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SUMMARY
Benchmark rents have been remarkably stable in recent quarters, indicating that the 
market has bottomed out from the post-global financial crisis down-cycle.

   Tokyo Prefecture’s population 
increased 0.5% year-on-year (YoY) to 
reach 13.28 million as of 1 September 
2013, with higher growth rates 
recorded in the central areas of the 
capital. The number of households 
grew at a rate of 1.0% YoY. 

   Housing construction starts in 
Tokyo Prefecture totalled just over 
95,600 units through the year to 
August, 2.6% higher than the same 
period of 2012.

   The average asking rent in Tokyo’s 
23-ward area stood at JPY3,556 per 
sq m (JPY11,755 per tsubo), up 0.8% 
quarter-on-quarter (QoQ).

   The core-eight residential wards 
recorded 0.1% growth QoQ, with 
rents averaging JPY3,885 per sq m 
(JPY12,845 per tsubo).

   Average rents in Tokyo’s core-
three residential wards – Minato, 
Shibuya and Meguro – rose 
0.7% QoQ to JPY4,206 per sq m 
(JPY13,906 per tsubo). The premium 
payable over the 23-ward average 
was stable at approximately 18.3%. 

   The average occupancy rate for 
J-REIT-owned rental apartments in 
the 23-ward area was 95.9%, sitting 
above the 95% threshold for the 12th 
consecutive quarter. 

“With high occupancy rates 
supported by consistently 
strong demand, mid-market 
rental apartments in Tokyo 
offer landlords a steady, 
low-volatility income stream.”                         
Will Johnson, Savills Research

Image: Capital Gate Place, The Residence – Tsukishima, Chuo Ward
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MAP 1

Tokyo’s 23 wards delineated by survey area

Source: Savills Research & Consultancy

Demographic trends
According to the Tokyo Metropolitan 
Government (TMG), approximately 
13.28 million people reside in Tokyo 
Prefecture as of 1 September 2013. 
The population of Japan’s capital 
city continued to grow at a rate 
of 0.5% YoY, supported by in-
movement from regional towns and 
the countryside. 

Reflective of a distinct trend that 
has developed since the Great East 
Japan Earthquake of March 2011, 
higher rates of population growth 
were recorded in the central areas of 
the capital. The number of residents 
in Tokyo’s 23-ward area rose by 
0.7% YoY, while the core-eight1 and 
core-three2 residential wards (as 
defined by Savills) rose by 1.1% 
and 1.3% YoY respectively.

The total number of households 
in Tokyo prefecture stood at 
6.76 million as of 1 September 
2013, up 1.0% YoY. The 23-ward 
area accounted for 4.84 million 
households, approximately 72% 
of the capital’s total. Mirroring 
1 Tokyo’s core-eight wards are defined as Bunkyo, 
Chiyoda, Chuo, Meguro, Minato, Setagaya, Shibuya 
and Shinjuku.
2 Tokyo’s core-three wards are defined as Meguro, 
Minato and Shibuya.

population growth, household 
formation has been fastest in the 
central areas of Tokyo: the 23-ward 
area recorded a 1.1% YoY rise 
while the core-eight and core-
three residential wards grew by 
approximately 1.2% and 1.4% YoY 
respectively. 

A gradual trend toward smaller 
household sizes (see Table 1) 
in part accounts for the notable 
increase in households in recent 
years. This, combined with Tokyo’s 
rising population, has supported 
fundamentals in the mid-market 
rental sector – particularly modern 

TABLE 1

Population and households in Tokyo as 
of 1 Sep 2013

Source: Savills Research & Consultancy based on TMG data 
*The Great East Japan Earthquake occurred on 11 March 2011.

Population % YoY
% change over 

1 Mar 2011*

 Tokyo Prefecture 13,283,225 0.5 1.0

 23 wards 9,057,136 0.7 1.3

 Core-eight wards 2,313,992 1.1 2.4

 Core-three wards 697,724 1.3 2.8

No. of households % YoY
% change over 

1 Mar 2011*

 Tokyo Prefecture 6,761,595 1.0 5.8

 23 wards 4,842,278 1.1 6.7

 Core-eight wards 1,323,804 1.2 8.3

 Core-three wards 408,604 1.4 9.8

No. of persons per household

1 Sep 2013 1 Sep 2012 1 Mar 2011*

 Tokyo Prefecture 2.0 2.0 2.1

 23 wards 1.9 1.9 2.0

 Core-eight wards 1.7 1.7 1.8

 Core-three wards 1.7 1.7 1.8

GRAPH 1

Population change in Tokyo since the Great East 
Japan Earthquake of March 2011

Source: Savills Research & Consultancy based on TMG data
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apartment buildings designed for 
single-occupier and so-called DINK 
(Dual Income, No Kids) households. 

Residential supply
Information from the Ministry of 
Land, Infrastructure, Transport and 
Tourism (MLIT) indicates that the 
number of housing construction 
starts in Tokyo Prefecture totalled 
just over 95,600 units in 2013 
through to August. This figure is 
2.6% higher than the same period 
of last year and represents around 
68% of the annual total in 2012. 
Given strong demand for new 
residential units, both for rent and 
for purchase, new supply in 2013 is 
likely to exceed the previous years’ 
total but remain in line with the 
higher long-term average of 158,000 
units recorded between 2002 and 
2011.  

When broken down by use, 
approximately 46% of Tokyo’s 
housing construction starts to-date 
this year were housing units built 
for sale; around 38% were rental 
housing units, while just over 14% 
were owner-commissioned housing 
units. 

Tokyo mid-market 
apartment rental trends
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).

As of Q3/2013, average rents for mid-
market apartments in Tokyo’s 23-ward 
area stood at JPY3,556 per sq m 
(JPY11,755 per tsubo3). Recovering 
from a moderate decline the 
preceding quarter, the market average 
rose 0.8% QoQ, or 0.7% compared 
with the third quarter of 2012.

3 1 tsubo = approximately 3.306 sq m or 35.58 sq ft.

Asking rents in the capital’s core-
eight residential wards averaged 
approximately JPY3,885 per 
sq m (JPY12,845 per tsubo), 
representing a premium of 
approximately 9.3% over the 23-
ward average. The average rent in 
this central survey area was stable 
over the previous quarter, rising by 
a marginal 0.1%, but slipped 0.9% 
on a YoY comparison. 

In Tokyo’s core-three residential 
wards, the average asking rent 
for mid-market units increased by 
0.7% QoQ to JPY4,206 per sq m 
(JPY13,906 per tsubo). Although 
reaching its highest rental level since 
Q3/2012, this core survey area sat 
1.3% down YoY due to an increase 
in lower-priced units listed for 
lease. Minato, Shibuya and Meguro 
remained the three most expensive 
wards in the city, commanding an 

GRAPH 2

Housing construction starts in Tokyo Prefecture by use, 2002–
Aug 2013

Source: Savills Research & Consultancy based on MLIT data
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GRAPH 3

Average asking rents for mid-market rental apartments by survey 
area, Q3/2011–Q3/2013

Source: Savills Research & Consultancy
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TABLE 2

Average monthly asking rents broken down by size-band, Q3/2013

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) % QoQ JPY per sq m 

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

(tsubo) % QoQ

23 wards 3,620 
(11,966) 0.1% 3,469 

(11,468) 0.7% 3,436 
(11,358) 4.8% 3,300 

(10,908) 1.2%

Core-eight wards 3,999 
(13,219) 0.7% 3,821 

(12,633) 0.3% 3,705 
(12,249) 1.4% 3,641 

(12,037) 0.3%

Core-three wards 4,341 
(14,349) 0.3% 4,151 

(13,721) 0.7% 4,129 
(13,650) 1.2% 4,209 

(13,915) 4.4%

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

18.3% rental premium over the 23-
ward average. 

Tokyo mid-market 
apartment rents by unit 
size-band
Tokyo’s rental market is principally 
made up of compact single-occupier 
units, typically less than 45 sq m 
(13.6 tsubo) in size. Unlike other 
major global cities such as London 
and New York, house or apartment 
sharing does not form a major 
segment of the rental market. As a 
result, there is a large, stable market 
for small- to mid-sized units.

As shown in Table 2, rental pricing 
per sq m for smaller units targeting 
single occupiers is generally more 
expensive on average than that of 
larger units. This not only reflects 
the strong demand for compact 
units but also the higher gross rental 
costs involved in renting larger units, 
which: 1) decreases affordability for 
single-income households; and 2) 
makes the option of purchasing a 
condominium comparatively more 
cost-effective.

In Q3, average asking rents for units 
in the 15- to 30-sq m and 30- to 
45-sq m size-bands strengthened 
moderately compared with the 
previous quarter, with rental growth 
ranging between 0.1% and 0.7%. 
The greatest quarterly movement 
was seen in the larger 45- to 60-
sq m and 60- to 75-sq m size-
bands, where advertised rents 
increased on average 4.8% and 

1.2% respectively at the 23-ward 
level. Given that this healthy rental 
movement was mirrored on a YoY 
basis, it is considered to be indicative 
of improved demand for more 
generous-sized units, as opposed to 
seasonal volatility. 

Mid-market apartment 
occupancy rates
J-REIT-owned residential assets 
provide a useful benchmark 
upon which to gauge mid-market 
apartment occupancy levels. In 
Q3/2013, the average occupancy 

rate for rental apartment buildings 
operated by J-REITs in Tokyo’s 23 
wards stood at 95.9%, down 30 
basis points (bps) QoQ but remaining 
above the 95% threshold for the 12th 
consecutive quarter. 

Indicative of the demographic shift 
towards the central areas of the city, 
occupancy rates in the core-eight 
and core-three wards have edged 
up since the Great East Japan 
Earthquake, converging with the 
23-ward average at the 96% level as 
of Q3. 

GRAPH 4

Average occupancy rates for J-REIT residential assets, Q3/2011–
Q3/2013

Source: Savills Research & Consultancy based on publicly disclosed J-REIT* property data 
*Nippon Accommodations Fund, Advance Residence Investment Corporation and Heiwa Real Estate REIT.
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OUTLOOK
The prospects for the market

Tokyo’s large and steadily 
growing population, combined 
with the trend towards smaller 
household sizes, is expected to 
support occupier demand for 
mid-market apartments for the 
foreseeable future. Benchmark 

rents have been remarkably stable in 
recent quarters, indicating that the 
market has bottomed out from the 
post-global financial crisis down-
cycle. Looking forward, improved 
macro-economic conditions, along 
with a stated government objective 

to increase household incomes, 
should offer landlords a degree of 
upside rent potential over the short 
to mid term. 


