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Presentation 

 

Kawasaki: Thank you very much for joining us today for Leopalace21 Corporation's financial results briefing 
for Q1 of the fiscal year ending March 2024. I am Kawasaki, and I will be your moderator. Thank you. 

Today's speakers are Bunya Miyao, CEO, and Shinji Takekura, Director, Chief of the Corporate Management 
Headquarters. There will be time for questions and answers after the presentation. The end time is scheduled 
to be 6:00 PM. Miyao, CEO, will now begin the presentation. 

Miyao: Thank you very much for joining us today. I am Miyao, CEO. I will summarize the Q1 financial results 
and explain our financial strategy, leasing business strategy, and response to the construction defects problem. 

 

First, let me provide you with the executive summary on page three, which shows that both sales and profits 
for Q1 of the fiscal year ending March 31, 2024, increased YoY and according to the plan. As for operating 
profit and net profit for Q1, it was the highest ever since the Lehman collapse. 

The occupancy rate was 86.82% as of the end of June, and the average occupancy rate during the three-month 
period was 87.03%, landing in line with the plan and improving by 2.84 points compared with the one recorded 
in the same period last year. 

In addition, both occupancy rates and rents had a positive effect on net sales, as unit rents for new contracts 
were higher than planned. 



 
 

2 
 

Cash and deposits at the end of June totaled JPY58.1 billion, up JPY4.5 billion from the end of March. This is 
the first time since the Lehman collapse that the three-month period from April to June has turned positive. 
Equity ratio is 18.2%. The ratio recovered by 3.7 points from the end of the previous period. 

 

Please refer to page six. I will explain the details of the Q1 results for the fiscal year ending March 31, 2024. 

Net sales were JPY106.3 billion, and the positive factors compared to the plan were mainly the increase in the 
unit price of rent for new contracts and the increase in ancillary sales. The occupancy rate for each month 
improved by around three percentage points compared with the same months last year and net sales have 
also improved YoY. 

Meanwhile, cost of sales was JPY88.3 billion, almost in line with the plan. No reversal or provision of allowance 
for apartment vacancy loss occurred in Q1. Since the occupancy rate has returned to the trend before the 
construction defects problem was revealed, we do not expect a large increase or decrease in the occupancy 
rate in the future. 

SG&A expenses were JPY10.4 billion. The expenses reduced both YoY and against the plan, with personnel 
costs and other SG&A expenses being particularly down. Personnel expenses were lower YoY mainly due to a 
decrease in the number of employees, and although we had planned to increase personnel expenses through 
mid-career hiring, they were also reduced YoY due to the delay in hiring activities. 

The main reason for the decrease in other SG&A expenses compared to the plan is that the timing of the IT 
system investment was shifted to sometime later months. 
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Operating profit and further profits were in line with previous trends, with a net profit of JPY6.6 billion, a 
significant improvement of JPY4.9 billion YoY. As a result of the recovery in net profit, the equity ratio at the 
end of June was 18.2% and net assets were JPY38.9 billion, an increase of JPY6 billion from the end of March. 

 

Please refer to page 14. At the ordinary shareholders' general meeting in June, the compensation for deficit 
was approved and the negative retained earnings, the source of the dividend, was reset to zero, thus 
beginning preparations for the implementation of a flexible capital policy going forward. 
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In addition, as noted on page 15, on July 5, we announced a share buyback as a shareholder return policy. The 
Company has a limit of JPY10 billion for 50 million shares, and as of the end of July, it had repurchased 8.03 
million shares for JPY2.4 billion. The board members discussed shareholder returns many times, but the final 
decision to implement the share buyback was made in light of having flexibility considering the recent stock 
price level. 

Apart from this, the Company will also be able to make prepayment on its JPY30 billion loan from November 
this year. We will continue to discuss and choose the best option for the Company, whether to use cash on 
hand to repay the debt, refinance, or both, as a financial strategy separate from the share buyback. 
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I will then explain the details of the leasing business. The average occupancy rate for Q1 during the period 
landed as planned. 

Please refer to page 19. The ratio of corporate contracts to the total number of contracts is on the rise, and 
in terms of the number of units contracted, the ratio of corporate use is the largest ever since the Lehman 
collapse. 
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I would like to explain trends in the corporate sector, which accounts for approximately 60% of our contract 
balance. What we have done in the past two years since the discovery of the construction defects problem is 
to increase the market share of existing clients, especially in the construction, temporary staffing, and retail 
sectors, rather than to expand the number of new clients. As a result, when the economy recovers or there is 
an influx of foreign workers, the Company will receive related orders. 

Although we have steadily recovered the number of units under corporate contract so far, there are two 
things we must be careful of in the future. 

The first is to eliminate mismatches caused by reducing the number of vacancies as occupancy rates recover. 
If there are no vacancies in the area the customers want, we will offer them instead the vacant rooms in the 
neighboring areas. The demand by manufacturers, or temporary staffing agencies, is met by the Company's 
proposal in this aspect, we can fill the vacant rooms in nearby areas, in an effort of working with the temporary 
staffing agencies to eliminate mismatches. In terms of market share, we have already captured approximately 
50% of the demand in the temporary staffing industry. 

The second point is that the manufacturing industry, especially semiconductors, is beginning to be affected 
by the sluggish sales of some smartphones and other factors. However, from discussions with various 
companies, we have heard that this is the bottom and that the economy is expected to return to a recovery 
trend from the end of the year. 

In terms of rent trends, corporate contracts also maintained an upward trend. Although our rents may appear 
higher than those of other companies due to the increase in rent, we are able to present a total economic 
benefit because the customers do not need to pay brokerage fees and can locate apartment rooms 
nationwide through a single point of contact, thus reducing other expenses. 
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Please refer to page 21. Regarding the trend of foreign nationals, Japan has been trying to increase the number 
of foreign national workers in all industries for some time due to the decline in Japan's working-age population. 
In the temporary staffing industry in particular, they focus on offering foreign national workers to the 
industries which suffer from manpower shortage. 

The lower left graph shows the number of foreign nationals entering the country. Immediately after the easing 
of entry restrictions in March 2022, the number of arrivals rose dramatically, but since summer, due in part 
to the depreciation of the yen, the movement has calmed down. However, since March this year, the number 
has increased again. Among them, the growth of international students has been particularly strong. 

The graph on the right shows the trend in the use of foreign national workers by individuals in our properties, 
and the balance of contracts by individual foreign nationals at the end of June increased approximately 17% 
compared with the result of June last year. The analysis shows that use by international students has 
contributed to this. In addition, the balance of foreign nationals under corporate contracts increased by 
approximately 26% compared with the result of June last year. 

We will actively provide housing for foreign national workers, not only through our connection with 
companies that employ foreign national workers, but also in cooperation with support agencies that provide 
immigration assistance. In addition to the human rights issues that are often reported in the news these days, 
we expect that there is still room to expand our market not only by increasing the number of contracts for 
international students and foreign national workers, but also by advising the corporate customers to allocate 
one room per person. 
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Lastly, I will explain the response to the construction defects problem. As of the end of July, the number of 
units to be repaired has been reduced to approximately 26,900 units. While our policy of eliminating obvious 
defects by the end of December 2024 remains unchanged, we will soon announce again the details of our 
future repair plan. 

Finally, regarding the supply of new apartments, construction of one building is underway in Q1 and is 
expected to be completed by the end of the current fiscal year. In addition, we have just signed our first new 
order contract for a new product in August. Although new order will be completed sometime next fiscal year, 
we are proceeding with the project while incorporating DX into the construction site under the new 
construction management method which was established as part of the measures to prevent the recurrence 
of the problem. 

This concludes my explanation. Takekura will now give a presentation on cost containment and sustainability 
strategies. Thank you very much for your attention. 

Kawasaki: Next, Takekura, Chief of the Corporate Management Headquarters begins his presentation. 

Takekura: Thank you very much for taking time out of your busy schedules to join us today. I am Takekura. I 
will mainly explain costs, DX and sustainability strategies, and compliance. 
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Please refer to page seven. These are the cost of sales results. 

The leasing operation cost was minus JPY0.7 billion YoY due to a decrease in the number of units under 
management. Even compared to the plan, this is a negative JPY500 million. This is due to a lower-than-
expected increase in utility costs. 

The leasing management cost was up JPY1.9 billion YoY due to preventive maintenance, but ended JPY0.5 
billion lower than the plan, partly due to the delay in some maintenance work. 
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Please refer to page eight. These are the SG&A expenses results. 

SG&A expenses were reduced both in comparison to the previous year and to the plan. The main reason for 
the YoY decline was a decrease in personnel expenses, which decreased by about JPY500 million. This is also 
a JPY600 million decrease from the plan, due to the push back of personnel hiring. 

Other SG&A expenses were also down by JPY0.7 billion compared to the plan. This was due in part to the 
JPY300 million investment in IT systems and other factors which were pushed back. 
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See page 25 for our sustainability strategy. I will explain DX promotion as a sustainability initiative directly 
related to our core business, as well as the very important human capital management and the Leopalace 
Green Energy Project. 

First, as for DX-related activities, the number of units with smart locks installed exceeded 130,000 units. This 
is the largest smart lock project ever undertaken by a single company. Currently, this is calculated to result in 
approximately 62,000 hours of operational improvement. 

Other DX initiatives include the March release of a system that uses AI-powered chatbot and voicebot to 
respond to tenants’ inquiries. The chatbot will be able to respond with AI in all categories from this August, 
which was initially about 30% of the range of support. In terms of operator response to inquiries, the response 
rate was sometimes below 70% during busy periods, but since the introduction of chatbot and voicebot with 
AI, the operator response rate has improved to the current 90%. The FAQ site is renewed in conjunction with 
the full-scale operation of the chatbot. The latest information will be posted on the site, which will also 
improve customer convenience. 

In the area of corporate contracts, we have reduced the work involved in corporate contracting by 
approximately 40% by digitizing the entire process from room search to contracting and contract termination 
procedures. 
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Please refer to page 26. This was disclosed in the annual securities report released in June this year, which 
discussed human capital management initiatives, their indicators, and target values. 

First, regarding the top left, leader development and succession, we will begin selecting and training personnel 
for the next management level from this fiscal year. We will also resume training for human resource 
development, which we have not been able to do for the past several years. 

Bottom left. With respect to fostering a sense of compliance and ethics, we have been conducting ongoing 
training for employees and officers for some time now, and we are also focusing on the operation of an 
internal reporting system. 

In addition, with the goal of promoting self-driven compliance, we have appointed compliance managers and 
compliance coordinators in each department to actively implement compliance at the business execution, 
and each is responsible for his or her own duties. For example, in the event of a compliance violation, the 
compliance manager and compliance coordinators will take the lead in taking the necessary actions to address 
the incident. Like a BCP, it is a means of preparing a response in the event of an emergency. 
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Please refer to page 27. This is the Leopalace Green Energy Project. 

We have been sequentially switching to green LP gas, which generates virtually zero CO2 emissions, and as of 
the end of June, we had completed the switchover for more than 3,000 units in 200 buildings. The target for 
the switchover current fiscal year is 5,700 buildings. This is equivalent to a reduction of 40,000 t-CO2 or about 
10,000 households of CO2 emissions. The final supply target is 400,000 households in the plan. 

Some of the companies that use our apartment rooms have obtained SBT, or Science Based Target, 
certification. All of these companies are promoting initiatives to reduce CO2 emissions. In particular, the 
companies that have obtained SBT certification have very strict CO2 reduction targets, and are now required 
to reduce not only their own CO2 emissions, but also those in their supply chains. 

We believe that by providing this virtually zero CO2 emission rental housing in addition to the sheer volume 
of 560,000 room offering capability nationwide, added value such as having furniture and home appliances 
equipped, internet included, and no brokerage fees, we will expect the increasing demand by SBT companies 
for their company housing. 

We will continue to pursue our company's business with the aim of becoming a provider of housing 
infrastructure, being conscious that our company's raison d'etre is to continue to be a company that provides 
services needed by society through our core business and through these sustainability activities. This 
concludes my explanation. Thank you very much for your attention. 
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Question & Answer 

 

Kawasaki [M]: We will now begin the question-and-answer session. Start with a question from Mr. Hashimoto, 
Mizuho Securities. 

Hashimoto [Q]: In Q1, the Company almost achieved its H1 operating profit plan of JPY8 billion. I would like 
to understand the background of the unchanged earnings forecast. Do you anticipate any cost increases or 
provisions in Q2 and beyond? 

Miyao [A]: As you said, we have finished Q1 of the fiscal year with profits that exceeded the plan by a 
considerable amount, but on the other hand, there is no doubt that costs have risen in various ways, so we 
will take into account how costs will progress in the future and the degree of overall achievement for the full 
fiscal year before making any changes to the earnings forecast. 

If we rush to make changes now, it will be difficult to predict when various things will change again, including 
energy and the weak yen, so we are thinking of waiting until we can get a more complete picture.  

Hashimoto [Q]: Regarding the status of share buybacks, are you almost exclusively buying back shares from 
the market at this point? What are the prospects for utilizing ToSTNeT-3? 

Takekura [A]: At this point, we are basically purchasing from the market, and while there are no zero 
opportunities to do so when using ToSTNeT-3, I would like you to understand that we are mostly purchasing 
from the market at present. As for purchasing from ToSTNeT-3, we will make an announcement once we are 
at the stage where we are certain that there is no execution possibility, so I would like to answer that we are 
mostly purchasing from the market at present.  

Hashimoto [Q]: With 17 months remaining until the end of 2024, the average number of units to be repaired 
per month will be 1,582 units per month, compared to the plan of repairing 26,900 units. What is the projected 
progress of the repair work per month going forward? 

Miyao [A]: Starting with Q2, we will increase the number to 1,000 units per month, followed by 1,300 units 
and then 1,500 units. To this end, we are developing construction companies and will make sure that the 
repairs proceed steadily. 

Kawasaki [M]: Thank you very much. The next question is from Mr. Tazawa, SMBC Nikko Securities. 

Tazawa [Q]: On page six, you mentioned that Q1 results were significantly higher than planned due to higher 
rent prices and SG&A cost containment, and that some costs have been shifted to later periods. To what 
extent is the Company's full-year forecast being exceeded? While the above-mentioned trend is on the 
upswing, is there still a reasonable risk that costs will increase in Q4, and the plan will not be achieved? 

Takekura [A]: As you mentioned, there is no doubt that Q1 results were very much better than planned. In 
this premise, first, in terms of costs, personnel and other costs will not be incurred for those that have already 
passed their time, so this will be a budget that cannot be executed, even if it is purely a latecomer. 

Other matters will also arise depending on the situation, but the most important one to watch in the full-year 
plan is the occupancy rates, especially in August, September, October, and November, which we had difficulty 
last year. Rather than a cost issue, we are proceeding based on the belief that if we can make progress in the 
recovery period of the occupancy rate, as scheduled at the beginning of Q2 and Q3, part of the current upward 
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swing can be secured as it is. In this regard, at the end of H1, we will be able to almost see the expected figures, 
and we would like to change our earnings forecast accordingly. 

Tazawa [Q]: You can begin the repayment of JPY30 billion loan from Fortress, with an interest rate of 15%, in 
November this year. Is it your company's policy to seek full repayment? 

Miyao [A]: Our basic policy is to repay all loans from Fortress in full and to make collateral and freely available 
once again. We are still considering  whether the full repayment will be funded by cash on hand, refinancing, 
or a combination of the two. Since we are actually paying out about 4.3 billion in interest expenses per year 
as funds, if we can repay the entire amount on hand, our annual profit will increase by more than 4 billion, so 
another issue for this year's financial strategy is how much lower interest rate debt we can raise. As Takekura 
mentioned earlier, the repayment policy will be finalized in November, when leasing business performance 
for H1 will become clear to some extent, and the timing for the change of earnings forecast of this fiscal year's 
performance will also come after that.  

Tazawa [Q]: Please tell me how you see the possibility of Fortress exercising its stock acquisitions rights, 50% 
dilution. Even if they exercise them, are the share buybacks implemented to limit dilution? Is there a possibility 
that the Company will consider further share buybacks to further reduce the risk of dilution? 

Takekura [A]: First, as for the effect to control dilution. Of course, it exists. However, our decision to buy back 
our own shares this time was firstly to send a strong message that the current management is not satisfied 
with the current share price in terms of EV or enterprise value, which we consider in many ways. On the basis 
of consideration, there's the dividend and other various means of share buybacks. We have had a number of 
internal discussions and decided that share buybacks would be the most agile and effective option, and we 
have now reached this decision. 

Regarding the last point, whether or not to consider measures to further reduce the risk of dilution, we would 
like to continue to have a thorough discussion and conduct capital policy as the best possible measure. That's 
all from me. 

Kawasaki [M]: This is a question from Mr. Hashimoto, Mizuho Securities. 

Hashimoto [Q]: Could you comment on the occupancy rate by prefecture on page 22? Are there any 
prefectures that have been affected by smartphone-related manufacturing, particularly Hokkaido, which saw 
eight-point quarterly increase, and Ibaraki, Kanagawa, and Mie, which saw a four-point decline? 

Miyao [A]: First, regarding Hokkaido, the occupancy rate is 91% in Q1, to my recollection, Hokkaido has not 
exceeded 90% for quite some time. In the past few years, the occupancy rate in Hokkaido has been very low, 
and we have been struggling a lot, but with the construction of semiconductor plants moving into Chitose, 
the occupancy rate has been increasing all the way from Chitose airport to Tomakomai in the south, and then 
to Sapporo in the north. 

Sapporo naturally has the largest number of units under management in Hokkaido, but construction of the 
Shinkansen, the bullet train, is underway and various redevelopment projects are underway in front of the 
station.  Currently, Sapporo is full of development projects for office buildings and hotels, which are attracting 
people not only from Hokkaido but also from Tokyo and many other places. Therefore, the occupancy demand 
in Hokkaido is rising considerably. 

On the other hand, the area with the largest decrease is Mie, which I would like to comment on. One of the 
reasons for this is that a related-company in the smartphone industry completed its seventh manufacturing 
building last year. Suppliers of construction and other equipment-related products who used our rooms are 
leaving as the construction is complete. 
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As I mentioned earlier, business related to smartphones is a little weak at the moment, although the plant 
has been completed, the production line is not yet fully operational. Therefore, the reason for this is that the 
number of dispatched workers and various business partners, as well as business partners related to 
manufacturing, have not yet come in as planned, and have not come in as much as last year. That is all from 
me. 

Kawasaki [M]: Next question from Mr. Tazawa, SMBC Nikko Securities. 

Tazawa [Q]: On pages seven and eight. The preventive maintenance cost was reduced by JPY500 million, the 
repair and maintenance cost was reduced by JPY300 million due to push back of the IT system investment, 
and the personnel cost was by JPY600 million due to push back of the mid-career hiring. These are listed as 
costs that have been pushed back in the document. I would like to know when these will come to the surface. 

Takekura [A]: First, personnel expenses, Q1 has already ended, so even if we start recruiting again from here, 
it is not really possible to spend all of the expenses. Therefore, this one is almost disappearing from our 
assumptions. 

Also, IT system investment is necessary, so there is a possibility that this will occur Q2 or Q3, but the preventive 
maintenance that has been delayed has been pushed back, as was the case last year, and there is the fact that 
it cannot be used for the entire fiscal year. I hope you understand that the possibility of incurring costs that 
have been delayed one quarter is becoming a little less likely. 

Tazawa [Q]: On page 21, the number of foreign national customer contracts landed at 2,133 individual 
contracts, a decrease of 564 contracts from the plan. It is slightly behind 10,000 foreign national individual 
contracts. The number of new arrivals of foreign nationals has declined significantly compared to the previous 
year, almost halving when viewed from April to May, but what is the outlook for the number of foreign 
national contractors using the properties in the future? 

Miyao [A]: I have the same impression that it is indeed a bit behind the plan. This is due in part to the fact 
that the number of foreign nationals entering the country has not increased significantly. However, as you 
know, our apartments are equipped with furniture and appliances, and internet access is readily available, so 
we feel that we have an advantage over other rental apartments in this respect. 

Therefore, the question is how the number of foreign nationals will grow in the future, but we have heard 
from many companies that they want to hire more and more foreign nationals. I have never heard of anyone 
saying that they are already terminating employment contract with their foreign nationals. In that aspect, I 
think business opportunities still remain. 

On the other hand, although the depreciation of the yen may have something to do with it, at least the 
industry would like to invite foreign nationals for their workforce. They are still trying to resolve compliance 
issues, humanitarian issues, and various other issues, and they are still trying to increase foreign national 
workers in each field. I feel that this is an area where we can continue to grow. 

We would like to achieve the goal in the end as planned, and since we believe that we have been able to 
develop various channels over the past year, we would like to do our best in this area. 

Kawasaki [M]: Next, a question from Mr. Hashimoto, Mizuho Securities. 

Hashimoto [Q]: I believe that the construction capacity for new apartments will increase in and after 2025, 
when the repair work will be finished. Do you have any comments on the capacity of construction in 2023 and 
2024 and the capacity of supply in 2025? After 2025, the Company will continue to focus on the city center, 
and my reading is that it will be less than the JPY76.6 billion for the year ended March 31, 2018. 
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Takekura [A]: As of now, our construction management and design staff are engaged in dealing with the 
recent construction defects, but as mentioned, once the repair work is over in 2025, the reconstruction of 
existing apartments will begin, which started this fiscal year. 

As for the current situation, we have talked to the existing owners, and there are many owners who are 
supporting us despite their various concerns, and we would like to thank them for their support and proceed 
to the reconstruction. 

As it is now, just as it takes time for a craftsman to regain his skills if he takes a break for a while, it will take 
time to restart the construction network in our company since we have a history of stopping the construction 
of a nationwide network that we had in the past. Therefore, after receiving several dozen orders this fiscal 
year, we will start construction next fiscal year to prepare for the transition to 2025, and then return the order 
situation to the JPY10 billion unit per year as soon as possible. 

We will not proceed with all of construction in all 47 prefectures in the future, but rather, after confirming 
the population statistics, we will construct buildings based on the premise that tenants will move into them 
in order to conduct solid rental management. If we proceed with construction in the three major metropolitan 
areas, the number of related prefectures will be about half. That would make about from 23 to 27, half of the 
number of prefectures. Even if we receive orders for three or four buildings there, the number will grow to 
about 70 or 80 buildings, and if we calculate the unit price, it will soon exceed JPY10 billion. Once we reach 
that level, all we have to do is to increase the number of buildings. We are hoping to get the preliminary 
arrangements in place and move forward with the construction order and establishment an organization to 
complete constructions at the earliest possible stage. 

Kawasaki [M]: Next, a question from Mr. Kuni of Panview Capital. 

Kuni [Q]: How much have new rents for existing apartment rooms increased compared to the previous year? 
We would also like to know about future prospects. 

Miyao [A]: First, in terms of rent setting, I feel that in this rental housing market, it is not easy to pass on a 
price increase. I believe that rent is a market that has not seen much of an increase while the prices of many 
things are rising. 

I think this is because most of the apartment owners are private owners, and they want to fill vacancies faster 
than others, rather than trying to increase prices or rationalize their operations. Also, individual business 
owners cannot recruit by themselves, so they have to rely on intermediary companies. Brokerage firms, on 
the other hand, need a lot of benefit, such as reduced rent from the owners, key money exemptions and free 
rent in order to conclude a contract and earn money. Therefore, I think the problem in this industry is that no 
one is moving to raise rents. 

In this context, we are, so to speak, in the position of a lessor, and because we are managing and operating 
the property ourselves, we are now setting rents more aggressively than our competitors. In terms of specific 
rent setting methods, for example, if the room with the most recent tenant has the highest rent out of the 10 
rooms available, that price is the room that sold at the current market price, so we use the rent of the room 
that sold as the standard and do not lower the rent for the next available room. So, as to your question about 
how much the price increased compared to the previous year, I think the increase was a little over JPY1,000 
last year compared to the year before, and everyone is raising prices accordingly. In reality, we are now in the 
latter half of the JPY1,000 range. 

And not all the increase in sales comes from this rise in rent, but also from various other ancillary revenues, 
such as the key money that I mentioned earlier. We are also actively engaged in this kind of thing, and things 
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like free rent are rather recorded in the form of negative sales. Therefore, by reducing the free rent, sales can 
be secured. Focusing on how much revenue can be obtained, each sales team is now in control. 

Also, we are currently trying to raise the rent for renewal of existing properties. Our goal is to raise the 
difference between the current rent and the previous rent by targeting the rent that is currently being offered 
or recently signed. However, it is difficult to be able to control all the rent as we wish and it has just started, 
so I am sure you can understand that it is still too early to talk about the future prospects.  

Kawasaki [M]: Since there are no additional questions, we would like to conclude the question-and-answer 
session and the briefing session. Thank you very much for joining us today at the Leopalace21 Corporation, 
Q1 Financial Results Briefing for the Fiscal Year Ending March 31, 2024. 

Miyao [M]: Thank you. 

[END] 

 


