investment Corporation. 

 

Q.1 

Would it be a correct understanding that the external growth strategy is to, while placing focus 

on the replacement strategy going forward, pursue expansion of asset size involving capital 

increase if opportunities arise? Are there any changes from the existing strategies? 

 

A.1 

With selective investment and replacement each set as strategies from before, there are no 

changes in particular as key strategies. There are no changes in terms of capital increase 

either in that it is considered as one of the means of financing in the case of acquisitions of 

large scale and is decided based on comprehensive consideration of the investment unit 

price level, quality and yield level of the acquisition property, and impact on distributions and 

such after the capital increase. 

 

Q.2 

There was mention that office tenant move-ins are steadily underway. Is this due to recovery 

in the leasing market as a whole or is it factors specific to NMF? If factors specific to NMF, 

what leasing strategies or other sort of points serve as strengths of the portfolio? 

 

A.2 

The status of the market as a whole can hardly be said to be recovering even from the 

historical vacancy rates and other such data. As for NMF’s office portfolio status on the other 

hand, we feel that positive tenant moves are increasing and the motives for moving in also 

becoming more of a positive nature. Also, NMF’s offices are equipped with a combination of 

features that make them the choice of tenants in terms of location, specifications, rent range 

and other aspects, and that is perceived as another factor that led to the move-ins. 

 

Q.3 

Office move-ins are building up. Is this from an accumulation of small-scale sections or are 



contracts for large-scale sections for which demand is said to be weak in the market also 

being secured? 

 

A.3 

Currently, the trend of contracting and applying tenants is mainly an accumulation of small-

scale sections of less than 200 tsubo. 

 

Q.4 

For residential properties, the flexible leasing strategy of easing terms and conditions and 

such resulted in the previous fiscal period’s rate of change in the rent upon replacement 

becoming negative. Will that leasing strategy be continued still? If to continue, please also 

provide your outlook on future changes in the rent upon replacement. 

 

A.4 

Assuming the increasing trend in the number of contract cancellations mainly at single-type 

properties in the 23 wards of Tokyo will continue for a while yet, there are expected to 

continue to be cases of leasing with adjustments made to initial costs, rent or the like, and 

the state of the rate of change in the rent upon replacement being negative is thus also seen 

to continue for a while yet. While it would depend on the number of contract cancellations, 

the policy for the time being is to continue with the strategy of maximizing cash flows by 

securing high occupancy rather than asking for much of the rent upon replacement. 

 

Q.5 

The retail occupancy rate is presented as being currently 97.9%. Do you expect recovery to 

take some time yet? 

 

A.5 

Tenant demand in the retail sector is not strong, but it is gaining momentum little by little. We 

do think it will take a little time, but we intend to keep steadily aiming for recovery in 

occupancy by securely capturing such tenant demand. 

 

Q.6 

Can we anticipate rent increases ahead as office move-ins build up on the back of a portfolio 

in the rent range for which market demand is solid? 

 

A.6 

In the previous fiscal period, we managed to realize positive rates of change in rent both 

upon replacement and upon revision by making the most of the rent gap. As there is currently 



still a rent gap of 5% or so on average, we see there to be upside potential in rent both upon 

replacement and upon revision. 

 

Q.7 

In terms of ESG, performance is steady in each environmental indicator, but while renovation 

of existing properties in consideration for the environment did have some effect, is this not 

also in part due to the figures improving because of asset replacement having increased the 

share of logistics facilities in the portfolio? 

 

A.7 

The logistics facilities acquired since last year are properties of which the entire building is 

leased to a single tenant. In the case of properties of which the entire building is leased to a 

single tenant, the control authority for electric power and such does not lie with NMF and thus 

said properties are excluded from GHG emissions and water consumption reduction targets. 

In that respect, there is no contribution to improvement in each environmental indicator. While 

the decrease in frequency of use of the facilities due to the pandemic is seen to have also 

played a large part, we believe that the substantial progress in each environmental indicator 

in fiscal 2020 is the result of our various measures steadily taking effect. 

 

Q.8 

What are the criteria for disposition properties upon asset replacement? 

 

A.8 

Properties we consider selling are those with future profitability concerns based on a 

comprehensive consideration of factors such as location, building age and rent level of the 

occupying tenants. 

 

Q.9 

There was mention that positive tenant moves have also emerged in the leasing of retail 

facilities. What sort of trends are there in terms of business category and such? 

 

A.9 

There are increasing moves by service tenants relatively little affected by the pandemic. 

Otherwise, inquiries are being received from a wide range of business categories, including 

restaurant tenants. For restaurant tenants, there are some cases that allow for leasing under 

relatively favorable terms and conditions as the initial investment can be kept low in cases 

where the facilities of the previous tenant can be utilized. 

 



Q.10 

Will you be collecting on tenants who were granted temporary rent reductions or exemptions 

by adding a surcharge on rent in line with economic recovery in the future? 

 

A.10 

The temporary rent reductions or exemptions were made not on the premise of collecting on 

them in the future. 

 

 


