
Source: “Housing Starts Statistics FY2024”, MLIT

Rental housing 

43.7%

356
thousand units

Owned housing 

56.3%
＊

459
thousand units

*Unknown data is included

 816
thousand

units per year

Source: “2023 Housing and Land Survey, Ministry of Internal Affairs and Communications”, MIC, 
 Japan (survey conducted every five years)　*Unknown data is included

Rental housing 

35.0%

19.46 
million units

Owned housing 

65.0%
＊

36.20 
million units

55.66
million units

June 2007: Enactment of the
Revised Building Standard Law
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2002–2008: Supply of new housing stayed at
an average of 470 thousand units per year
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Forecasts

1.94 1.93 1.922.10 2.02 1.97

The proportion of rental housing in Japan remains at a constant level.

Rental Housing versus Owned Housing in Japan

Number of Housing Starts (FY2024)

40% of housing starts were for rental housing

Housing Stock (2023)

One-third of people in Japan live in rental housing

Trends in the Number of Housing Starts in Japan

Trends in the Number of Rental and Owned Housing Starts FY2024 was 2.0% increase from the previous year.

Trends in the Number of Rental Housing Starts

The total number of households is expected to remain roughly at the same level.

Forecast for Population and Total Households

•   It is forecasted that the population will decrease from 126.15 million in 2020 to 104.69 million in 2050, a 

decrease of 17.0%.

•   In 2024, the estimated number of households was reviewed, and the rate of decrease will slow down. It is 

estimated that the total number of households will be 57.73 million in 2030, reaching its peak, and decrease to 

52.61 million in 2050 (a decrease of 5.5% from 2020). The number of single-person households will continue to 

grow until reaching its peak at 24.53 million in 2036, then start to decrease slowly.

•   The number of persons per household is estimated to decrease from the current level of 2.2 to 1.9 in 2050.

Trends in Population and Total Households (actual data and forecasts)

It is expected that the number of households will reach to its peak by 2030, and then decline gradually.

Trends in the Average Number of Household Members (actual data and forecasts)

The number of persons per household is decreasing

Trend in the number of single-person households and couple households (actual data and forcasts)

The number of single-person households will remain on the almost same level after 2030

Forecasts
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Estimated total households five years ago single-person households households only for couples

(Year)

Households 
(unit: millions)

22.96 24.04 24.50 24.42 23.90 23.30

11.35 11.24 10.99 10.68 10.33 9.55

57.27 57.73 57.26 56.08 54.41 52.61

54.11 53.48 52.31 50.75

11.23 12.91 14.45 16.78 18.41 21.15

7.61 8.83 9.63 10.24 10.75 11.16

46.78 49.06 51.84 53.33 55.70

43.90

FY2024 was 4.8% increase from the previous year.

Market Environment
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Increase of 
1.76 million 

healthy senior 
households

(Sources of basic numbers)
“Household Projection for Japan (2024)”, 
National Institute of Population and 
Social Security Research, 
“National Census 2023”, MIC, 
“Comprehensive Survey on Housing 
and Living Environments 2018”, MLIT
(Calculation condition)
Percentage of households living in 
rental housing = 22.73% 　　　
Percentage of healthy senior households 
= 81.47%

Re
nt

al
 h

ou
sin

g Healthy 
households

Households requiring 
nursing care

Result in 2023 Forecast for 2050

More than 
4.4 times

11.19 million 
households

2.68 million 
households

4.45 million 
households

610 thousand households

18.57 million 
households

Non-rental housing

1019 thousand households

Number of foreign workers (million)

(Year)

Source: “State of Notification of Employment of Foreign Workers” (end of October 2023), MHLW
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健常者世帯
だけでも
176万世帯
の増加

賃
貸
住
宅

健常者世帯

要介護世帯
約4.4倍

1,119万世帯

1,857万世帯

非賃貸住宅

2023年実績 2050年予測

【基礎数値出所】
国立社会保障・人口問題研究所
「日本の世帯数の将来推計
（令和6（2024）年推計」
総務省「令和5年住宅・土地統計調査」、
国土交通省
「平成30年住生活総合調査（速報値）」
【算出条件】
高齢者世帯×借家比率=22.73％、
健常者世帯比率=81.41％
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•   The National Institute of Population and Social Security Research forecasts that between 2020 and 2050 the 

number of households headed by a person aged 65 or older will grow from 20.97 million to 24.04 million, an 

increase of approximately 14%. 

•   In 2018, 81.5% of households consisted of healthy members with no disabilities, while households with 

members requiring nursing care accounted for 18.5%. 

•   Assuming that this percentage does not change significantly in the period up to 2050, the number of households 

of healthy seniors living by themselves in rental housing can be expected to increase by 1.76 million.

•   Most people would imagine that an aging society means a high percentage of people in need of nursing care—

but we see this as a new business opportunity. 

•   In Japan, there are concerns about a long-term decrease in population and the shortage of productive workers.

Under these circumstances, there is an expectation for accepting foreign workers to secure the workforce.

•   The number of foreign workers was 2.30 million as of the end of October 2024. This is about 2.9 times as much 

as 0.78 million in 2014. 

•   The number of foreign residents was 3.58 million as of the end of June 2024 representing a 5.2% year-on-year increase.

•   Both the number of foreign workers and the number of foreign residents hit record highs. The number of foreign 

residents is expected to continue to increase in the future.

Number of Senior Households (aged 65 or older)  Increase in healthy households

Trends in senior households (those aged 65 or older) living alone (actual data and forecasts)

The population of healthy and active seniors is projected to grow.

Forecasts for an Aging Society Trends in Foreign Residents in Japan

Trends in the number of foreign residents

Trends in the number of foreign population

Trends in the number of foreign workers

•   The number of people aged 65 or older living alone is on the rise and is predicted to continue to increase.

Number of senior households(million)

(Year)

Source: "National census",“Household Projection for Japan (2024)”
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Market Environment
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Population and Demographic Trends



Tax rate structure

Basic tax
exemption

Example

Previous taxation
(until December 31, 2014)

Current taxation
(from January 1, 2015)

Standard tax deduction:

Proportional tax deduction based on the
number of legal heirs:

50 million yen... 1 

10 million yen × number of legal heirs... 2  

Standard tax deduction:

Proportional tax deduction based on the
number of legal heirs:

30 million yen... 4 

6 million yen × number of legal heirs... 5 

Tax rate: 40%

Basic tax exemption
=  1  50 million yen +  2  10 million yen × 2

Amount of Inheritance Tax Paid per Capita
= (500 million yen –  3  70 million yen) ÷ 2

(Scenario: Value of inherited property is 500 million yen
and number of legal heirs is two)

= 70 million yen... 3 

= 215 million yen Tax rate: 45%

Basic tax exemption
=  4  30 million yen +  5  6 million yen × 2

Amount of Inheritance Tax Paid per Capita
= (500 million yen –  6  42 million yen) ÷ 2

(Scenario: Value of inherited property is 500 million yen
and number of legal heirs is two)

= 42 million yen... 6 

= 229 million yen

In this example, the tax rate will rise from 40% to 45%.

Taxable value after basic tax exemption Taxable value after basic tax exemption

60%
Tax rate

0%

10%

20%

30%

40%

50%

More than
300 million yen

300 million
yen or less

100 million
yen or less

50 million
yen or less

30 million
yen or less

10 million
yen or less

60%
Tax rate

0%

10%

20%

30%

40%

50%

8 steps6 steps

100 million
yen or less

50 million
yen or less

30 million
yen or less

10 million
yen or less

More than
600 million 

yen
600 million
yen or less

300 million
yen or less

200 million
yen or less

1.39

1.81

3.00

2.79

Source: The Report on the declaration for inheritance tax by the National Tax Agency 2014 to 2023

People 
subject to 
inheritance 

tax

Tax 
revenue

56 Thousand people (4.4%) 155 Thousand people (9.9%)

People subject to inheritance tax in 2014
(number of deceased persons in 2014: 1.27 million)

People subject to inheritance tax in 2023
(The total number of deaths in the year: 1.57 million)

Inheritance tax 
revenues

215% from 2014
107% from 2022

2.8

2014 2015 2022 2023

(Trillions of yen)

1.0

2.5

3.0

2.0

1.5

times

Amended Inheritance Tax Law

6.1

65.1
99.0

56.0

187.6

6.0

（19.1）

9.1

14.9

12.0

9.3 9.2
6.7

74.4

129.0

481.4 （392.6）

111.8

178.0

250.8

17.2

[Tokyo metropolitan area]
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Hokkaido Tohoku Kanto Koshinetsu/
Hokuriku

Tokai Kinki Chugoku

（%）

Shikoku Kyushu/
Okinawa

Source: Demographic Survey for FY2022 by Ministry of Health, Labor and Welfare,The Report on the Imposition of Inheritance Tax FY2021 by Regional Tax Offices

(Thousands of people) Deaths Ratio subject to inheritance taxation
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Source: The Report on the Imposition of Inheritance Tax FY2022 by Regional Tax Offices

[Tokyo metropolitan area]

Amended Inheritance Tax Law in Effect as of January 1, 2015 Status of Inheritance Taxation by Region

Trends in the Number of People Subject to Inheritance Tax / Tax Revenue

Key Points of the Amendment Tax rates will be refined from six to eight stages and the amount of basic exemption reduced Ratio Subject to Inheritance Taxation Many of those taxable are in the Kanto region, especially the Tokyo metropolitan area

Ratio of Taxes Paid A higher payment rate can be seen in Kanto area (Tokyo metropolitan area).

71
72

67

73

77

60

65

70

75

80

85

(FY)2025
(budget)

2024
(estimate)

2021 20232022

Income tax 
30% 
(23.2 trillion yen)

Corporate tax

(19.2 trillion yen)
24%

Inheritance tax 

(3.5 trillion yen)
4%

Gasoline tax

(2.0 trillion yen)
3%

(5.6 trillion yen)
Others 7%

Source: "General Account Budget" Ministry of Finance Source: "Tax and Stamp Revenues FY2025" Ministry of Finance

Consumption tax

(24.9 trillion yen)
32%

(Trillions of yen)

FY2025
Tax Revenue 

Budget 
Breakdown

(78.4 trillion yen)

Trends in Tax Revenue

Trends in Tax Revenue Tax revenue in Japan is increasing due to economic recovery and a rise in the consumption tax.

Market Environment
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In Japan, a large bulk of inheritance comes in the form of real estate—mostly land. 
Dealing with inherited property therefore involves dealing with real estate and 
making effective use of land.
The main reason our owners want to utilize land is to make effective use of their inheritance.

Reasons for Land Utilization

• 62.6% of rental housing owners own sub-lease property.

• 81.5% of rental housing owners who does not own sub-lease property outsource all or part of management 
work to professional lease management company.

Presence/absence of sub-lease property

Reason why people chose sub-lease contract

Management of rental housing except sub-lease real estate

Reason why people entrust management works

Source: Annual Statistics Report, National Tax Agency (2023)

Cash, savings 
and deposits

35.2%

Securities

16.4%
Land

31.6%

Houses, 
structures

5.4%

Others

11.4%

Deal with 
inheritance

39.2%

Deal with land 
ownership tax

11.2%

Source: FY2024 Daito Trust data

Secure stable 
income

27.8%

Make 
effective 
use of 
idle land

10.8%

Unsure about 
continuing
farming

5.6%

Others

5.3%Approx. 37.0%
of inheritance is 

real estate

All of owned  
property

37.4%

More than 
50% of owned 
property

12.6%

Less than 
50% of owned 
property

12.6%

None of owned 
property

37.4%

Management is
completely
outsourced

28.2%

Management is 
partially
outsourced

53.3%

Self-management

18.5%

All of owned  
property

37.4%

More than 
50% of owned 
property

12.6%

Less than 
50% of owned 
property

12.6%

None of owned 
property

37.4%

Management is
completely
outsourced

28.2%

Management is 
partially
outsourced

53.3%

Self-management

18.5%

Breakdown of Assets Subject to Inheritance Tax Purpose of Land Utilization

Many owners outsource management of rental housing to professional companies.

Rental Housing Management

Reducing inheritance tax is the most effective way to conserve 
the asset value passed on from parents to children.

Tax Benefits in Constructing Rental Housing: Inheritance Tax

Ways to Lower Inheritance Tax Appraised Value and Protect Assets

Constructing rental housing will lead to a reduced fixed asset tax, thereby providing 
an advantage in terms of annual cash flow.

Tax Benefits in Constructing Rental Housing: Fixed Asset Tax

• Both the land and building used for rental housing will be subject to a fixed asset tax deduction. Specifically, 
“housing land of 200 m2 or less (small-scale residential land) will be taxed at 1/6 of the standard tax rate.”

• The threshold of 200 m2 is applied with respect to land space used per house or unit. So, regardless of how 
large the land space is, building rental housing on it with a sufficient number of apartment units can lead to a 
reduction in the fixed asset tax to 1/6 of the standard rate. 

Vacant land Rental housing constructed
Land area: 1,000 m2

Appraised value of fixed assets:
60 million yen

Land area: 1,000 m2

Appraised value of fixed assets:
60 million yen

Acquisition value of the building:
80 million yen

Land leasehold rate: 60%

Fixed asset tax (land) 840 thousand yen
60 million yen × 1.4%

140 thousand yen
60 million yen × 1.4% × 1/6

Fixed asset tax (building) 0 yen 336thousand yen
80 million yen × 60% × 1.4% × 1/2

Fixed asset tax (total) 840 thousand yen 476 thousand yen

Annual tax savings of 364 thousand yen

Ways to Reduce Fixed Asset Tax

• If rental housing is constructed on the land, the land leasehold rate × the house leasehold rate will be deducted 
from the appraised value of the land in inheritance tax appraisal value. In addition, the house leasehold rate will be 
deducted from the cost of construction × 60% in appraising the value of the building (fixed asset tax appraisal).

• The inheritance tax rate will also incrementally decrease along with the lowering of the inheritance tax appraisal 
value amount, which together will lead to a significant reduction of inheritance tax (see page 17 for details).

1 To reduce the burden of management 
operations 48.3%

2 To secure stable income 47.5%

3 Agree to a favorable proposal 26.3%

4 To save the labor as much as possible 25.9%

5 To save the labor, even just a little 23.6%

1 To avoid trouble accompanied by the lease 
contract 52.2%

2 Having no professional skill or expertise 50.2%

3 Entrustment of support for building trouble 44.3%

4 To avoid trouble with tenant 40.8%

5 Having no time for management 40.3%

Source: Questionnaire about rental housing management task(December 2019),MLIT

Before implementation After implementation

Appraised value of land
Land assessments: 100,000yen

Land area: 1,000㎡
100 million yen

82 million yen
100 million yen × (1 – 60% × 30%)

(Land assessments×(1-Land leasehold rate×House leasehold rate))

Appraised value of building 0 yen

42 million yen
100 million yen × 60% × (1 – 30%)

(Construction costs×60%=Appraised value of fixed assets)
60 million yen × (1 – 30%)

(Appraised value of fixed assets×(1-House leasehold rate))

Debt payable 0 yen –100 million yen

Inheritance tax
appraisal value amount

100 million yen
24 million yen

(82 million yen + 42 million yen – 100 million yen)
The loan amount is deducted from the inheritance tax appraisal value

76 million yen reduction in appraised value

Vacant land Rental housing
constructed

Market Environment
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2001 2005 2010 2015 2025

2.35

4.32

6.65

0.75

2.25

Japan Housing 
Finance Agency

Long-term prime 
lending rate

Basic loan rate

Mortgage rates in US Mortgage rates in UK

Sources: Bank of Japan, Japan Housing Finance Agency

               FRED® Economic Data, The Bank of England

(%)

（Year）
0

1

2

3

4

5

6

7

8

9

81,783
88,015

78,758
80,173

69,261

58,869

50,085

69,994

59,384

51,485

70,363

75,023

59,954

63,934

50,715
53,231

(Year)

Source: Housing and Land Survey, MIC

Floor area of 29 m2 or less 30–49 m2

50–69 m2 70–99 m2

(Yen)

40,000

50,000

60,000

70,000

80,000

90,000

2008 2013 2018 2023
50,000

100,000

150,000

200,000

250,000

61,963 65,496

127,383

146,532

166,513
197,318

61,149 60,423

118,582
130,239

152,257

202,337

Source: Japan: Housing and Land Survey, MIC

             US: United States Census Bureau, “American Housing Survey”

             UK: Office for National Statistics “Inflation and price indices”

*Calculations are based on an exchange rate of 144 yen

  to the US dollar and 194 yen to the British pound each year.

Japan UKUS

2008 2018 20232013

(Yen)

(Year)

Trends in Interest Rates

Trends in Interest Rates Interest rates in Japan remain at roughly the same low level. 

Trends in Rent

Trends in Rent by Building Footprint

Rent in Japan is on the upward trend.

Change of house rent fee in each country

Soaring in all over the world

2024 2029 2034 20442039

Source: Daito Group Data

over 25 years old over 35 years old

(Year)

(Thousands of units)

0

200

400

600

800

1,000

1,200

6 

130
50

260

130

490

260

750

490

1060

※1 Number of orders received for rebuilding APT / 
 Total number of orders received
※2 Number of orders received for rebuilding APT 
 built by Daito / Total number of orders received
※3 “Housing Starts Statistics”, MLIT

 Total rebuild ratio※1

36.5%

 Daito rebuild ratio※2

8.6%

 Japan national rebuild ratio※3

2.2%
FY2024

Home
Double income 

from store
and rental housing

Income from different
business models

Funds for 
repayment

of rebuild loan

Home loan
repayment funds

Stable income

Increased income 
through new
construction 

and expansion

Disaster risk 
avoidance

Home

Property owenwers can expect pro�table business over
the long term due to income from both the new store
and rental housing.

Rental housing income can also be used to pay off
the mortgage on the home. It could also be converted
into a two-family home in the future.

Combining commercial use and residential use improves
pro�tability of owner's rental housing business.

Rebuilding brings various effects such as most ef�cient
use of land to maxmize the �oor area ratio and
increasing income and preparing for earthquake.

Rebuild home and store Rebuild home

Rebuild of commercial property Rebuild an old rental housing

Home

Home

Rental Housing Rental Housing

Rental Housing

Rental Housing

Rental Housing

Rental Housing

Rental Housing

Store・Of�ceStore・Of�ce Rental HousingOld Rental Housing

StoreStore

Home
Double income 

from store
and rental housing

Income from different
business models

Funds for 
repayment

of rebuild loan

Home loan
repayment funds

Stable income

Increased income 
through new
construction 

and expansion

Disaster risk 
avoidance

Home

Property owenwers can expect pro�table business over
the long term due to income from both the new store
and rental housing.

Rental housing income can also be used to pay off
the mortgage on the home. It could also be converted
into a two-family home in the future.

Combining commercial use and residential use improves
pro�tability of owner's rental housing business.

Rebuilding brings various effects such as most ef�cient
use of land to maxmize the �oor area ratio and
increasing income and preparing for earthquake.

Rebuild home and store Rebuild home

Rebuild of commercial property Rebuild an old rental housing

Home

Home

Rental Housing Rental Housing

Rental Housing

Rental Housing

Rental Housing

Rental Housing

Rental Housing

Store・Of�ceStore・Of�ce Rental HousingOld Rental Housing

StoreStore

Number of rental housing units under management over 25 years old

The effects of rebuild Improve the efficiency of land asset utiIization and expect stable rental income

Number of buildings over 25 years old will increase rapidly.

Rebuilding projects are increasing

• Once the depreciation period has expired, demand for rebuilding projects are expected to increase.

27 Year

Light Gauge Steel

34 Year

Steel

47 Year

Reinforced concrete

22 Year

Wood

Statutory usefuI Iife
of a buiIding
(Depreciation Period)

Market Environment
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Economic



80

85

90

95

100

110

105

93

100

97
96

97

91

106
107

100 99
101

106

Total number of workers Construction workers

Source: “Labor Force Survey: Long-term Time-series Data”, MIC

(Year)2009 2012 2015 2018 20242021

2009 2012 2015 2018 20242021

17.84%
16.65% 16.23% 16.46% 16.60% 16.86%

28.38% 28.66% 29.17%
30.16%

31.23%
32.37%

12.77%
11.13% 10.80% 11.13% 12.03% 11.74%

32.50%
33.60% 33.80%

34.79%
35.48%

36.69%

(%)

0

10

20

40

30

Source: Labor Force Survey, MIC

55 years old or older 
(construction industry)

55 years old or older
(all industries)

30 years old or younger 
(all industries)

30 years old or younger
(construction industry)

(Year)

161.3

110.3

141.0

2023 20242021 202220202016 2017 2018 2019 2023 20242021 202220202016 2017 2018 2019

108.7
124.4
141.6

50

100

150

200

250

300

50

100

150

200

Source: Corporate Goods Price Index, Bank of Japan

Plywood Millwork Engineered wood Small steel bar Paving material Freshly mixed 
concrete

(FY)

Wood Steel and others

(FY)

Labor costs have been increasing because of an upward trend due to rising material 
and fuel costs and the number of construction workers has been on the decline due to 
aging.

Trends in the Construction Industry in Japan

Number of Construction Workers (2009 average = 100) Declining number of construction workers

Age Composition of Construction Workers Rising proportion of aged workers, dropping proportion of young workers

Construction Material Costs (2020 average = 100) Construction material costs remain high despite a lull in upward trend.

Trends in Labor Costs Rising labor costs in all types of work in Japan

38,100

32,600

28,800
27,600

20,000

30,000

40,000

2019 2020 2021 2022 2023 2024 2025

39,300

31,500
31,700

27,200

20,000

30,000

40,000

2019 2020 2021 2022 2023 2024 2025

28,200

32,600

26,500 
26,600

15,000

20,000

25,000

30,000

35,000

2019 2020 2021 2022 2023 2024 2025

30,900

33,000

30,000
29,900

20,000

25,000

30,000

35,000

2019 2020 2021 2022 2023 2024 2025

Source: Public works labor costs, by MLIT

Miyagi Prefecture Tokyo Osaka Prefecture Fukuoka Prefecture

(Unit: yen/person)Rebar placers (Unit: yen/person)Shuttering carpenters

(Unit: yen/person)Electricians (Unit: yen/person)Interior finish carpenters

(FY) (FY)

(FY) (FY)

Market Environment
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Construction Industry



Japan’s real estate market is valued at approximately 56 triIIion yen

Trends in the Real Estate Industry in Japan

ReaI estate market scaIe (Net saIes) The real estate market has shown stable growth Trends in Barriers to Homeownership Rising interest rates, inflation, and housing prices are making it more difficult to buy a home.

Trends in Preferences for Homeownership vs. Renting A growing number of people are open to renting both land and housing

Reference: Market size of All Industries (Net SaIes)

Rental Housing Occupancy Trends in Japan

30
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2013 2014 2015 2016 2017 2018 2019 2022 202320212020
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56
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43 43

47

(Trillions of yen)

（FY）

140

130
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A

B

D

C

2017 2018 2019 2020 2023 202420222021

Home Purchase Dif�cuIty Index（2015=100）

（FY）

A    Long-term prime lending rate B    Consumer Price Index C    House Price-to-lncome Ratio D    Home Purchase Difficulty

Source: Created by our company by A_Bank of Japan, B_Consumer Price Index MlC, Japan, C_OECD Price-to-Income (2015=100)
Each is indexed with 2015 set as 100, and the simple average is D_Home Purchase Difficulty

supplement :A Mortgage interest rates - Higher interest rates increase the monthly financial burden, making it more difficuIt to purchase a home.
 B Consumer Price Index - Rising Iiving costs squeeze disposable income, reducing the affordabiIity of home purchases.
 C House Price-to-Income Ratio - Higher ratios indicate lower affordability, making it harder to save for a down payment and repay loans.
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1,800

1,600

1,400

1,200
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1,448 1,432 1,456
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(Trillions of yen)
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Source: Ministry of Finance "Financial Statements Statistics of Corporations by Industry”
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82.4%
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（%）

*Occupancy rate= 100% - (unoccupied rental housing/ (unoccupied rental housing + occupied rental housing (%)))
 Source: 2023 Housing and Land Survey, Ministry of Internal Affairs and Communications (MIC), Japan
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Source: PubIic Opinion Survey on Land Issues in FY2023

14.5%

82.3

4.4

3.2

10.1

65.0

3.0

14.5

17.5 20.5%

+49. 7%
from2013

+15. 9%
from2013

Approximately 20% of rental properties in Japan are vacant. 
(See p.42 for our occupancy rate)

Others

RentaI housing is acceptabIe or preferable

If you own the buiIding, renting the land is
acceptable or preferable

I prefer to own both the land and the building

Market Environment
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Real Estate Industry




