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MIRAI Corporation (3476) 

Growing runway for rent and NOI growth 28 January 2026 

FP10/25 results update Share price: ¥50,300 Market cap: ¥95.9bn 

• Improving visibility for growth – FP10/25 results were positive, but 
guidance forecasts more to come. MIRAI highlighted that its office 
portfolio average rent gap has increased to 11.1% PoP from 7.1% in 
FP4/25, reflecting sustained strength in office markets in Tokyo, 
Osaka, and Nagoya. The growing rent gap in MIRAI’s office portfolio 
provides a clear runway for continued rent and NOI growth, which 
will accelerate NAV growth. Beyond MIRAI’s offices, there is also 
clear visibility of further NOI growth in the hotel segment as MIRAI 
transitions 4 fixed rent hotel properties to variable rent contracts. 
Given the improved growth visibility on its two core businesses, we 
think MIRAI is well positioned to deliver on its FP4/26 and FP10/26 
guidance. Although DPU growth outlook is mixed, the REIT’s NAV 
growth outlook remains positive.  

 

 

Guidance forecasts growth acceleration 
 Source: Bloomberg 

• Sustained NOI growth driven by Office – FP10/25 results 
outperformed initial guidance, with FFO per unit of ¥1,674, ahead of 
initial guidance of ¥1,614, reflecting sustained strength in the Office 
segment and lower operating expenses than expected. While the 
Office segment delivered strong operating performance and 
accelerating growth, the REIT’s hotel segment, which has delivered 
very strong NOI growth in recent FPs from the transition to variable 
rent contracts, has stabilized.  

• Guidance forecasts NOI growth acceleration - MIRAI forecasts NOI 
growth to accelerate in FP4/26 (+2.5% PoP) and FP10/26 (+0.6% PoP) 
driven by continued rent growth from the Office segment. However, 
the DPU outlook is mixed, as MIRAI expects higher maintenance 
capex in FP10/26.  

• NAV per unit grew +2.5% PoP to ¥54,890 – Strong growth driven by 
valuation gains at MIRAI’s hotel and office properties.  

• Valuations – On our revised estimates, the units are trading on 

P/NAV FY10/26 of 0.91x and a distribution yield of 5.1%.  

 Price Performance   

 YTD 1M 3M 12M 
Abs (%) -0.2 -0.6 +0.6 +21.5 
Rel (%) -3.8 -3.8 -6.5 -5.3 

Company sector  

REITS-Diversified 
Office REITs (GICS) 

Stock data  

Price (¥)  50,300  
Mkt cap (¥bn)  95.9  
Mkt cap ($m)  628.9  
52-week range (¥)  40,150-51,900  
Shares O/S (m)  1.9  
Average daily value ($m)  1.5  
Free float (%)  99.0  
Foreign shareholding (%)  14.6  
Ticker  3476  
Exchange Tokyo Stock Exchange 
BBG BUY│HOLD│SELL 0│0│0 

Source: Bloomberg 

Year-end 
 

FY10/24 FY10/25 FY10/26E FY10/27E FY10/28E 

Operating revenue (¥bn) 12.09  14.40  12.13  12.55  12.86  
NOI (¥bn) 8.18  8.55  8.81  9.11  9.34  
NP (¥bn) 4.64  5.05  4.91  5.08  5.21  
EPU (¥) 2,434  2,646  2,576  2,665  2,732  
DPU (¥) 2,407  2,646  2,575  2,640  2,706  

Sales growth YoY (%) +0.3 +19.1 -15.7 +3.4 +2.5 
NOI growth YoY (%) +10.1 +4.6 +3.0 +3.4 +2.5 
NP growth YoY (%) +0.9 +8.7 -2.6 +3.4 +2.5 
EPU growth YoY (%) -6.3 +8.7 -2.6 +3.4 +2.5 
DPU growth YoY (%) -4.5 +9.9 -2.7 +2.5 +2.5 

P/NAV (x) 0.96  0.96  0.91  0.89  0.86  
PER(x) 20.7  19.0  19.5  18.9  18.4  
Distribution yield (%) 4.8  5.3  5.1  5.2  5.4  
AFFO yield (%) 6.4  6.6  7.0  7.1  7.3  

FFO/Unit 3,260  3,260  3,435  3,520  3,608  
FFO payout (%) 75.0  75.0  75.0  75.0  75.0  
AFFO payout (%) 75.0  75.0  75.0  75.0  75.0  

Source: Company, Astris Advisory (estimates)   

 Business Overview 
MIRAI Corporation is a mid-sized, diversified J-REIT jointly 
sponsored by Mitsui Asset Management Holdings and IDERA 
Capital Partners. 

Astris-Sustainability ESG rating 

 

Reference Ratings 

MSCI N/A 

Sustainalytics N/A 

Refinitiv N/A 

S&P Global 1.0 

Bloomberg 1.28 

CDP N/A 

Next events 
FP4/26 results June 2026 
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FP10/2025 Results  

Consolidated Results 

MIRAI reported positive results for the 19th FP (ended 10/2025), with FFO per unit of 

¥1,674, ahead of initial guidance of ¥1,614. The outperformance was driven by sustained 

strength in the office segment and cost discipline, with operating expenses coming in lower 

than anticipated. The REIT declared a DPU of ¥1,289 for FP10/25, exceeding the initial DPU 

forecast of ¥1,210 by +6.5% (¥79). 

FP10/25 NOI was ahead of guidance and marginally higher PoP, driven by strong 
operating performance at the Hotel segment and core Office segment 
Summary of financial results 

(¥bn) 18th FP 
4/25 

19th FP 
10/25 

PoP 
(%) 

19th FP 
Guidance 
as of 6/25 

Actual vs. 
Guidance  

(%) 

Leasing revenue 6.03 5.93 -1.7 5.85 +1.2 
Leasing expenses -1.76 -1.64 -7.0 -1.70 -3.4 
NOI (Net Operating Income) 4.27 4.29 +0.5 4.16 +3.1 

NOI margin (%) 70.8 72.4 +159 bps 71.0 +133 bps 
Gains/losses on sales of properties  0.15 0.05 n/m 0.00 n/m 
Depreciation  -0.79 -0.77 -2.3 -0.77 +0.3 
G&A expenses -0.64 -0.64 +0.2 -0.63 +1.9 
Operating income 2.98 2.93 -1.8 2.76 +6.0 
Non-operating income and expenses -0.41 -0.45 +10.7 -0.45 +0.7 
Net Income 2.57 2.48 -3.8 2.31 +7.1 
            
FFO (Funds From Operations) 3.22 3.20 -0.7 3.08 +3.7 

Source: Company 

DPU, FFO per unit, and NOI per unit were all ahead of guidance, and NAV per unit 
growth was strong at +2.5% PoP (+5.0% annualized) 
Key Performance Indicators 

 18th FP 
4/25 

19th FP 
10/25 

PoP 
(%) 

19th FP 
Guidance 
as of 6/25 

Actual vs. 
Guidance  

(%) 

DPU 1,357  1,289  -5.0 1,210  +6.5 
FFO per unit 1,686  1,674  -0.7 1,614  +3.7 

Payout ratio (%) 80.5 77.0   75.0   
NOI per unit 2,237  2,248  +0.5 2,180  +3.1 
NAV per unit 53,560  54,890  +2.5     
BV per unit 44,070  44,070  0.0     

Source: Company 

Key highlights 

• Operating Revenue declined -29.0% vs. the 18th FP, reflecting the high base from the 

prior period’s ¥2.39bn Shibuya World East sale. On a normalized operating basis, leasing 

revenue declined marginally while NOI margins improved PoP to 72.4% from 70.8% 

driven by strong operating performance at the core Office segment. 

• During FP10/25, MIRAI has continued to execute on its capital recycling strategy, 

acquiring an office-industrial hybrid property (MI Fuchu Technical Center) for ¥6.08bn at 

an accretive NOI yield of 5.1%. The REIT also monetized a single-tenant asset (Tokyo 

Eiseigakuen Senmongakko building) for a gain of ¥52mn. 
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• NAV per unit grew +2.5% PoP (+5.0% annualized run-rate) to ¥54,890, driven by 

valuation gains at MIRAI’s hotel and office properties, reflective of organic NOI growth 

and the accretive acquisition of new assets at attractive valuations. 

NAV per unit growth accelerated in recent FPs, reflecting valuation gains in Hotel 
assets and Office assets driven by NOI growth 
NAV per unit (¥) since FP 

 
Source: Company 

 

Financial Guidance 

MIRAI forecasts sustained NOI growth in FP4/26 (+2.5% PoP) and FP10/26 (+0.7% PoP), 

driven by the Office segment, reflecting the contribution from the recently acquired Fuchu 

Technical Center. DPU is expected to decline in FP10/26 due to higher interest expenses 

despite positive NOI growth momentum. 

We believe MIRAI’s forecast for the hotel segment appears conservative, given the 

continued strength in inbound tourism and ongoing negotiations on 4 hotel properties to 

switch from fixed rent contracts to more favourable variable rent contracts.  

MIRAI expects strong NOI growth in the near term for the Office segment, driven by 
rent revision, but maintains a conservative outlook for the Hotel segment 
FP4/26 and FP10/26 Financial Guidance 

(¥bn) 19th FP 
10/25 

20th FP 
Guidance 

4/26 

PoP 
(%) 

21st FP 
Guidance 

10/26 

PoP 
(%) 

Office 2.21 2.41 +8.9 2.45 +1.8 
Retail 0.67 0.69 +3.8 0.69 +0.1 
Hotel 0.95 0.95 +0.0 0.92 -3.2 
Others 0.46 0.35 -24.9 0.36 +4.0 

NOI (Net Operating Income) 4.29 4.39 +2.5 4.42 +0.7 
NOI margin (%) 72.3 72.3 - 73.5 +126 bps 

Operating income 2.93 2.98 +1.9 2.97 -0.4 
Non-operating income and expenses -0.45 -0.50 +10.6 -0.54 +7.0 
Net Income 2.47 2.48 +0.3 2.43 -1.9 
            
DPU (¥) 1,289 1,300 +0.9 1,275 -1.9 
FFO per unit (¥) 1,674 1,714 +2.4 1,709 -0.3 

Source: Company 
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Segment Results 

Office Segment (57.3% of Portfolio NAV) 

The Office segment reported +6.0% (+¥126mm) NOI growth PoP, driven by a combination 

of rent growth and contributions from properties acquired in FP4/25. Rent growth was 

strong in FP10/25, with MIRAI reporting +18.7% on lease renewals and +8.7% on tenant 

replacements.  

Further, MIRAI has been able to capitalize on the strong demand for office space to reduce 

lease inducement incentives, with the free rent period per year of lease term shortening 

from 2.5 months in FP4/24 to 1.1 months as of FP10/25.  

Outlook 

The demand for offices across Japan remains strong while supply is constrained by rising 

construction costs, underpinning a positive outlook for sustained growth in market rent. 

The strong market fundamentals increased MIRAI’s office portfolio average rent gap to 

11.1% PoP from 7.1% in FP4/25, and MIRAI intends to narrow it through rent increases at 

lease renewal.  

The occupancy outlook is positive, with tenants secured for more than half of the currently 

vacant office space.  

NOI growth accelerated in recent periods, driven by strong office market 
fundamentals and proactive capital recycling 
Office segment NOI (¥mn) and reported NOI yield (%) since FP4/19 

 
Source: Company 

 

Hotel Segment (18.6% of Portfolio NAV) 

The Hotel segment reported flat (+0.0%) NOI growth PoP, as incremental rent growth is 

offset by higher operating expenses. At MIRAI’s 5 hotels under variable rent contract, 

RevPAR continues to trend positively with the REIT reporting +37.0% YoY growth for 

October 2025.  
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Outlook 

MIRAI intends to continue executing on its strategy of shifting hotel assets from fixed rent 

contracts to variable rent contracts to participate in RevPAR growth upside driven by strong 

inbound tourism demand. 4 hotel properties have management contracts expiring before 

2027, which is expected to drive the next leg of NOI growth in the segment as the REIT 

transitions them to variable rent contracts.  

Further, MIRAI does not expect the recent decline in Chinese inbound tourism to impact its 

5 variable rent hotels meaningfully, as only 1 hotel (Osaka Tennoji) has a higher proportion 

of guests from China (39.5%).  

NOI jumped significantly in 2024 - 2025 as MIRAI converted 2 hotels from fixed rent 
contracts to variable rent contracts 
Hotel segment NOI (¥mn) and reported NOI yield (%) since FP4/19 

 
Source: Company 

 

Retail Segment (16.3% of Portfolio NAV) 

The Retail segment reported -13.2% (-¥101mn) NOI decline PoP, reflecting MIRAI’s 

disposition of the Shibuya World East Building and Mi-Nara properties. While NOI declined 

PoP, segment NOI margin improved meaningfully from 64.3% in FP4/25 to 80.7% in 

FP10/25.  

Outlook 

MIRAI expects steady growth in the retail segment, driven by steady rent fixed growth and 

inflation-driven variable rent growth . 
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NOI declined in recent FP’s as MIRAI divested less profitable retail assets to fund 
the acquisition of more profitable office assets to improve portfolio profitability 
Retail segment NOI (¥mn) and reported NOI yield (%) since FP4/19 

 
Source: Company 
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Astris earnings estimates and key 

assumptions 
We have revised our earnings forecast following FP10/25 results to reflect the Company’s 

latest financial guidance.  

Astris Advisory earnings estimates 

Year-end FY10/26E 
 

FY10/27E 
 

FY10/28E 
 

Revenue (¥bn) 12.13  12.55  12.86  
YoY (%) -15.7  +3.4  +2.5  
       
NOI (¥bn) 8.81  9.11  9.34  
YoY (%) +3.0  +3.4  +2.5  
NOI Margin (%) 72.6  72.6  72.6  
       
NP (¥bn) 4.91  5.08  5.21  
YoY (%) -2.6  +3.4  +2.5  
       
EPU (¥) 2,576  2,665  2,732  
YoY (%) -2.6  +3.4  +2.5  
       
DPU (¥) 2,575  2,640  2,706  
YoY (%) -2.7  +2.5  +2.5  
    

Source: Astris Advisory 

The core assumptions for our estimates are as follows: 

• NOI Growth – We believe near to medium term NOI growth will primarily be driven 

by the Office segment, reflecting strong rent growth and incremental contribution 

from reduced lease inducement offered to new tenants.   

• NAV Growth – We believe NAV growth will be driven by a combination of steady 

NOI growth and capital recycling activities. We also expect Hotel assets under fixed 

rent contracts to see meaningful one-time valuation gains when transitioned to 

variable rent contracts.  

• DPU Growth – We believe MIRAI will be able to deliver +2.0% normalized DPU 

growth over the next few years, in line with its medium-term target.  
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Summary 
MIRAI Corporation (“MIRAI”) is a diversified J-REIT jointly sponsored by Mitsui Asset 

Management Holdings (100% owned by Mitsui & Co. (8031)) and IDERA Capital 

Management (majority owned by the Fosun Group (0656 HK)). Almost half of the assets 

consist of B-class office properties in three metropolitan areas (Tokyo, Osaka, and Nagoya), 

which have limited supply and will face a smaller risk of rental reductions than the larger A-

class office buildings. More than 80% of the portfolio comprises properties in major 

metropolitan areas in Tokyo, Osaka, and Nagoya.  

The company has embarked on a medium-term strategy (FP10/25-FP4/28) to deliver on the 

on the following targets: 

• Normalized DPU: ¥1,350 (implying a +2.0% annual growth rate from ¥1,254 in 

FP4/25) 

• AUM: ¥250bn (no specific timeline was set for this target) 

Astris Advisory estimates MIRAI Corporation will drive medium-term growth via the 

following factors: 

• Closing the Office Rent Gap - With offices accounting for over 50% of the portfolio, 

the elimination of rent gaps through rent increases at the time of lease renewals 

and tenant replacements is expected to be the primary growth driver. 

• Increasing variable rent for hotels – A shift towards management contracts with 

variable rents for hotels will expand NOI and DPU on the back of increasing 

inbound demand from overseas, a strong appetite for domestic travel, and 

domestic inflation.  

• Accelerating NAV growth through capital recycling – By divesting mature assets 

with limited NOI upside and redeploying the capital towards a pipeline of assets 

with more meaningful growth potential, MIRAI plans to incrementally accelerate 

NOI and NAV growth.  

Valuations – On our revised estimates, the units are trading on P/NAV FY10/26 of 0.91x 

and a distribution yield of 5.1%.   
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Financial Summary 
Income statement FY FY FY FY FY 
(¥bn) 10/24 10/25 10/26E 10/27E 10/28E 

Operating revenue 12.09  14.40  12.13  12.55  12.86  
Real estate expenses         3.91          3.40          3.32              3.44              3.52  
Net operating income 
(NOI) 

8.18  8.55  8.81  9.11  9.34  

NOI margin (%) 67.6  59.4  72.6  72.6  72.6  
Depreciation expense 1.58  1.56  1.64  1.63  1.67  
Other expenses 1.96  1.95  2.26  2.40  2.46  
Net income 4.64  5.05  4.91  5.08  5.21  
      
Sales growth YoY (%) +0.3  +19.1  -15.7  +3.4  +2.5  
NOI growth YoY (%) +10.1  +4.6  +3.0  +3.4  +2.5  
NP growth YoY (%) +0.9  +8.7  -2.6  +3.4  +2.5  
EPU growth YoY (%) -6.3  +8.7  -2.6  +3.4  +2.5  
DPU growth YoY (%) -4.5  +9.9  -2.7  +2.5  +2.5  
      

 

Cash flow statement FY FY FY FY FY 
(¥bn) 10/24 10/25 10/26E 10/27E 10/28E 
FFO         6.22          6.41          6.55              6.71              6.88  
Acquisition of fixed assets (13.76)  (15.48)  (1.58)  (1.63)  (1.67)  
Cash from investing  (13.28)  (16.26)  (1.58)  (1.63)  (1.67)  
Dividends paid (4.35)  (4.98)  (4.91)  (5.03)  (5.16)  
Cash from financing 7.58  (2.92)  (4.93)  (5.03)  (5.16)  
Net cash flow 0.69  (0.27)  2.10  0.07  0.06  
Free cash flow (7.37)  3.43  7.03  5.10  5.22  
EBITDA 7.02  7.47  7.59  7.79  7.99  
      
      
      
      
      
      
      

 

 
Balance sheet FY FY FY FY FY 
(¥bn) 10/24 10/25 10/26E 10/27E 10/28E 
Real estate portfolio 180.42 182.40 182.34 182.34 182.34 
Cash and cash equivalents 3.39 3.98 6.08 6.15 6.21 
Accounts &notes 
receivable 0.27 0.24 0.21 0.21 0.22 
Other long-term assets 1.20 1.29 1.29 1.29 1.29 
Restricted assets 2.94 2.88 2.88 2.88 2.88 
Total assets 188.23 190.79 192.79 192.86 192.93 
Accounts payables 0.72 0.78 0.76 0.79 0.81 
Short-term liabilities and 
deposits 7.85 7.67 9.70 9.70 9.70 
Unsecured debt 91.90 94.00 94.00 94.00 94.00 
Secured debt 0.00 0.00 0.00 0.00 0.00 
Other long-term 
liabilities 0.52 0.82 0.82 0.82 0.82 
Total liabilities 100.98 103.27 105.28 105.31 105.33 
Minority interest 0.00 0.00 0.00 0.00 0.00 
Shareholder equity 87.25 87.53 87.51 87.55 87.60 
Total equity 87.25 87.53 87.51 87.55 87.60 
Total liabilities & equity 188.23 190.79 182.34 182.34 182.34 
      
      
      
      
      
      

Source: Company, Astris Advisory (estimates) 

 

Key metrics FY FY FY FY FY 
 10/24 10/25 10/26E 10/27E 10/28E 
P/NAV (x)         0.96          0.96          0.91              0.89              0.86  
P/E (x)         20.7          19.0          19.5              18.9              18.4  
Distribution yield (%)           4.8            5.3            5.1                5.2                5.4  
AFFO yield (%)           6.4            6.6            7.0                7.1                7.3  
EPU        2,434         2,646         2,576             2,665             2,732  
DPU        2,407         2,646         2,575             2,640             2,706  
FFO Payout ratio (%)         73.8          78.7          75.0              75.0              75.0  
AFFO Payout ratio (%)         73.8          81.2          75.0              75.0              75.0  
FFO per unit         3,260         3,260         3,435             3,520             3,608  
NAV per unit      52,410       54,890       55,555           56,826           58,277  
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