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Operating efficiency of J-REITs as an Indicator for Portfolio Choice
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The Operating efficiency of J-REITs has been one of the important factors influencing the performance of J-REITs. By using Data
Envelopment Analysis (DEA) to capture the relative efficiency of J-REITs during 2012-2021, it was clarified that 2016-2017 was a
critical period for economies of scale and operating efficiency, which showed that M&A activities among J-REITs led to deteriorating
operating efficiency. In addition, during the Covid-19 period, despite high volatility in the securities market, the operating efficiency
of J-REITs improved, according to DEA.

Using DEA score as an indicator of operating efficiency and combining the relative valuation of NAV multiples, the simulated
portfolios with high-efficiency scores and low NAV valuation characteristics significantly outperformed the peers. This means that

operating efficiency works as a stock selection indicator for J-REIT portfolios.
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BEEE| 0200 0203 0182 0203 0183 0181 0166 0177 0165 0169
A= (SE) THE | 0730 0732 078 0819 084 083 0911 0917 0912 094
A | 1000 1000 1000 1000 1000 1000 1000 1000 1000 1000
BOE | 0388 0374 0427 0454 0484 04% 0533 0549 050 0582
EEEE| 0164 0162 0147 0150 0126 0123 0100 009 0103 0104
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X3 DEA #3151 EH)E

# 1, # 21X DEA OKEREOHER, X3
XE RO EEORRE Z R LTS, Bl
BEDOUNHERI 28 2 F87E L T\ % PTE D -
B4 0.75~0.8 Fij#% CaMIHICHz -
THERE L CTWD N, HEH IS DX SE R
2016 = FHINC RIHICIR T L7228 C, #l
FED I HE— E &2 E LT 2R3
(OTE) NEALLTWAHHETHD. Zh
X, BBEOIERDOAR— 2R F N &, Kz
W< DD REIT DA GFDEE I X 5 L #
BInNbd., ¥hbb, THLEFNO/IZE
WTIEF R TH > THLHBEDOINHE—E T
EZDEEMRICRD END THEDE
DR TH D EHEZREIND L) RiE
(2020a) D F3HT & [FAER DORE R HEGR T &
5. 2012 S 2018 4F £ TORIE
(2020a) EA—N"—F v 7L TV B HHE
X, AJ1 - HAEBEOEWTIHDLHEOOD,
2016 £ ~2017 4|2 DEA & faE 0N E T 5
WO RIBEDEIX 2 LT\, 72, KHE
DYEATHFFE T H 5 Nicholson and Stevens
(2022)TIZE, 2012 F~2016 F O 2hFAH
%, #40.6~0.7 THREL kY, SH0O
SHFREREO T NIEL O XTI RE VR, 12T
FAKUEL et D, B OO EDDOEH A
I%, 2017 FFELAREICHk#SE L C OTE & SE 28
EIEL TSI ETHD. SR HT M
Taa o ERNE L TS, Z0H
MOBE DMtk & 2 Edh%2 Atz K
AE REIT #5%c (BdM ML) THD &, 2020
2 20 H?D2250.65 025, 34 19 HD
114553 & 1 W H T49% D F¥ & insk L,
ZTO®BRBEEIIEE T IE X Lo T,
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TOERE T, BREHFEMEEZ T DEA D%
HENKELE R CEX 2 SITEBICET
L. ZOHEKRELTIEUTO 3 SR ZETH
nas.

(1) DEA (23T 5 H JHE B ITREPE &
AFFO #8H L CTEB bV, BREEIZOWN
TiFarermoEgdi s, G
KR THD EREEITESSOITRE & it
T 7o MR G ERAN AR O S E D HE
Birhdl, 2009F THOREEL 1
ET 5 &, 2020 4 EH 1.05, 2020 4F
TH1.10, 2021 4= E# 1.14, 2021 4
THI1.17 LN ER LTS,

(2) 4 REIT 23 L WINAEBREE D F T, =
Abhavbha—nLE{To7m. a2 A b
2> O AT E N 2 75 LB W - &8 & 5
LT L7=#E (OER: Operation
Efficiency Ratio (72 L & iEE = A | k)
IZOWTILE 453 /NHis ) Do
KRB DR O NIEDOHER & 7 2
&, 2019 4 FH1 0.391, 2020 45 B
0.400, 2020 4= ] 0.402, 2021 4=
0.408, 2021 4= 1 0.408 & i ed THREMK
RERIZEEFEF STV,

Q) BESLHKT LICTBWT, EBEOT -
ko5 EixEA L7243y, J-REIT ~D&
BED SN TR R A8 0 127> TV
T PR —EREFELEZ L
R, EFrOT 'Y NI T RITEBWTIX
WD o T2, RS TH
% & AFFO 13 5 oMk e i)
7=. AFFO D453 #1581
Bx A5 &, 2019 4 T HID AFFO % 1
ET 5 &, 2020 4 EH 1.064, 2020 4
T4 1.086, 2021 4 1 1.089, 2021
FTHI 1129 £ ER L TW
5.

X4 7Ty hEATH OTE #HB

Ty b & A TR OTE O-HfE o &) =
ERLTELONRKATHD. w7, Wik
BTy AT EREDENEE LT
WD ZENBEESND. FFIZ 2017 LI
OYFRDONFNED EFH., 2014 HF£~2015 4
DA N RINEIITH O LR o
RTNVOMFHEINERTE DL, OO
oy A FIIRENOEN X EZ L TE
D, 2016 F FHIZIFEENENLL, 20O
BIEEMEN & 7o TNV D,

4.4 BEOELE
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DEA OHF D O & D ITHBL DR BT
WTC, MEDOO N T2 THD. &
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HBLERIN & NHRLERINIZ 53T, OTE O %
NZENOVEHEOWR Z R LI DMK S
Th5h.

Rllc kW 2 boEZTHDLHLDOD, 2016
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FETFHI S 2020 4 EHNTIZIERAKETH
SN, I FEIIBWTIE, O KR
AR DR RIEN L o TWDH Z ENbh
% . FhERW) IR HA TEE STV B R
DILFHENR —E” Lo TWBHEIH DO %

REIT O CHIBIT DL ED L9127
2y, EOXDITHIMPICHER LoD E R
L7 ORX 6 ThD 3.
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o Bk N W & 0 o N

M6 WERESNE M

2012 4= FHI~2014 £ EH O 54T HIR O
NI TIE, ZhERM 722 80N 1T KB &
WHOBIMN % < Z Dtk 2014 4 T H~2020 4
EHIE TR, OB N L 7o T
WAHR, ZD 10 EBOREHTRD &, 2
B EEABUL, REUEEHIN T 59, /IR
T 60 Lo TEBVIRIERE LRS- T
W5,

3 0%, HIEEOIUHE L SRiRE A S
TR 7272k TH5.

*x3 ok
IR K &Et
Constant B 60 59 119
(—E2) RTS % 0.504 0.496
Decreasing EH 195 444 639
(€ 355759) RTS % 0.305 0.695
Increasing B 265 23 288
(EEsE) | RTS % | 0.920 0.080
A5t E# 520 526 1046
RTS % | 0.497 0.503

N 2SR OFIE 1L, #i50% 3 >
Thh, BIRICL2E2TALNRW. —F
T, M ONFERR (X, 5 70% 5 KB
SN, BB O IR HE 13 90% UL B 23S/
B & 7o T D . ATHFZE D K%

(2020a) Lg% &, RO
FE X KB 60% Td D HALORRHE D
B WO TH TN, SEOSHT
IZZED X DT> T, ERERE L
TIE, K (2020a)Ti, 5 HrHIME %2 2004
F~2018 4 L L TEY, GFC kA T
5HZ &, AEOSHT T GFC & @ IPO 23
BB L7z 2012 AR DARE 2021 FFER & CT&
BEHLTWAZ LTk EREZLND.
K[E REIT CEIEZE SN 7-# B REIT 2R £
THIEZR S O TR WA, TS0 kL
KL, 8NP HEZ TV ERETIPO D
S ANBERENS B < 720 =% & EAL L - 8
DAL TCEXARBERHD. ZOfmAD
WTIEFE SHIiCHE®RRZ T 5.

%2 OTE D3 2h3) L GHE S vz I-
REIT ® BAKW 708040 (R 4) 2D &,
Ty NEATIEEEA Th D DE— DN
D3RR L CRIRBIC R > TV D Z E b
. ZHE D RRENREMEITIT—EDORENE
WD EREwRT D, £SITEARTO J-
REIT {EHBER DLW ST 4 v I — &
RLTWA.

# 4 DEA IC X 23911985 HH

- ) D L L L L I B .
FL 5 b F & T £ T E T E T LT LT b T b Tl
*742[ IR RE JRE JPR RE| 36
MTR MTR MTR MTR MTR
KDO Dol 10
HLC HLC HLC
NRT NRT SRE

MHR MHR  MHR MHR MHR MHR MHR MHR MHR MHR MHR MHR
#% SPI DHL NHC NHC NHC
KDR HCM' HCM HCM
i3 FRIFRIFRIFRI FRI FRI FRI FRI FRIFRI FRIFRI[ 15
ARI ARI ER
ik GLP GLP GLP MEL CRE MEL MEL MEL MEL MEL| 27
LR IAL SR 1AL
MFL MFL MFL MFL MFL MFL MFL MFL MFL MFL MFL
CRE CRE
T INVEINV NV INV DNV NV INY NV TNV NV u
MTH MTH MTH MTH MTH MTH MTH MTH MTH MTH MTH
IHR IHR  1HR
#a API AP API XYR 8
NMFO NMFO

MHR MHR MHR MHR MHR

SHR SHR
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4.5 GtOEE

2016 FF T F 17 5 SE 0L & OTE @
KTFIZO>NWTIE, GfoEEREZLNRD
ZLEE/NE TR L. Zo/EiTIE s
O WM ET# O BARKK 72 B PEO FHIIZ SN T,
DEA {5 D 2L Z 5+ 5.

451 BRNTRE—D7 2 FDT7r—2R

20154610 H 1 HiC THktA 74277

v F#E&IEN (NOF) |, TR REEL 7
vy ¥ V&N (NRF) ), T(H) AR
B~ A X —7 7 REEEN (NMFO) |
DAL 20154 10 A 2 HIZ TCH) ¥
NA®E~AZ—7 7 FEEIEAN
(NMF) | 2 E3:LTW5. 2D, 2016 4F
9 H 1 BIZHHNAEEYAXY —T 7 N
BENT TRy 7V — N EEIEAN (TOP) |
EAPE L. ZOH O DEA FBEOHER &
RLTZbDONRFK6 ThHD.

x6 AffFEpH-1

FE DMU PTE OTE SE |#HERoUiE x

2015 | NOF 0.727 0.445 0.612| URF:ER
2015k | NRF 0.542 0.508 0.937| URF:ER:
2015 |NMFO 0.828 0.632 0.763| &R
2015 | NMF 1.000 0.700 0.700| 4R##:&R | NOF NRF NMFO A¥&4f L NMF
2016 | NMF 1.000 0.524 0.524| UXF&iEiR
2016 | TOP 0.581 0.576 0.991| UXHiEiR
2016F | NMF 1.000 0.333 0.333| URH#:ER
2017 | NMF 1.000 0.401 0.401| URF:&ER
2017F | NMF 1.000 0.415 0.415| &R
2018 £ | NMF 1.000 0.449 0.449| U

NMF & TOP A*&4f

2015 4 F#1iZ NOF, NRF, NMFO 7N &ff

L72BRICIZ OTE IFE T L TWenn, 2
TENEFNNERD Ty MY A T RER
LWz EhEREHLEEIND., —FT
2016 A2 TOP & & 0F L 72 BEIT1E OTE A3 &
PIZIR T LTV 5. HUAR o I 23 380 A ¢
HY, SRR D TEEE L TV TR
T, FENRRBEREDOEHTHoT2720,
OTE ME T LI LR TE 5. ZOHER
2Z OTE (XIalfE L TE Y &L IR E 2D
KA ESTETWDEZENIDNZD.

4.5.2 RKMINIR)—+rDT—2R

KIANT ZADr—ATiE, FIcEELH
BXHRELERIANATR - LYT vy b
(DHL) &, W7 EITH&E LTV = K
N7 A Y — MNDHR)A, 2016 4£ 9 AIZA DR
LTW5. BEEOREZRD TRERIZL
T —AThbH. ZOHMD DEA FRED
HEEZRLIZDbONET THD.

xT1  AbFEH-2

&FE |DMU PTE OTE SE |REoNE =
2015 | DHR 0.590 0.553 0.937| N
2015 | DHL 0.875 0.814 0.930| N
2016+ | DHR 0.483 0.482 0.998| UNi#ERE | DHL & DHRA V&
2016 | DHR 1.000 0.499 0.499| yXi& ¥
2017k | DHR 1.000 0.566 0.566 | YN
2017 | DHR 1.000 0.524 0.524| Ui
2018 | DHR 1.000 0.597 0.597 | YN ER

2015 FOADFATORE T, & bR
IIREETIEH o720, &0FED 2016 FiC
PTE TIXIERMICR>TWDEH DD, OTE
DOEEITEIIZELL TS, ZTDOHBES
MR EERE A I 72 > TW D, NMF & TOP
DEPDr — A L RERICBIEZ SN D BLE T
5. HORBTR—= 75V FDYNRT
VANFRRRIEREE DGR LR, &~
BERE R — N7 4 U A OB EIL—E DR
BN DZ ENRTHRINLS.

WD — 2B WTE REIT OB
ETRK&EL o= b DO OTE IXEA(L L TW
HZENHERTET
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4.5.3 IRV T—48 IZKBHREE

BHICE > TREDNRER~ A T ADE
BAZITHI L EEMICHRT 57201
IRV EAT D .

TR EFHE T 57201
OER(Operation Efficiency Ratio) Z H 5.
OER & Beracha et al. (2019)3E# L 72 #% =
NEREEZRTIRETHY (HEEH+ =%
SR —EUmERE) 2k TEHREIN
%. REIT ZNZENOEFHEto b &Ik
MRAIZEH R S D AT E A& 2 & D
BWEET, RENa ba—LTE 5%
MAzEzRHL, Tz ETRT2ZLICX
DRRENREFMMT 2EELEE R D.
OER 73 i (T AU E 2RI <, WK
FIVTRRENRPN BN LT D, SR
AT TIE, OER Z#GEiPIZH s L, @i
ZH L U CRAMlFR AR Gt i) & 7o 13 & e
(kH#fE), LTV (BfEHF), REERE
(AT, REEREEXM&A ¥ 3
—, HioyEiE, Ty bEA T
R a2 Y MDY (8 Toa - =k @A SR ON N
oy NEATHEERRIL, bl Ad T g
VHE—LVEEER (BREFEOT A D2 FE
BErT 5. SWiEEOMEIL, 0~1 % &
%) THD.

M&A # X —I%, HHrHIFEIC M&A AT
e ElL, oo ickoWict, £
NUMI0EEDXI—EHTHD.

T — 41X, DEA Tl 72t @ & [6 UK
T,20124E 4 A ~20224E 3 HiICkEZ T %
72 J-REIT ZRHFET LI/ v—E 7 LT
HLDOT, R T208, raxtvr g
TTI0OERDONREZ LT —F Y N ThHD.
< 8 1T A O ARG &, £ 9N SX
VT ORER L 70D

il

x8  HAHGE

=41}

FSTHE AR HREE M&A | (7Y b24T
%0 G0 L OFR RS Xi— EizE-4 HEUEH
FifE 25.609 26.077 0.495 | 0.425 0.0595 0.0163 0571 0.778
AVT v 25.685 26.148 0.505 0.428 0.0072 0.0000 0.578 0.919
F|AME 21.767 27.899 0.825 0.925 2.2521 1.0000 1.000 1.000
F/ME 22.719 23.440 0.171 | 0.107 -0.1168 0.0000 0.062 0.243
IRERE 1.031 0.885 0.059 | 0.087 0.1638 0.1265 0.182 0.255
EE -0.387 -0.468 -1.226 | 0.549 6.6750 7.6515 -0.030 -0.596
REE 2.722 3.087 8.810 | 5.469 65.5997 | 59.5459 | 3.324 1721
v TIE 1046 1046 1046 1046 1002 1046 1046 1046

%9

HHAZH  OER

/2 ILOLS

Y TNE1420  HEH0 snRtsvar 70 =48R0 1002
FTA o7 A8—EER (BREBER

BEEHRET IV

2N A V3R G SR

EFLL EFIN2
HEEH ¥ IRERE e piE ¥ RELE tE p il
[9 2.1022 0.4800 4.3798 0.0003 *** 1.8066 05199 3.4752 0.0025 ***
A (i #0) -0.0629 0.0178 -3.5254 0.0023 ***
WEE (N5 -0.0535 0.0195 -2.7517 0.0127 **

0.0736 0.1023 0.7188 0.4810
-0.0380 0.0172 -2.2093 0.0396 **
0.1274 0.0272 4.6809 0.0002 ***
-0.0360 0.0529 -0.6812 0.5040
-0.1041 0.0476 -2.1878 0.0414 **

0.1763 0.1357 1.2994 0.2094
-0.0378 0.0195 -1.9393 0.0675 *
0.1257 0.0310 4.0603 0.0007 ***
0.0266 0.0560 0.4738 0.6411
-0.1124 0.0536 -2.0952 0.0498 **

REFRK 0.7128 0.6695
EERERE 0.6895 0.6428
MHEE 1698.1200 1627.8160
F & 30.6421 25.0137
AIC -3.2378 -3.0974
L= 7 b E 1.1398 0.9750

GE) %% k(31 %KHE % % (25 %K% *(FI0%KETHRETHD I LERT

EFI)L1 EETI2DEWVE, A X7
A —Dary ba— LI LT, REE
ERHiREEDO EH B2 FEHT 500 0E N T
HY, TNUNOEHIZIFRE L THD.
SHfERAELD L, EFAL, 2804
A7 7 7 B—F~A T ADBRKT, AR L
2o THY, BN RKE 5L OER A
KFI+5Z&&ZRLTW5S. DEA TIEH
72 BB DR FE ORI A bl iro Tz
D3, IXRIVHT TIEHIBL DR E SRS T X
TW5., ZOHMALE LTt DEA TIEY A
RNZDWT KRB & /NEBE D 2 7358 T o T
LTCWAN, NG TIEEME T4 X
ZELRZTWHI ENEZLND.

EEHICHET DI, EFL1, 2 &I
BEERERN~A T ADRETHEETDH
D0, M&GA ¥ X —% 70 AL LT\
THEIE T 7 ADFETHRIZR TS
RTHD., ZHITREENSKRET S &
X, OER DK FIZ O N5, M&A IZ X
> THREENKET 254, OER X LS
T5, LWHILEEKERTS. oF0, &
— W=y ZIZRET HHEIL, REHEME
XL DN, M&A IC X 5B HEREITHE
NI REEZ L T 5 2 EH L
W7o l-. BIEDr—A « AXF 4 THE
KHIR BB Z R LD, EEHARSIT TS
A OISR B bS5
ZENRENTE. F£72, LTV 58X
OER ([T EA TS VW, Tk v b
Z AT DHEEIZHONTIE, HEDOT Y b
2 A TIZETT DI BRENREITRL 2
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74 VAOERTFIETLL FOEY THD.

(WFEAFHTHERALE-EEROT —2 1 v
FEHWS.

QB HNZBWTE 4 HiTIT->7- DEA O
9B OTE 2 2W T, kB, B, FALD 3
SO T N—TFITHTB.

C)EHAREFA (3 HK, 9 HEK) ® NAV
GERIZOWT AL, AL, FAELD 3 DD
=TT B

(4)NAV 2R L OTE &#AE b T 3x
3O~ MY v 7 A&EENR L EENE SET
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G)YEHIAR B AKX, 9 HK) oK E
TIZOWT, OTEIZ LD DED 3 >D I )
— 7, NAV IZXD58D 3 2O T L—7,
NAV & OTE 2L % 9 2O% T 7 L—7,
BT 15 EOESBEAR— N7+ VA D
6 WADNNT y—< 2 ZAFEH L, 20 #H
DRBEIEFEZFHET D

5.2 kR

20129 HR 5 202249 HE TD 10
EMOINIEREZ R LT ONRFE 10, £ 11
ThD.
£, NAV 5RO AL TR E D3R
— F 7+ U A ORFEMNIERIE, NAV FHE
DIENLD R —F 7 4 U A% 58.7%, HFALD
R—=br 7% U A1%35.0%, @LOR— K7
AV AL 280% &2, WHbWEHENY 22—
T XN TE S, TR
LT, W7 77 % =128 D 00K —
N7 4 VA ORFENERIL, @SOEEEMED
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F10 S F—=r 7+ VAT 3 —< v Z-1

DER— k74 U IS 3
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K1 HMFR— P74+ VAT =~V R-2
OTE

H M L
L 67.5% 51.7% 57.0%

NAV M 33.1% 35.5% 36.2%
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14
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A-B A-C
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