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Real Estate Strategic Outlook: Japan
Pricing hits an inflection point 

Interest rate normalisation at a more cautious pace 

The Bank of Japan (BOJ) held the cash rate steady at 0.75% 

over the first three meetings till May 2026, adopting a more 

cautious approach in light of the Middle East conflict. While 

core inflation appears to have slowed to 1.4% (April 2026), 

there is reason to believe government subsidies are masking 

the true momentum of underlying inflation in the economy. 

Economic growth is expected to moderate over the year 

ahead but remain in positive territory. The stabilisation of the 

Yen continues to be of greater importance, with the US 

Federal Reserve holding rates steady so far. While timing is 

uncertain, it is becoming more likely that we will potentially 

see one to two rate hikes over 2026. 

Risk free rate in uncharted territory 

The Japan 10-year government bond yield has experienced a 

significant increase over the past 6 months rising to 2.7% (May 

2026). This marks a significant inflection point in the Japan 

market where for the first time in history the risk premium to 

commercial property yields has closed. While the market has 

historically accepted a risk premium of 170-200bps for Tokyo 

A-Grade Office, we believe risk premiums can remain tighter 

than historical levels, supported by 1) weight of capital entering 

the Japan market, 2) strong leasing fundamentals, 3) higher 

longer-term inflation expectations, supporting above average 

rental growth. We are forecasting cap rates to expand between 

20-50bps over the next three years, more pronounced in the 

Office sector. We believe strong rental growth could offset 

most of the impact to capital values, however non-core office 

markets and Tokyo Logistics look more exposed. 

Logistics: Preference for Osaka Logistics 

The Osaka Logistics market continues to display strong leas-

ing momentum, with approximately 70% of the supply pipe-

line pre-committed over 2026. Leasing demand is under-

pinned by Ecommerce occupiers, where we continue to fa-

vour urban logistics locations within the Central and Inland 

sub-markets. Rental growth has begun to accelerate, outpac-

ing Greater Tokyo, with vacancy at 3.7% (Dec 2025). The 

outlook for supply is limited across both markets as higher 

construction costs and growth in land values seem to have led 

to a 30% gap between economic and market rents. We be-

lieve the Osaka market is better positioned to capture this 

rental growth upside in the near term. 

 

Residential: Renting now more affordable than owning 

For sale condominium prices continue to climb in Tokyo (23 

wards) and Osaka City up c30% over the past 12 months (March 

2026). Both cities have recorded high single to double digit 

rental growth year on year, underpinned by vacancy between 

2.5-3.0% (tighter in Osaka). Rising prime lending rates and a 

doubling of condominium prices since 2015 has seen the 

economics of renting ‘flip’ with renting now 40% cheaper than 

the cost of servicing a mortgage for a household. We believe 

demand for multifamily/co-living assets could increase, 

particularly in Tokyo and Osaka driven by urbanisation and 

affordability pressures. 

Office: Tokyo Office market set to tighten further 

Tokyo’s market fundamentals continue to strengthen, with 

total market vacancy across the five central wards now close 

to 2% and A-Grade significantly tighter at 0.7% (March 2026). 

The outlook for supply is limited supported by high levels of 

pre-commitment and construction costs pressures weighing on 

project timing. The rental growth story in Tokyo continues to 

accelerate, with much of the double-digit growth achieved 

reflecting a catch-up in rents back to 2020 levels. We believe 

there is scope for vacancy to tighten further over the next 2-3 

years supporting continued momentum in rental growth. 

Rental vs Purchase Affordability (HH Income) - Tokyo 23 Wards

 

Source: DWS, At Home (March 2026), Kantei (March 2026) 
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Important information  

The brand DWS represents DWS Group GmbH & Co. KGaA and any of its subsidiaries, such as DWS Distributors, Inc., which offers investment 

products, or DWS Investment Management Americas, Inc. and RREEF America L.L.C., which offer advisory services.  

Please note certain information in this presentation constitutes forward-looking statements. Due to various risks, uncertainties and assumptions 

made in our analysis, actual events or results or the actual performance of the markets covered by this presentation report may differ materially 

from those described. The information herein reflects our current views only, is subject to change, and is not intended to be promissory or relied 

upon by the reader. There can be no certainty that events will turn out as we have opined herein. 

For North America: 

The brand DWS represents DWS Group GmbH & Co. KGaA and any of its subsidiaries, such as DWS Distributors, Inc., which offers investment 

products, or DWS Investment Management Americas, Inc. and RREEF America L.L.C., which offer advisory services. 

 

This material was prepared without regard to the specific objectives, financial situation or needs of any particular person who may receive it. It 

is intended for informational purposes only. It does not constitute investment advice, a recommendation, an offer, solicitation, the basis for any 

contract to purchase or sell any security or other instrument, or for DWS or its affiliates to enter into or arrange any type of transaction as a 

consequence of any information contained herein. Neither DWS nor any of its affiliates gives any warranty as to the accuracy, reliability or com-

pleteness of information which is contained in this document. Except insofar as liability under any statute cannot be excluded, no member of the 

DWS, the Issuer or any office, employee or associate of them accepts any liability (whether arising in contract, in tort or negligence or otherwise) 

for any error or omission in this document or for any resulting loss or damage whether direct, indirect, consequential or otherwise suffered by 

the recipient of this document or any other person. 

 

The views expressed in this document constitute DWS Group’s judgment at the time of issue and are subject to change. This document is only 

for professional investors. This document was prepared without regard to the specific objectives, financial situation or needs of any particular 

person who may receive it. No further distribution is allowed without prior written consent of the Issuer. 

 

Investments are subject to risk, including market fluctuations, regulatory change, possible delays in repayment and loss of income and principal 

invested. The value of investments can fall as well as rise and you might not get back the amount originally invested at any point in time. 

 

An investment in real assets involves a high degree of risk, including possible loss of principal amount invested, and is suitable only for sophisti-

cated investors who can bear such losses. The value of shares/ units and their derived income may fall or rise. 

 

War, terrorism, sanctions, economic uncertainty, trade disputes, public health crises and related geopolitical events have led, and, in the future, 

may lead to significant disruptions in US and world economies and markets, which may lead to increased market volatility and may have signifi-

cant adverse effects on the fund and its investments.  

 

For Investors in Canada. No securities commission or similar authority in Canada has reviewed or in any way passed upon this document or the 

merits of the securities described herein and any representation to the contrary is an offence. This document is intended for discussion purposes 

only and does not create any legally binding obligations on the part of DWS Group. Without limitation, this document does not constitute an 

offer, an invitation to offer or a recommendation to enter into any transaction. When making an investment decision, you should rely solely on 

the final documentation relating to the transaction you are considering, and not the document contained herein. DWS Group is not acting as your 

financial adviser or in any other fiduciary capacity with respect to any transaction presented to you.  Any transaction(s) or products(s) mentioned 

herein may not be appropriate for all investors and before entering into any transaction you should take steps to ensure that you fully understand 

such transaction(s) and have made an independent assessment of the appropriateness of the transaction(s) in the light of your own objectives 

and circumstances, including the possible risks and benefits of entering into such transaction. You should also consider seeking advice from your 

own advisers in making this assessment. If you decide to enter into a transaction with DWS Group, you do so in reliance on your own judgment. 

The information contained in this document is based on material we believe to be reliable; however, we do not represent that it is accurate, 

current, complete, or error free. Assumptions, estimates, and opinions contained in this document constitute our judgment as of the date of the 

document and are subject to change without notice. Any projections are based on a number of assumptions as to market conditions and there 

can be no guarantee that any projected results will be achieved. Past performance is not a guarantee of future results. The distribution of this 

document and availability of these products and services in certain jurisdictions may be restricted by law. You may not distribute this document, 

in whole or in part, without our express written permission. 

 

For EMEA, APAC, LATAM & MENA: 

DWS is the brand name of DWS Group GmbH & Co. KGaA and its subsidiaries under which they do business. The DWS legal entities offering 

products or services are specified in the relevant documentation. DWS, through DWS Group GmbH & Co. KGaA, its affiliated companies and its 

officers and employees (collectively “DWS”) are communicating this document in good faith and on the following basis. 

 

This document is for information/discussion purposes only and does not constitute an offer, recommendation, or solicitation to conclude a 

transaction and should not be treated as investment advice. 

 

This document is intended to be a marketing communication, not a financial analysis. Accordingly, it may not comply with legal obligations 

requiring the impartiality of financial analysis or prohibiting trading prior to the publication of a financial analysis. 
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This document contains forward looking statements. Forward looking statements include, but are not limited to assumptions, estimates, projec-

tions, opinions, models, and hypothetical performance analysis. No representation or warranty is made by DWS as to the reasonableness or 

completeness of such forward looking statements. Past performance is no guarantee of future results. 

 

The information contained in this document is obtained from sources believed to be reliable. DWS does not guarantee the accuracy, complete-

ness, or fairness of such information. All third-party data is copyrighted by and proprietary to the provider. DWS has no obligation to update, 

modify or amend this document or to otherwise notify the recipient in the event that any matter stated herein, or any opinion, projection, forecast, 

or estimate set forth herein, changes or subsequently becomes inaccurate. 

 

Investments are subject to various risks. Detailed information on risks is contained in the relevant offering documents. 

 

No liability for any error or omission is accepted by DWS. Opinions and estimates may be changed without notice and involve a number of 

assumptions which may not prove valid. 

DWS does not give taxation or legal advice.  

 

This document may not be reproduced or circulated without DWS’s written authority.  

 

This document is not directed to, or intended for distribution to or use by, any person or entity who is a citizen or resident of or located in any 

locality, state, country, or other jurisdiction, including the United States, where such distribution, publication, availability, or use would be contrary 

to law or regulation or which would subject DWS to any registration or licensing requirement within such jurisdiction not currently met within 

such jurisdiction. Persons into whose possession this document may come are required to inform themselves of, and to observe, such restrictions. 

 

© 2026 DWS International GmbH 

Issued in the UK by DWS Investments UK Limited which is authorised and regulated by the Financial Conduct Authority (Reference number 

429806). 

© 2026 DWS Investments UK Limited 

 

In Hong Kong, this document is issued by DWS Investments Hong Kong Limited and the content of this document has not been reviewed by the 

Securities and Futures Commission. 

© 2026 DWS Investments Hong Kong Limited 

 

In Singapore, this document is issued by DWS Investments Singapore Limited and the content of this document has not been reviewed by the 

Monetary Authority of Singapore. 

© 2026 DWS Investments Singapore Limited 

 

In Australia, this document is issued by DWS Investments Australia Limited (ABN: 52 074 599 401) (AFSL 499640) and the content of this docu-

ment has not been reviewed by the Australian Securities Investment Commission. 

© 2026 DWS Investments Australia Limited 

For investors in Bermuda: This is not an offering of securities or interests in any product. Such securities may be offered or sold in Bermuda only 

in compliance with the provisions of the Investment Business Act of 2003 of Bermuda which regulates the sale of securities in Bermuda. Addi-

tionally, non-Bermudian persons (including companies) may not carry on or engage in any trade or business in Bermuda unless such persons are 

permitted to do so under applicable Bermuda legislation. 

 

For investors in Taiwan: This document is distributed to professional investors only and not others. Investing involves risk. The value of an 

investment and the income from it will fluctuate and investors may not get back the principal invested. Past performance is not indicative of 

future performance. This is a marketing communication. It is for informational purposes only. This document does not constitute investment 

advice or a recommendation to buy, sell or hold any security and shall not be deemed an offer to sell or a solicitation of an offer to buy any 

security. The views and opinions expressed herein, which are subject to change without notice, are those of the issuer or its affiliated companies 

at the time of publication. Certain data used are derived from various sources believed to be reliable, but the accuracy or completeness of the 

data is not guaranteed, and no liability is assumed for any direct or consequential losses arising from their use. The duplication, publication, 

extraction, or transmission of the contents, irrespective of the form, is not permitted. 
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