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HASEKO Corporation

prefectures). Of the 43,733 condominium 

units supplied in the Tokyo metropolitan 

area in 2008, Haseko constructed 9,061 

units, representing a share of approximately 

21%,” boasts Atsushi Matsuzaki, General 

Manager of the Company’s Technological 

Strategy Department. “In the Kinki region, 

Haseko built 4,195 units, or about 18.5% 

of the 22,744 units supplied in the same 

year. These figures mean that Haseko has 

constructed one condominium building 

out of every five in the two representative 

economic zones in Japan.”

The number of constructed units is 

not Haseko's sole source of pride. The 

Company has taken the lead in introducing 

a string of new and convenient housing 

facilities to condominiums. For example, it 

was Haseko that pioneered the introduction 

of the bath and shower module, which is 

now widely used. Haseko also designed an 

original ventilation opening (ventilation 

louver) and applied it to highly airtight 

condominiums, as well as pioneered the 

adoption of a kitchen disposal that can 

crush garbage in sinks. As these cases 

show, Haseko has worked to create a 

lifestyle for condominium residents.

Receiving Orders on All Work 
Concerning Condominium 
Business, from Start to 
Completion

Haseko calls itself a “condominium 

contractor.” Matsuzaki points out, “An 

ordinary general contractor constructs a 

building, and with that its job is finished. 

In contrast, Haseko’s business model 

embraces ‘total production’ in the 

condominium business, from gathering 

land information to sales and management.” 

So what exactly is Haseko’s business 

model? Matsuzaki gives a more specific 

description.

“Based on land information we obtain 

ourselves, we first develop a business plan 

for a condominium that is suitable for the 

land. The plan is proposed to a developer 

and, if the plan is accepted, we receive an 

order in the form of a Haseko Designated 

Order. As for selling the units, Haseko 

Urbest, one of Haseko’s subsidiaries, 

serves as a commissioned seller for the 

project owner and commences marketing 

activities. Moreover, Haseko Community 

undertakes maintenance and management 

of the condominium for owners from the 

date the units may be occupied, as well as 

large-scale renovations and other services. 

Thus, the Haseko Group takes on all of 

the work concerning the condominium 

Boasting Japan’s Top Results 
for Condominium Construction 
Totaling Approximately 
470,000 Units

During the forty years since 1969, when 

Haseko Corporation completed its first, 

independently constructed condominium, 

the Company has constructed condominium 

buildings with approximately 470,000 units 

in total. Given the reported number of 

5.28 million condominium units supplied 

in Japan to date as of the end of December 

2007, Haseko may have constructed nearly 

9% of the entire volume. These figures allow 

the conclusion that Haseko has taken a 

central role in popularizing condominiums 

in Japan.

“Haseko conducts business primarily 

in the Tokyo metropolitan area and the 

Kinki region (Osaka and surrounding 

Shifting the Business 
Paradigm to Enable 

Earnings Growth 
Despite Declining 

Population – Focus 
on Serving Existing 

Condominiums
Haseko Corporation is a pioneer that has led the history 

of the popularization of condominiums in Japan. Building on its 
accumulated construction results of 470,000 condominium units, 
the Company is now endeavoring to transform its earnings structure 
into one that should secure profits despite a declining population.
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business. That is the business model of 

Haseko.” 

This business model provides an 

advantage for developers in that they 

can consign everything to Haseko. For 

Haseko, in turn, the business model allows 

the Company to avoid risks associated 

with the condominium project because 

it is a consigned business while taking 

an initiative in the project. The business 

model, which establishes a win-win 

relationship between Haseko and project 

owners, is the driving force that realized 

Haseko’s breakthrough.

Aim to Shift Earnings 
Structure from Construction to 
Maintenance and Management 
Services

Currently, condominium sales are 

targeted at the thirty-something generation, 

called the “Japanese baby boom juniors,” 

and those that follow. However, the 

number of births in Japan is decreasing 

after these generations, and this situation 

makes it difficult to expect larger revenues 

than before from the condominium 

construction business.

On the other hand, the number of 

condominium units the Haseko Group 

manages has already surpassed 200,000. 

Moreover, the number of units the 

Group manages is constantly increasing 

by roughly 10,000 units every year. 

In addition, given its stable financial 

standing, Haseko is proactively conducting 

M&As of condominium management 

companies. Over the past six months, 

Haseko acquired and affiliated three 

firms, adding approximately 50,000 units 

under management. The move is based 

on Haseko’s strategy over the medium to 

long term that aims to achieve revenue 

growth by providing services for existing 

condominiums if it is difficult to increase 

revenues through new condominium 

constructions.

Matsuzaki explains the purpose of 

the strategy: “Haseko has positioned its 

service-related business as its second 

mainstay business, and established Haseko 

Anesis in 2003 to foster and reinforce 

the new service business. Presently, 

about 90% of Haseko’s profits come from 

condominium constructions and the 

remaining 10% from serving existing 

condominiums. We intend to further raise 

profits from the latter, and want to secure 

a stable source of dividends through the 

service-related business in the future.”

The following is an example of how 

promising the business focused on serving 

existing condominiums is. Generally, 

condominium management associations 

collect repair reserve funds every month 

from condominium owners in preparation 

for a major repair to be conducted once 

every ten years or so. Condominiums 

managed by Haseko Community also 

accumulate a lot of repair reserve funds 

every year. Since Haseko Community 

receives orders for major repairs from 

90% of the condominiums for which it is 

consigned maintenance and management, 

most of the repair reserve funds eventually 

lead to Haseko’s repair construction 

sales. 

“While condominium construction 

is largely dependent on business trends, 

we can assuredly expect annual sales 

and profits from the condominium 

management business. For the future, we 

plan to focus on M&As of management 

companies in order to increase the number 

of condominium buildings we manage in 

an effort to shift our business foundation 

so that it is fairly free from the impact of 

business cycles.”

It was forty years ago that Haseko 

Corporation foresaw its future course 

and transformed itself from an ordinary 

general contractor to a contractor 

dedicated to condominiums. Now, facing 

an era of a declining population, Haseko 

is working to shift its business paradigm 

to services for existing condominiums, 

which should secure earnings growth 

despite such an environment.

Atsushi Matsuzaki
General Manager

Technological Strategy Department
HASEKO Corporation
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Japanese housing is reported to have an average estimated 
durable period of approximately 30 years from the year after 
construction for lost houses (housing lost due to disasters, 
disposals, natural collapses and other factors). This is too short 
compared with the durable period of housing in the U.S. (55 years) 
and the U.K. (77 years). Repeated construction of short-life housing 
in a “scrap and build” fashion is not desirable from the viewpoint 
of preserving the global environment either, as it merely increases 
industrial waste.

Such has been the housing situation in Japan, but two 
events have raised the call for improvement.  One was the “200 
Year Vision for High-Quality, Long-Life Housing” announced 
by the government and the ruling parties, and the other was 
the “pioneering model projects for ultra-long-term housing” 
established by the Ministry of Land, Infrastructure, Transport 
and Tourism (MLIT). Haseko applied for the first model projects 
to be publicly invited in 2008, and its two projects, the Urawa 
Saitama project and the Suita Osaka project, were certificated. 
Atsushi Matsuzaki, General Manager of the Technological Strategy 
Department, who led the proposals, recalls:

“MLIT’s pioneering model projects for ultra-long-term housing 
aim to increase recognition and proliferation of high-quality, long-
life housing by specifically demonstrating the ideal form of housing 
in a society oriented toward the stock of existing properties 
as opposed to new constructions. Our proposals were highly 
evaluated as they were based on our technological accumulations 
and other results Haseko has achieved as a condominium 
contractor, taking into consideration durability, adaptability to 
future floor plans and extent to which facilities can be renovated.”

In addition to satisfying the fundamental performance 
standards that exceed the current standards required in the public 
invitation by roughly one rank, Haseko has proposed the following 
pioneering technologies.

1. Adoption of technologies to reduce concrete cracks
Concrete is essentially alkali, but it becomes increasingly 

neutralized when cracks appear and carbon dioxide and rainwater 
permeate the surface, thus causing the rebar to rust and the 
concrete to spall. In order to curb neutralization and cracks, Haseko 
proposed measures to constrain temperature cracks by using 
moderate-heat Portland cement, as well as measures to constrain 
cracks due to shrinkage from drying by using chemical admixtures.

2. Adoption of high-durability, stainless water supply piping 
system for common use

Generally, common-use piping in condominiums is replaced 

30 to 40 years after construction. Haseko proposed the adoption of 
high-durability stainless piping that can be used for more than 200 
years as well as housing-type joints that allow replacement without 
cutting the pipes.

3. Adoption of new interior fittings system that improves 
adaptability of housing floor plans

In order to allow flexible changes to floor plans, Haseko 
proposed the Floor-preceding method with double floors that 
does not require reinforcement of the lower parts of partition walls 
as well as movable partition storage walls that residents can move 
by themselves.

4. Adoption of a cladding system that features modifiability 
and adaptability 

Haseko proposed a cladding system, including Autoclaved 
Light-weight Concrete (ALC) walls and aluminum sashes, that 
facilitates changes in floor plans and modifications to interior 
fittings and facilities in accordance with alternating generations of 
residents or changes to residents’ lifestyles.

5. Consideration given at construction of new condominiums 
to make major repairs and renovations easier

Haseko proposed high-durability inserts and movable 
partitions in order to make major repairs and renovations easier, 
reduce their construction periods, and enhance comfort and 
reduce burdens on residents during such constructions.

Matsuzaki is confident in the future proliferation of “high-
quality, long-life condominiums.” “These technologies were not 
developed specifically for the proposals, but were created by 
combining and integrating technologies Haseko has accumulated 
through its daily operations as the leading manufacturer of 
condominiums. Our technological promotion divisions took the 
initiative in doing so. The adopted proposals for the condominiums 
in Urawa Ward, Saitama City and Suita City, Osaka are planned for 
launch to the market this summer and thereafter. The government 
is also earnestly working on ultra-long-term housing. For the 
pioneering model projects for ultra-long-term housing, the 
government grants construction subsidies of 2 million yen per 
unit. The bill concerning high-quality, long-life housing currently 
under discussion will feature tax benefits of up to 6 million yen over 
ten years. Furthermore, ultra-long-term housing will be subject to 
the “Flat 50” loan program of the Japan Housing Finance Agency, 
which sets a fixed interest rate for fifty years. With such excellent 
performance, functional and preferential measures in place, these 
condominiums are destined to become a big hit.”

Blazing a Trail through 
“Pioneering Model Projects” for the Government’s 
Targeted Concept of High-Quality, Long-Life Housing

Topics


