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SUMMARY
Shrinking household sizes and net migration in centrally-located areas in Tokyo are 
supporting the mid-market, and rents are expected to grow at a fast pace.

 Whilst Japan’s population is set to 
decrease, the population of Tokyo has 
been increasing by an annual average 
of just under 48,000 each year since 
1997. 

 Furthermore, the number 
of households in Tokyo’s 23 
ward is projected to increase by 
approximately 200,000 (up by 4.2%) 
between 2015 and 2030.

 In Japan, an increase in the number 
of smaller-sized households is expected, 
and Tokyo’s 23 wards accounts for over 
20% of new additions.

 Average mid-market rents in the 
23-ward area marked approximately 
JPY3,598 per sq m (JPY11,894 per 
tsubo), increased by 1.6% QoQ and 
1.2% YoY. 

 Mid-market rents in the central five 
wards stood at the highest in Tokyo, 
JPY4,164 per sq m (JPY13,764 per 
tsubo1), with the growth rates of 1.0% 
QoQ and 2.0% YoY.

 The average occupancy rate for 
rental apartment buildings operated 
by J-REITs in Tokyo’s 23-wards stood 
1  1 tsubo = approximately 3.306 sq m or 35.58 sq ft.

“The forecast for the 
demographic of Tokyo provides 
stability in demand for the 
multi-family residential sector, 
especially the smaller-sized 
market, for the foreseeable 
future.” Savills Research & Consultancy

Image: Park Tower Meguro, Meguro Ward

at 96.4%, just 0.1 percentage point 
(ppt) below the same quarter of the 
preceding year. 
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MAP 1

Tokyo’s 23 wards delineated by survey area

Source: Savills Research & Consultancy
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GRAPH 1

Net migration to large cities, 1990–2014

Source: Savills Research & Consultancy, based on MIC data
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Savills Tokyo residential 
survey: Breakdown by 
geography
In order to illustrate trends in the 
central Tokyo residential market, Savills 
has segmented Tokyo’s 23 wards into 
seven distinct geographical areas: 
Central (or “central five wards”), South, 
West, North (Inner and Outer) and East 
(Inner and Outer). 

Net migration into 
Tokyo’s 23 wards
The uniqueness of Tokyo is its 
population movements. The population 
of Tokyo has been on the rise, despite 
an overall decline in the Japanese 
population as a whole. The Tokyo 
Metropolitan Government (TMG) 
estimates approximately 13.4 million 
people reside in the Tokyo Prefecture 
as of 1 March 2015, up by 0.7% from 
a year earlier, whilst Japan’s total 
population contracted by 0.2% on the 
year. 

The continued urbanisation of Japan 
resulted in net migration into large cities, 
essentially central Tokyo (see Graph 1). 
The absolute number of population of 
the 23 wards has been growing since 
1997, with an annual average increase 
of just under 48,000 each year. 

Growth trends in Tokyo’s 
households
A key driver for residential leasing is 
the projected growth in the number 
of households. In particular, demand 
for multi-family rental housing in 
Tokyo seem to be stable for the 
foreseeable future, not just because 

of the continuous urbanisation and 
net migration, but also because of 
shrinking household sizes. 

Table 1 is a projection of household 
numbers between 2015 and 2030 for 
every 5 years as stated by TMG, based 
on the 2010 Population Census2.1 

2  Please note the number of households is based on 
the Basic Resident Register. The Population Census 
differs due to differences in definitions, although both 
are conducted by the Ministry of Internal Affairs and 
Communication (MIC). This is because the former survey 
is conducted on a registration basis, and hence may not 
reflect changes in address. Therefore, the household 
number estimates from the Population Census, though 
only conducted every five years, will be more accurate. 
Please also note that the 2015 household number is 
estimated using the 2010 Population Census results.

Given the historical trend in net 
migration to Tokyo’s 23 wards (as 
seen in Graph 1), TMG assumes 
this trend will continue. The number 
of households in Tokyo’s 23 
wards is expected to increase by 
approximately 200,000 (up by 4.2%) 
from 4.7 million to over 4.9 million 
between 2015 and 2030. During the 
same period, Japan’s total number 
of households is likely to decrease 
by 3.2%. 

By survey areas, growth rates of the 
household number for the Central 
and the Inner East areas lead other 
survey areas by 5.7% and 6.9%, 
respectively. By ward, the Chiyoda 
and Chuo wards are projected to 
increase by approximately 10%, 
followed by the Minato ward (7.0%). 

Table 2 categorises the projected 
household numbers by the size of 
households. A) and B) represent 
smaller-sized households and larger-
sized households, respectively. 
Whilst the number of smaller-sized 
households is expected to increase 
for both Japan and Tokyo’s  23 
wards, the growth rate of the wards 
exceeds that of Japan.  Tokyo’s 
23 wards alone account for over 
20% of new additions in Japan as a 
whole.
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TABLE 1

The estimated number of households – Tokyo’s 23 wards

Source: Savills Research & Consultancy, based on TMG data

TABLE 2

The estimated number of households by family size*

Source: Savills Research & Consultancy, based on TMG data 
* Smaller-sized households are households with less than 2 people and single parent households. Larger-sized households are nuclear households.

2015-2030 change

1,000 households 2015 2020 2025 2030 1,000 households %

Japan 52,903.7 53,053.2 52,439.1 51,230.5 -1,673.2 -3.2

Tokyo 23 Ward 4,728.0 4,826.1 4,888.7 4,927.3 199.3 4.2

Central 557.9 572.0 581.5 589.8 31.9 5.7

Chiyoda 28.6 29.9 30.8 31.4 2.7 9.6

Chuo 77.7 82.1 84.7 86.0 8.3 10.7

Minato 116.0 118.6 121.1 124.1 8.1 7.0

Shinjuku 203.7 208.6 212.1 215.6 11.9 5.9

Shibuya 131.9 132.7 132.8 132.7 0.9 0.6

South 1,171.4 1,191.3 1,206.4 1,219.0 47.5 4.1

West 848.7 863.8 874.0 880.0 31.4 3.7

North (Inner) 293.2 299.7 303.1 305.0 11.8 4.0

North (Outer) 458.3 462.7 463.5 461.5 3.2 0.7

East (Inner) 454.9 470.0 479.9 486.2 31.2 6.9

East (Outer) 943.6 966.6 980.4 985.9 42.3 4.5

Larger-sized households 2015-2030 change

1,000 households 2015 2020 2025 2030 1,000 households %

Japan 24,405.8 23,746.4 22,817.7 21,731.0 -2,674.8 -11.0

Tokyo 23 Ward 1,260.0 1,256.9 1,255.9 1,245.6 -14.3 -1.1

Central 114.1 114.4 114.8 114.3 0.2 0.2

Chiyoda 6.4 6.6 6.8 6.9 0.5 8.6

Chuo 15.5 15.8 15.7 15.4 -0.2 -1.2

Minato 26.9 26.5 26.2 25.7 -1.2 -4.3

Shinjuku 40.3 41.2 42.1 42.7 2.4 5.8

Shibuya 25.0 24.4 24.0 23.7 -1.3 -5.2

South 315.6 316.4 316.5 313.8 -1.8 -0.6

West 215.7 216.9 219.2 219.6 3.8 1.8

North (Inner) 64.9 66.5 68.1 68.6 3.7 5.7

North (Outer) 119.2 117.0 115.2 112.7 -6.5 -5.4

East (Inner) 130.3 130.5 130.6 129.7 -0.6 -0.5

East (Outer) 300.1 295.2 291.5 286.8 -13.3 -4.4

Smaller-sized households 2015-2030 change

1,000 households 2015 2020 2025 2030 1,000 households %

Japan 28,498.0 29,306.8 29,621.4 29,499.5 1,001.6 3.5

Tokyo 23 Ward 3,468.1 3,569.1 3,632.7 3,681.7 213.7 6.2

Central 443.8 457.6 466.6 475.5 31.7 7.1

Chiyoda 22.3 23.3 24.0 24.5 2.2 9.9

Chuo 62.2 66.4 69.0 70.7 8.5 13.7

Minato 89.1 92.1 94.9 98.4 9.3 10.4

Shinjuku 163.4 167.5 170.0 173.0 9.6 5.9

Shibuya 106.9 108.3 108.8 109.0 2.1 2.0

South 855.8 874.9 889.9 905.2 49.3 5.8

West 632.9 646.9 654.7 660.5 27.5 4.3

North (Inner) 228.3 233.2 235.1 236.3 8.1 3.5

North (Outer) 339.1 345.7 348.3 348.7 9.6 2.8

East (Inner) 324.6 339.4 349.2 356.4 31.8 9.8

East (Outer) 643.5 671.4 688.9 699.1 55.6 8.6
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Source: Savills Research & Consultancy
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GRAPH 3

Average asking rents for mid-market rental apartments by survey 
area, Q1/2013–Q1/2015

The larger-sized households are 
struggling to grow. In Japan as a 
whole, the number of larger-sized 
households is expected to decrease 
by over 2.6 million, or 11.0%, in next 
15 years. Though far smaller in size, 
Tokyo’s 23 wards are also expected 
to see a reduction. The exception is 
the Inner North where a growth rate 
of larger-sized households outpaces 
that of smaller-sized households. 

Savills rental index: 
Tokyo ‘mid-market’ 
apartments
Savills collates over 20,000 leasing 
comparables each quarter in order to 
analyse trends facing ‘mid-market’ 
rental apartment units in Tokyo. Our 
benchmark rental data is based on 
average advertised monthly rents for 
units that fit the following criteria:

1) one- or two-bedroom rental 
apartment units of up to 100 sq m in 
size;

2) reinforced concrete structures built 
within the last ten years; and

3) properties located in Tokyo’s 23 
wards and situated within a ten-
minute walk of the nearest station(s).

In contrast to the luxury residential 
market, advertised or ‘asking’ rents 
for mid-market units fitting the 
above criteria are typically non-
negotiable and are not subject to 
incentives such as rent-free periods. 
Savills mid-market rental indices are 
therefore considered to closely reflect 
movement in contract rents for the 
Tokyo market.

After the post-global financial crisis 
(GFC) correction of the rent between 
2008 and 2011, average rents in 
Tokyo’s 23 wards for mid-market 
apartments have considerably 
recovered. In particular, since mid-
2013, the pace at which the rent 
increased is particularly notable for 
the central five wards (see Graph 
2). Indeed, constant population 
flows into the central areas of Tokyo 
provide stability in rental growth.

Tokyo mid-market 
apartment rental trends 
by survey area
Average mid-market rents in the 
23-ward area were approximately 
JPY3,598 per sq m (JPY11,894 per 

tsubo) as of Q1/2015, an increase 
of 1.6% QoQ and 1.2% YoY. Up 
until the previous quarter, the rent 
had suffered from either negative or 
marginal quarterly growth (sub-1%) 
since the GFC. 

Pressured by the population 
expansion, mid-market rents in 
the central five wards – the most 
expensive of our residential survey 
areas – stood at the highest in Tokyo, 
at JPY4,164 per sq m (JPY13,764 per 
tsubo) in Q1/2015, with growth rates 
of 1.0% QoQ and 2.0% YoY. The area 
has exhibited over 2% rent growth 
consecutively since Q2/2014 on an 
annual basis, and represents a 15.7% 
premium over the 23-ward average.

The second highest asking rates 
for Q1/2015 was the South, which 
commanded an average rent of 
JPY3,737 per sq m (JPY12,353 per 
tsubo), up by 1.2% over the previous 
year. The area has exhibited strong 
rent growth since the beginning 
of 2014. This was followed by the 
Inner North where the average rent 
increased by 1.7% on the year to 
JPY3,674 per sq m (JPY12,145 per 
tsubo). 

After picking up strongly in the 
previous quarter, average rents 
of the Outer East – Tokyo’s least-
expensive area in terms of mid-
market apartment rents – dipped 
by 0.2% QoQ to JPY2,772 per sq 

GRAPH 2

Tokyo mid-market apartment rental index, 2008 – Q1/2015

Source: Savills Research & Consultancy
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GRAPH 4

Average occupancy rates for J-REIT residential assets, Q1/2012–
Q1/2015

Source: Savills Research & Consultancy based on publicly disclosed J-REIT* property data 
* Nippon Accommodations Fund, Advance Residence and Heiwa Real Estate REIT
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m (JPY9,163 per tsubo), although 
given the relatively low rent levels 
throughout 2013, YoY% was up by 
1.2%. 

Tokyo mid-market 
apartment rents by unit 
size-band
Table 3 shows average rents of both 
Tokyo’s 23 wards and central five 
wards for larger than 45-sq m units 
increased at a higher pace than the 
smaller-sized units in Q1/2015. 

In the central five wards, though rents 
for compact units in the 15- to 30-sq 
m and 30- to 45-sq m size-bands 
increased only at a margin of 1%, 
those for 45- to 60-sq m and 60- to 
75-sq m increased at a faster pace, 
4.3% and 2.5%, respectively. 

The larger units are considered 
suitable for dual or family occupation, 
and a shortage of supply of the more 
generously-sized rental units relative 
to demand has created a rental 
premium.

Mid-market apartment 
occupancy rates
Given their typical building age and 
unit specifications, J-REIT-owned 
residential assets provide a useful 
benchmark upon which to gauge 
mid-market apartment occupancy 
levels. The average occupancy 
rate for rental apartment buildings 
operated by J-REITs in Tokyo’s 
23 wards stood at 96.4%, just 0.1 
percentage point (ppt) below the 
same quarter of the preceding year. It 
remained above the 95% threshold, 
where it has been for four years since 
Q3/2010. 

Since Q3/2014, the North and West 
areas combined have sustained 
the highest levels of occupancy 
at 97.5%, up by 0.3ppt from the 
previous quarter. For Tokyo’s two 
most expensive areas – the central 
five wards and South – average 
occupancy rates picked up by 1.0 
ppt and 1.7 ppts from the previous 
quarter, to 96.2% and 96.4%, 
respectively. In contrast, occupancy 
rates in the East continued to decline 
to 95.2%, a 0.4 ppt dip from Q4/2014.

Outlook
Occupancy rates for the centrally-
located units have remained at a high 
level of around 95%, and rent growth 
is positive.  

TABLE 3

Average mid-market monthly asking rents by unit size-band, Q1/2015

Source: Savills Research & Consultancy

Size band 15–30 sq m 30–45 sq m 45–60 sq m 60–75 sq m

Survey area JPY per sq m 
(tsubo) % YoY JPY per sq m 

(tsubo) % YoY JPY per sq m 
(tsubo) % YoY JPY per sq m 

(tsubo) % YoY

23 wards 3,660
(12,100) 0.6

3,490
(11,535) 1.4

3,460
(11,440) 3.9

3,630
(12,000) 4.1

Central 5 wards
4,210

(13,915) 0.9
4,040

(13,355) 0.8
4,120

(13,620) 4.3
4,200

(13,885) 2.5

No. of units surveyed >10,000 >5,000 >2,500 >500

Economic recovery will contribute 
to a material rise in market rents. 
Whilst subdued wage growth 
placed downward pressure on rents 
last year, recovery in corporate 
performances will be a tailwind for 
a wage hike. Hence, although rental 
growth over the last year in the 
centrally-located residential market 
has been relatively modest, rent 
levels look set to pick up at a faster 
pace. 

The forecast for the demographic of 
Tokyo provides stability in demand 
for the multi-family residential sector, 
especially the smaller-sized market, 
for the foreseeable future.
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Savills plc
Savills is a leading global real estate service provider listed on the London Stock Exchange. The company established in 1855, has a rich heritage with unrivalled growth. It is a company 
that leads rather than follows, and now has over 600 offices and associates throughout the Americas, Europe, Asia Pacific, Africa and the Middle East.
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agreement or other document without prior consent. Whilst every effort has been made to ensure its accuracy, Savills accepts no liability whatsoever for any direct or consequential loss 
arising from its use. The content is strictly copyright and reproduction of the whole or part of it in any form is prohibited without written permission from Savills Research.
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