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Presentation 

 
Kishi: Thank you very much for taking time out of your busy schedule to participate in today's briefing of 
financial results of Leopalace21 Corporation for the fiscal year ended March 31, 2021. My name is Kishi, 
and I will serve as the moderator. Thank you. 
Today's speakers and participants in the question and answer session are Bunya Miyao, President and 
CEO; Shigeru Ashida, Director and Managing Executive Officer; and Shinji Takekura, Executive Officer 
and Senior Department Manager of Corporate Planning Department. 
We would like to ask for your cooperation in holding this event. In this briefing, there will be time for 
questions and answers after the financial results report. At around 17:30, we will move on to the question 
and answer session, where we will read and answer the questions we receive. 
Please note that due to time constraints, we may not be able to answer all of your questions. Thank you 
for your understanding in advance. The event is scheduled to end at 18:00. 
Miyao, President and CEO, will now explain the financial results for the fiscal year ended March 31, 2021 
and the plan for the current fiscal year. 
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FY21/3 Financial Results and FY 22/3 Business Plan 
 

 
 
Miyao: Thank you very much for taking time out of your busy schedule to join us today. I am Miyao, 
President and CEO. I would like to quickly summarize our financial results for the fiscal year ended March 
31, 2021, and report on our plans for the current fiscal year. 
For the fiscal year ended March 31, 2021, we posted our second consecutive operating loss and our third 
consecutive net loss. On the other hand, we were able to maintain positive net assets due to our ongoing 
efforts to reduce SG&A expenses, as well as fundraising during the period and the reversal of various 
reserves toward the end of the period. 
On the other hand, although shareholders' equity combined with accumulated other comprehensive 
income was negative at the end of the period, as the impact of the spread of the COVID-19, which I will 
explain later, had a strong impact on our business performance. I would like to take this opportunity to 
inform you that the grace period for the demotion to the second section and the de-listing criteria for TSE 
is expected to be extended by 1 year each. 
 
Sales for the fiscal year ended March 31, 2021 were JPY408.9 billion, a decrease of JPY24.5 billion 
from the previous fiscal year, due to a significant slump in occupancy rate caused by the issuance of the 
declaration of a State of Emergency twice during the fiscal year. I would like to explain again why our 
company has been so deeply affected by COVID-19 in the real estate industry, starting with the 
characteristics of our business.
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Please refer to page 14 of the investor meeting presentation. 
As for our business characteristics, in terms of business segments, our company largely depends upon 
Leasing Business, with sales from Leasing Business accounting for 90% of our business. In the past, we 
also had construction subcontracting business, but since the change in our business structure, 90% of our 
sales are from Leasing Business, and our business structure is such that the occupancy rate of Leasing 
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Business directly affects our business performance. 
In addition, our products are mainly studio apartments, and our main targets are single corporate 
employees and students, which are also very different from other companies in the industry. 
Due to COVID-19, the customer base that had been one of our strengths was directly affected by it, 
including the cancellation of business trips and staff reassignment by corporate customers, the spread of 
online lectures at universities, and the restriction on the entry of foreign nationals. 
There is also the fact that the occupancy rate slumped due to the construction defects problem that was 
discovered in the fiscal year ended March 31, 2019. However, the recovery trend was seen in H2 of the 
previous fiscal year, namely the fiscal year ended March 2020, and had it not been for COVID-19, the 
recovery trend was expected to continue. 
 

 
Please refer to page 16 of the investor meeting presentation. 
In fact, the number of leasing contracts for the fiscal year ended March 31, 2021 decreased by 17.6% 
compared to the fiscal year ended March 31, 2018, which was before the discovery of the construction 
defects problem and without the impact of COVID-19. 
Looking at the breakdown in the graph, on the right, we can see a noticeable decrease in the number of 
our contracts in corporate industries that are generally said to be heavily affected by COVID-19, such as 
the manufacturing industry, the service industry including tourism, and the food service and hotel industry. 
There was also a noticeable decrease in contracts due to reduced mobility and business travel needs, as 
well as a decrease in contracts due to restrictions on the entry of foreign nationals. 
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In general, we estimate that the impact of COVID-19 on the occupancy rate was 4.85 points when 
converted to the average occupancy rate during the period. 
 

 
On the other hand, I would like to explain why the plan for a loss of JPY44 billion that was revised 
downward in February ended up with a loss of JPY23.6 billion, and why we were able to maintain positive 
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net assets of JPY3.2 billion despite a negative shareholders’ equity combined with accumulated other 
comprehensive income of JPY8.4 billion at the end of the fiscal year. 
First of all, SG&A expenses continued to be reduced since the beginning of the fiscal year, and besides 
the reduction in the number of employees, we were able to reduce them by an additional JPY2 billion 
compared to the revised plan through thorough cost control. 
As for reserve for apartment vacancy loss, usually in Q4, leasing costs increases due to the reassessment 
at the year end and new provision of reserve, which puts pressure on profits. However, in the fiscal year 
ended March 31, 2021, a reversal of JPY3.6 billion was made at the end of the fiscal year due to the 
expected future improvement of property income by the reduction of leasing costs. 
As a result, compared to the fiscal year ended March 31, 2020, leasing costs were reduced by JPY6.8 
billion, which had a positive effect on profits directly. 
Also, as a result of reversal of a part of the balance of JPY50 billion of reserve for losses related to repairs, 
JPY15.3 billion was recorded as extraordinary income as reversal of reserve for losses related to repairs. 
The reverse is calculated based on the unit price of repair work multiplied by the defect occurrence rate, 
and the main reason for the reversal of the reserve is that we were able to reduce the unit price of repair 
work. 
Although we were able to maintain positive net assets, by TSE's criteria, a negative shareholders’ equity 
combined with accumulated other comprehensive income is defined as excessive liabilities, so today we 
announced our efforts in excessive liabilities elimination. 
 

 
From here, I will explain our future plans. Please refer to page 19 of the investor meeting presentation. 
This is a summary of the plan for the current fiscal year and the elimination of excessive liabilities. 
The first pillar is to continue the drastic structural reforms, and the second pillar is to increase the 
occupancy rates, which is the foundation of our business. 
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Please refer to page 20 of the investor meeting presentation. 
As for the progress of the drastic structural reforms started in the fiscal year ended March 31, 2021, we 
have promoted structural reforms focusing on transfer of or withdrawal from non-core and unprofitable 
businesses, including withdrawal from the domestic hotel business and transfer or liquidation of 4 domestic 
and overseas subsidiaries. We also implemented a voluntary retirement program during the term. 
 



 
 

8 
 

 
As we will continue our structural reforms and promote fundamental improvements in our business 
structure, I would like to explain mainly the changes in our cost and SG&A expense structure. Please refer 
to page 21 of the investor meeting presentation. 
We plan to reduce cost of sales and SG&A expenses from JPY438.1 billion in the previous fiscal year to 
JPY400.9 billion at the end of this fiscal year, representing a reduction of approximately JPY37 billion. 
The main factors are a JPY13.6 billion reduction in leasing operating cost, a JPY11 billion reduction in 
construction and real estate costs due to the downsizing of the construction business, and a JPY5.6 billion 
reduction due to a review of leasing management operations such as cleaning and maintenance. At the 
same time, we will further reduce fixed costs by continuing to review our leasing offices structure for 
Leasing Business. 
Personnel expenses are expected to be reduced by JPY2.6 billion due to the continued attrition of 
employees and the full-year effect of the voluntary retirement program implemented during the previous 
fiscal year. 
While advertising and sales commissions for sales promotion in Leasing Business will increase, we will 
continue our thorough cost control by launching an internal task force to further reduce other SG&A 
expenses by JPY800 million. 
In the fiscal year ending March 31, 2023, although there will be an increase in personnel expenses due to 
the payment of bonuses as a result of the improvement in operating income, we will continue to review 
the leasing costs and further reduce costs and SG&A expenses by JPY7.2 billion by the end of the next 
fiscal year. 
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Next, I would like to explain the second pillar of our strategy, which is to increase the occupancy rate. 
Please refer to page 22 of the investor meeting presentation. 
The second line from the bottom, the blue line, is the occupancy rate plan for the current fiscal year. We 
are aiming for 85.92% at the end of the fiscal year and an increase of 2.7% in the average occupancy rate 
during the fiscal year, assuming that the occupancy rates will remain flat compared to the previous fiscal 
year in the first half and that the impact of COVID-19 will gradually subside from Q3. Takekura will explain 
the strategy in detail later. 
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Please refer to page 28 of the investor meeting presentation. 
By promoting the measures explained above, we aim to achieve an operating profit of JPY2 billion in the 
current fiscal year ending March 31, 2022, and a net profit of JPY22.8 billion in the next fiscal year ending 
March 31, 2023. 
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Please see the following page 29. Financial indicators are also provided. 
We still expect to record net loss though its amount will decrease, and therefore we expect a negative total 
shareholders’ equity combined with total accumulated other comprehensive income of JPY19.9 billion and 
negative net assets of JPY6.3 billion in our plan. However, in the following fiscal year ending March 31, 
2023, both total shareholders’ equity combined with total accumulated other comprehensive income and 
net assets are expected to turn positive, at JPY1.1 billion and JPY14.2 billion, respectively. In other words, 
by the end of the fiscal year ending March 31, 2023, we will be able to eliminate our excessive liabilities 
according to TSE’s criteria. 
Lastly, I would like to explain the amendments to the Articles of Incorporation regarding the reduction of 
common stock and the increase of the number of authorized shares, which were released at the same 
time as the announcement of the financial results. 
The Company has announced that it will seek a resolution at the General Shareholders’ Meeting to reduce 
the common stock from JPY81.2 billion to JPY100 million. The entire amount of capital to be reduced shall 
be transferred to other capital surplus. Therefore, this reduction of common stock is a re-assignment within 
accounts in the net assets category, and although there will be no change in the amount of net assets, it 
is intended to improve the financial structure. 
 
At the same time, we have also released an amendment to our Articles of Incorporation to increase the 
authorized number of shares. As a result of last year's capital policy, we have 489 million shares 
outstanding, including dilutive shares, which is close to 98% of the total 500 million shares authorized. 
Through this amendment to the Articles of Incorporation, we seek to increase the authorized limit of 500 
million shares to 750 million shares, which will enable us to raise funds speedily in the future. 
Although the business environment continues to be unpredictable, we will aim to improve our operating 
income and financial position and regain the trust of our shareholders and stakeholders by improving 
occupancy rates through a review of our sales strategy, as well as through thorough cost control and 
reduction of leasing costs. 
This concludes my explanation, and Director and Managing Executive Officer Ashida will continue with an 
explanation on the response to construction defects. Thank you very much for your attention. 
 

Ashida: I am Ashida, in charge of the Construction Defects Response Headquarters. I will explain the 
progress of the response to construction defects. 
As of the end of April, the construction completion rate on a unit-by-unit basis for properties with obvious 
construction defects was 23.3%. The repair plan of approximately 2,000 units for the period from 
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September 2020 to the end of December 2020, which was announced in August last year, was achieved 
above the target. As for the plan to repair approximately 6,000 units by the end of June 2021, the repairs 
have been completed for 3,451 units so far and is progressing steadily as planned. 
Regarding this response to construction defects, as Miyao explained, a reduction in the unit price of repair 
work resulted in a reversal of the reserve. We will continue to monitor our company's financial situation 
and proceed with the construction on an appropriate scale, aiming to eliminate the obvious defects by the 
end of 2024, as announced. That is all for my explanation. Thank you very much for your attention. 
 
Kishi: Next, Takekura will give a presentation. Thank you. 
 
Highlights of FY21/3 Results and Strategies for FY22/3 
 
Takekura: Yes, thank you very much for taking time out of your busy schedule to join us today. I am 
Takekura from Corporate Planning. I will begin with an overview of our financial results for the fiscal year 
ended March 31, 2021 and explain our strategy for the current fiscal year. 
Please prepare the presentation material that we have posted on our website today at hand. Please look 
at page 6 first. These are highlights of the financial results for the fiscal year ended March 31. 
 

As outlined by President Miyao, sales were JPY408.9 billion, a decrease of JPY24.5 billion from the 
previous year. This was very much influenced by COVID-19, especially in March, April, and May, when we 
entered the State of Emergency at the start of the fiscal year, and the initial base of operations in terms of 
occupancy rates was affected. As this impact was very large, and it led to reduction in leasing demand, 
which was the main reason for the decline in sales. 
Gross profit, on the other hand, was JPY21 billion, a decrease of JPY4.3 billion from the previous fiscal 
year. The reason for the lower year-on-year decrease compared to sales is the impact of the reversal of 
reserve for apartment vacancy loss, which was about JPY6.8 billion, and the reduction of costs in other 
businesses due to the withdrawal from unprofitable businesses. 
Operating loss was JPY29.1 billion, and recurring loss deteriorated further, recording JPY34.1 billion, 
which included JPY2.9 billion in funding costs for fundraising implemented during the period, as well as 
JPY2.1 billion in interest expenses incurred in connection with fundraising. 
On the other hand, we recorded extraordinary income of JPY19.6 billion, including a JPY15.3 billion 
reversal of reserve for losses related to repairs and a JPY4.0 billion gain on sale of investment securities. 
As a result, we reduced the net loss to JPY23.6 billion, an improvement against the revised earnings 
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forecast which we disclosed in February 2021. 
 

Please continue to page 7. This is a summary of results by segment. 
For Leasing Business, details were already explained earlier, so I will skip this part. 
Elderly care business was able to finish almost as planned, although it was negative compared to the 
previous fiscal year. 
In others, as part of our drastic structural reforms, we withdrew from the hotel business completely and 
liquidated some of our overseas businesses during the period, which resulted in a decrease in sales 
compared to the previous fiscal year, but we were able to reduce costs and SG&A expenses more than 
that and keep the decrease in profit to a smaller amount. 
As for adjustments, it turned positive compared to the previous fiscal year due to a decrease in expenses 
borne by the entire company as a result of changes in the organizational setup for Construction Defects  
Response Headquarters. 
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Then, please look at page 9. In this section, I will focus on the main items that increased or decreased in 
the balance sheet. 
First of all, in the area of assets, fixed assets decreased by JPY19.3 billion due to sale of fixed assets and 
impairment of fixed assets as well as sale of investment securities as part of the drastic structural reforms. 
Meanwhile, in the liabilities section, the balance of reserve for losses related to repairs, including both 
long-term and short-term, decreased by JPY22.7 billion. Also, the balance of the reserve for apartment 
vacancy loss decreased by JPY3.6 billion, which led to a reduction in the leasing costs. As a result, total 
liabilities decreased by JPY36.9 billion. 
In terms of net assets, although we recorded a net loss of JPY23.6 billion, we were able to maintain net 
assets of JPY3.2 billion due to increases in common stock and capital surplus, non-controlling interest 
and shareholders' equity combined with accumulated other comprehensive income, respectively, as a 
result of fundraising during the period. 
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Then, please look at page 10. This is a statement of cash flows. 
For cash flows from operating activities, the decrease in sales led to JPY22.9 billion of net loss before 
taxes and other adjustments. The final outflow figure was JPY40.8 billion due to the payment of expenses 
related to repair works. 
Cash flows from investing activities totaled JPY11.8 billion, including JPY4.1 billion yen from sale of non-
current assets, hotels, and residential leasing properties, and JPY4.3 billion from sale of investment 
securities. 
Cash flows from financing activities were JPY23.5 billion, including fund of JPY57.2 billion from capital 
policy, as well as repayment of debts and redemption of bonds. 
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Then, please look at page 11. This is the detail of the reduction of SG&A expenses. 
In the previous fiscal year, we were able to reduce personnel expenses by JPY8.6 billion, mainly through 
the implementation of voluntary retirement, and to reduce other SG&A expenses by JPY3 billion, more 
than the revised plan, partly due to the start of thorough cost control. As a result, SG&A expenses were 
reduced by JPY11.6 billion to JPY50.2 billion for the full year. 
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Please continue to page 12. This is a graph of occupancy rate trends. 
The average occupancy rate for the fiscal year ended March 31, 2021 was 78.89%, the lowest in the last 
10 years, making it a very difficult year for us. Even in Q4, which is the busiest season, the plan was not 
achieved due to a decline in corporate and student demand as a result of two Emergency Declarations. 
However, despite this, the occupancy rate at the end of March was 81.72%, and for March, the occupancy 
rate increase was 2.12 points from the previous month, the highest ever growth in the history. 
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On page 13, we analyzed the factors behind the sluggish occupancy rate. 
At the end of March, as mentioned earlier, we recorded 81.72%, short of the revised plan by 2.8 points. It 
was greatly affected by the spread of COVID-19 pandemic, and in terms of the Customer segments, the 
Corporates segment was affected by a reduction in staff re-assignment and reduction of new hires. This 
accounted for 1.9 points in the shortfall. 
Also, with regard to individuals and students, demand for living alone has been pushed back or even 
decreased, mainly due to the spread of online university lectures. This was lower than the revised plan by 
0.7 points. 
In addition, the number of foreign nationals fell short by 0.3 points compared to the revised plan due to 
entry restrictions and return to their home countries. 
The impact of construction defects is zero points compared to the plan, and this is because the resumption 
of tenant recruitment was assumed in the plan and the impact of the defects was already factored in. 
 
From now, I will explain our leasing and business strategies for this fiscal year. Please take a look at page 
20 first. 
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This is the progress of the drastic structural reforms announced in June 2020. In the previous fiscal year, 
the second measure in particular, structural reforms, was the implementation of voluntary retirement and 
a review of the structure of personnel expenses, including a reduction in executive renumerations. In 
addition, we withdrew from unprofitable businesses, domestic hotel business and some overseas 
businesses, and proceeded to sell non-current assets and investment securities. 
In the current fiscal year, we will continue to reduce costs and SG&A expenses, mainly by leasing costs, 
as another drastic and fundamental improvement. 
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Now please look at page 21. As President Miyao explained earlier, of the JPY37 billion in cost reductions 
for this fiscal year, JPY13.6 billion will be related to the leasing operation cost. Since Q3, we have also 
been working on the negotiation with property owners for Leopalace21’s corrected rent payment 
obligations. 
In addition, in order to promote cost cuts among entire company, we have formed an internal task force to 
implement thorough cost reduction and management. We will reduce leasing management costs by 
JPY5.6 billion, mainly by reviewing cost management methods related to leasing properties such as 
cleaning and restoration costs. 
In particular, by reviewing costs related to leasing demand, we expect not only a recovery in property 
income, which will have a positive effect on our business, but also a reversal of reserve for apartment 
vacancy loss due to the improvement in property income. 
In terms of SG&A expenses, we plan to continue to reduce personnel expenses this fiscal year, which will 
be a very painful reform for our employees, but we will first make a solid recovery in earnings, and we 
have even included a bonus allowance for the next fiscal year based on improved earnings. We plan to 
continue to focus on the same measures in the next fiscal year to reduce SG&A expenses. 
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Next, I would like to explain in some detail the second pillar of our business strategy, which is to improve 
occupancy rates in Leasing Business. Please see page 23. 
Our leasing strategy for this fiscal year includes localized area intensive strategies. In addition, as for 
corporate sales, we will strengthen top-level sales, promote individual company strategies, and strengthen 
relationships with company housing agents in order to recover the remaining room usage. 
 
As for individual sales strategies, we will strengthen our sales activities to real-estate agents with the help 
of Village House, which is affiliated with Fortress Investment Group, by enhancing various campaigns and 
other promotions.  
Please see page 24 for details.  
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First of all, let me explain more about the area intensive strategies. The sales system, which was originally 
led by the head office, will now be divided into 7 areas across the country, and a person in charge 
equivalent to an Area CEO will be assigned to each area. The person in charge of each area has the 
authority to decide how to improve the occupancy rate, sales and profit in his or her area, and to implement 
measures specific to that area. 
If it contributes to improving occupancy rates, the Area managers can be empowered to review the setting 
of rental rates, the terms and conditions of transactions with agents, and also promotional activities, on a 
company-wide basis. 
 
At the same time, they are also responsible for how to improve overall performance, including cost control 
of restoration, cleaning, and so on, and how to make improvements to suit the local characteristics of each 
area and local contractors. What is the best way in contacting customers in each area and how quickly 
can we respond to the collected information? Speedy decision making will be the key to this strategy. 
 
As for the strategy of the corporate sales division in the suburbs of the Tokyo metropolitan area, we have 
narrowed down the target to 328 companies with the theme of recovering the number of room use, and 
we will promote selling by top management where our top management directly negotiates with the key 
persons of each customer. In addition to selling by top management, the corporate planning team will take 
the lead in formulating and promoting individual strategies for each customer to increase our market share. 
 
In addition, we plan to increase the number of contracts through company housing agents by 16% 
compared to the previous fiscal year by reinforcing our relationship with them as a cooperative partner. 
As for the measures to strengthen individual sales mentioned earlier, we are further collaborating with 
Village House, an affiliate of Fortress, our sponsor company, to strengthen sales activities for agents who 
can introduce Leopalace properties. 
 
As we reduce our workforce, our strategy is to increase the number of agents to strengthen our sales force, 
and we are aiming for a 63% increase in the number of contracts through real-estate agents compared to 
the previous fiscal year. 
We have traditionally used own sales channels without relying on agents to increase the number of 
individual customers, which is a very unique sales method in the industry. With the introduction by Fortress, 
we will aggressively increase the number of contracts through agents. 
Finally, please look at pages 27 and 28. 
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Please take a look at page 27 and 28. 
By steadily implementing the measures I have mentioned so far, we will achieve an operating profit of 
JPY2.0 billion in the current fiscal year, JPY32.6 billion in the next fiscal year, and net profit of JPY22.8 
billion, recovering to the operating level in or before the fiscal year ended March 31, 2018. 
In terms of finances, as Miyao explained earlier, we plan to quickly recover to positive both shareholders’ 
equity combined with accumulated other comprehensive income and net assets, and to eliminate 
excessive liabilities according to the TSE’s criteria. Although the business environment remains extremely 
challenging, we will work as one to overcome this difficult situation. 
 
That concludes my brief explanation. We would like to ask for your continued support.  
Thank you very much for your attention. 
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Question & Answer 

 
Moderator: Now we will start the question and answer session. First, the first question from the first 
questioner. 
 
Questioner 1: Please tell me about the effects of the reduction of common stock, does it make it easier 
to record deferred tax assets, lower tax rates?  
 
Miyao: I think there will be certain effects, so to speak, in terms of taxation. It will be easier to record 
deferred tax assets, basically because the deduction of loss carried forward will increase. On the other 
hand, rather than a reduced corporate tax rate, we basically recognize that the corporate enterprise tax 
and corporate inhabitant tax will be partially reduced. 
 
Moderator: Next, we have the second question from the first questioner. 
 
Questioner 1: Your expectation for occupancy rates have been lower than your plans for the past 1 year 
to 2 years. Please tell me about the fiscal year ending March 31, 2022 in relation to the fiscal year ended 
March 2021, as well as the fiscal year ended March 31, 2020. 
 
Takekura: As I mentioned earlier, we used to promote the leasing of properties on our own, by our own 
leasing offices, but this is a very special and unique method in the industry, and until now, only 10% or 
20% of the leasing contracts were acquired through real-estate agents. 
We have been working on an area intensive strategies for each area since May, where we have divided 
the national market into seven areas as each area has its own needs. There have been cases where we 
have missed out contract conclusion with companies in the local community because of time-consuming 
communication chain in the organization which prevented quick action based on accurate understanding 
of respective needs when the centralized system is in place. This assigned in each area a manager who 
has a decision-making authority almost like an Area CEO. In this way, we will be able to meet the needs 
of individuals and local businesses. 
In addition, to increase occupancy for the case of selling by top management, we are collecting the data 
on the customers on all levels in preparation for having executives from the head office visit the companies 
and directly negotiate the business with such companies.   
 
In particular, for the data on page 22, we have intentionally entered the average monthly occupancy rates 
from the fiscal year ended March 31, 2014 to the fiscal year ended March 31, 2018. 
Although the impact of COVID-19 is still present, we will steadily catch up with these figures by dealing 
with every single opportunity that we did not manage before.  
 
Moderator: Next, we have the first question from the second questioner. 
 
Questioner 2: With regard to the elimination of the JPY8.5 billion in excessive liabilities, the reason why 
Fortress did not exercise the stock acquisition rights, and if it is not necessary to consider the impact from 
the corporate customers’ reaction that excessive liabilities would worry corporate customers and may 
affect the occupancy rates.  
 
Takekura: As for excessive liabilities, regarding the reason why Fortress did not exercise the stock 
acquisition rights, it is not an option for us, but it is something that is being decided by the shareholder. 
Regarding whether we need to consider the possibility that occupancy rate may be affected by worries of 
corporate customers if we are in the state of excessive liabilities, according to corporate accounting 
standards, we have not entered into the state of excessive liabilities this time.  We will be explaining the 
situation per TSE criteria to each company so that they can understand what it really means. 
For excessive liabilities for the next fiscal year and beyond, we have actually showed a conservative plan. 
As President Miyao mentioned, we will take various measures this fiscal year to recover the figures and 
aim to eliminate the excessive liabilities. I hope you can see the results. 
 
Moderator: Next, we have a second question from Questioner 2. 
 
Questioner 2: The occupancy rate declined in April to 80.65%, down 1.07 points from end of March. 
Please explain the current leasing situation, the rationale for the occupancy rate recovery plan on page 
22 of the presentation material, and how you can achieve 90.92% by the end of the fiscal year ending 
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March 2023, given the delay in the progress of repair works. 
 
Miyao: The occupancy rate in April was indeed 1.07 points lower than that at the end of March, but it was 
1.65% lower last year, and 1.98% lower the year before last. I feel that we have returned to the normal 
level in terms of the rate of decline from so-called end-March peak. 
Compared to last year at the time of the outbreak of COVID-19, I think companies have calmed down a 
bit. One year ago, many companies asked us to refrain from making visits, and we were unable to take in 
the demand, but as a result, online meetings have become more and more common over the past year, 
and I feel that we have managed to solve the problem of not being able to meet and find an opportunity to 
sell due to the Declaration of Emergency 1 year ago.  
As for corporate performance, as was mentioned in today's Nikkei, within the manufacturing industry the  
companies with which we have many business relationships such as automobile manufacturers, 
semiconductor manufacturers, and electrical manufacturers as well as the staffing industry are doing very 
well. The recovery plan on page 22 are doable and we will implement the respective plans by taking into 
account the current external environment and the measures that are currently being taken. 
Lastly, how can we achieve a nearly 91% occupancy rate by the end of FY2023? Right now, the number 
of vacant rooms for which we have stopped recruiting tenants is about 25,000. In other words, converted 
to the occupancy rate, it is roughly 4%, so we have come up with presented monthly recovery plans 
considering contribution also by other leasable rooms.  
 
Moderator: Next, we have the first question from Questioner 3. 
 
Questioner 3: Please tell us about the cost effectiveness for real-estate agents on page 24. Even if you 
pay an agent commission, is there much benefit such as early moving-in?  
 
Takekura: We are talking about the cost effectiveness of the real-estate agents and whether paying the 
commission is beneficial for realizing early occupancy. In fact, we have been paying practically about half 
or so of prevailing agent commissions in the general market. 
We are working with the commission level at which ordinary agents normally receive, and so far, for 
example from this April, the number of referrals we received has already exceeded that in the last fiscal 
year. Also, among the agents that have referred us, those that have collaborated with Village House have 
clearly increased their numbers compared to the previous year. As for the question of whether there are 
significant benefits here, I would like to answer that it is the case. 
 
Miyao: Takekura just mentioned one point. Meanwhile, we have always found customers on our own. In 
other words, we relied on the number of staff, deploying a large number of leasing offices. I think the major 
effect is that, even though we have to pay agent commission, our productivity is improving. 
Now that the number of our employees has been narrowed down to a certain extent, and the number of 
leasing offices has also been reduced, we found it beneficial to work with real-estate agents as additional 
resources to find customers more efficiently, and I feel that this is a great advantage. 
 
Moderator: We have the second question from Questioner 3. 
 
Questioner 3: On page 16, are there any signs of improvement in the manufacturing industry and other 
industries, although it seems that tourism and food service industries are still suffering. 
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Takekura: The data on page 16 actually reflects our business state and we have provided it to TSE for 
their reference. In fact, COVID-19 hit our Leasing Business targeted for single-household customers 
harder than the businesses targeted for families. Tourism and food service industries in particular severely 
damaged, as you have already seen. 
On the other hand, if you turn to page 38, I can show you the details. In fact, among industries, the - 
manufacturing industry, staffing and outsourcing services are in good shape, the economy is definitely 
turning in some sectors. In particular, sales to the staffing and outsourcing businesses increased by about 
13% compared to the previous quarter. 
Leopalace21, as a provider of social infrastructure for certain types of workers, and we found that such 
needs remained solid and we enjoyed the benefit of stable users across the country. 
In particular, as I mentioned in the middle of the presentation about customer-by-customer strategies, 
each company has its own business expansion plans, so we will be responding to such requirements and 
provide rooms in line with those plans. In addition to the area intensive strategies, we are also planning to 
promote this customer-specific strategies to try to increase the shares in each customer.  
 
Moderator: Now that the first round is over, let's move on to the second round. From Questioner 1. 
 
Questioner 1: Conversion of loans with conversion rights into shares is one option for eliminating 
excessive liabilities, what are your thoughts on this? Whether it depends completely on the decision of the 
sponsor company or Leopalace21 will collaborate with it if such necessity would arise.  
 
Miyao: The exercise of this warrant is an option that the investor has. In that sense, it depends on the 
decision of the sponsor company, and, of course, it depends on whether the sponsor company judges that 
it makes sense economically. 
As you mentioned in your question, if the necessity is inevitably high, I think it means whether there is 
economic rationality for the warrant holder.  
 
Moderator: The question from Questioner 2. 
 
Questioner 2: Please tell us about the roadmap on page 27, the extent to which you have factored in the 
reduction of guaranteed rent, and the status of negotiations with owners on the reduction of guaranteed 
rent.  
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Miyao: As for the rent review, it is not on page 27, but on page 21, we showed the plan to reduce cost of 
sales and SG&A expenses, and rent reduction impact is reflected in reduced cost of sales for Leasing 
Business. 
Although I would like to refrain from providing the specific amount, I believe that the negotiations and 
discussions with the owner are progressing smoothly at the moment. 
We first promised the owners that we would not make any reduction for 2 years, from April 2019 to March 
2021, because we had caused concerns over the last 2 years due to major construction defects problem. 
In addition, I believe that there were no major rent revisions in four to five years prior to that. In this regard, 
we have shared external objective data on the difference between the current rent and the market to obtain 
the owner’s understanding.  
 
Moderator: Another question from Questioner 2. 
 
Questioner 2: You reduced the unit price of repair works and reversed JPY15.3 billion in reserves, but 
isn’t there a possibility that the quality of repair works would decline and defects problem would occur 
again? How did you manage to lower the repair unit cost without sacrificing the quality?  
 
Ashida: We have been working for about 3 years to address construction defects and have developed 
skills and knowledge to realize efficient repair works. We have made various efforts, such as reviewing 
the repair procedures based on the past experiences, and we also found a way to get discounted repair 
cost by placing large-sized orders in one go. On this basis, we have changed the estimated unit price, 
which is the premise of the reserves. 
We will continue thorough repair process management, so we do not believe that the reduction of the 
repair unit price will cause any new construction defects.  
 
Moderator: Thank you very much. As there are no additional questions, I would like to conclude the 
question and answer session. 
Thank you very much for participating in today's briefing on the financial results of Leopalace21 
Corporation for the fiscal year ended March 31, 2021. 
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