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By developing our people, refining our technologies, and organically connecting our 
internal and external knowledge, we are strengthening our sources for value 
creation and providing attractive services.
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including the managers of the other buildings to ensure there 
were no reworks.”

When initially assigned, she was anxious about working on 
such a large site, which had about 5,500 workers at its peak, 
but she has broadened her perspective by meeting many senior 
colleagues. “Even with the roles being so specialized, my 
experienced senior colleagues knew exactly who was doing 
what,” Komori stated. “I want to deepen my experience and 
knowledge to become someone people feel they can entrust 
with any task.”

Yuta Sato, an Assistant Manager who was assigned to the 
project in March 2024, is in his ninth year with the Company, 
marking his position appointment preparation period. Inspired 
by his grandfather, who was a carpenter, he longed to enter 
the world of craftsmanship and has experience working on 
hotel and pharmaceutical factory sites. “I wanted to be 
involved in large-scale building projects, and that’s why I chose 
Kajima,” he explains. At IIM-1, where his wish has been 
fulfilled, he has successively overseen steel frame, exterior, and 
interior work on the main building, in step with construction 
progress. “Through this experience, I was able to witness 
firsthand how an entire building takes shape. Looking ahead, I 
want to become a Deputy Manager and take on the challenge 
of managing the overall schedule of a project.”

Following the successive completions of the Yokkaichi Plant 
Fab 7 for memory giant Kioxia in Mie Prefecture (2022) and 
the first JASM facility in Kumamoto Prefecture (2023) in which 
TSMC holds majority stake, Kajima secured the construct for 
IIM-1. The pilot line, which occupies about half of the building, 
began operation in April 2025 as planned, and construction is 
now underway toward the start of mass production in 2027.

Koichi Takano, the General Project Manager for the IIM-1 
construction, emphasized, “Rapidus aims to have the people 
who were active in the era when Japan led the semiconductor 
industry pass on their skills to young and mid-career 
professionals. For Kajima as well, this is a crucial project for 
passing the baton to the next generation.”

Since joining the Company in 1987, Takano has worked on 
projects such as electronic component factories, primarily in 
the Chubu region. His career path was set in 2003 when he 
became project manager for an LCD component factory. “The 
manufacturing of electronic components and semiconductors, 
which requires precision processing, needs clean rooms 
capable of filtering even micron-level particles—one millionth 
of a meter. Performance requirements are clearly specified, and 
as an engineer, I found it appealing that the results are 
evaluated numerically,” he recalls.

After accumulating clean room expertise on sites for 
pharmaceutical and cutting-edge LCD factories, the last 
remaining challenge for him 
as a project manager was 
semiconductors. Although 
activity among Japanese 
manufacturers has gradually 
declined, demand for new 
production facilities has 
surged in recent years amid 
tightening supply and 
demand conditions. Kajima 
responded with a unified 
design-and-build approach, 
paving the way with its work 

Yuriko Komori, who majored in design at university, said that 
when she attended a Kajima site tour as a student, she “was 

drawn to the work of construction management of building 
structures on-site together with the craftspeople, and decided 
to join the Company.” After joining Kajima in 2022 and 
working at the Kanto Branch, she was assigned in August 2023 
to the IIM-1 construction project from its very start. She was in 
charge of the extra-high voltage substation building that 
supplies electricity to the main building, and gained experience 
in all work types from ground improvement to foundations, 
structure, finishing, and inspections in about 10 months. With 
the semiconductor industry facing fierce development 
competition that demands an extremely short construction 
period, she noted, “Since ours was the first building to be 
completed, it was difficult to proceed with the work without a 
role model to follow. I worked closely with the colleagues 

on Kioxia’s Yokkaichi plant. General Project Manager Takano, 
who had never worked at a semiconductor factory site before, 
said, “I realized that the volume of work is overwhelmingly larger 
than for LCD factories. The proportion of equipment-related 
work—such as the water for cleaning substrates and the air 
conditioning to maintain cleanliness—is high, so we have to 
work as a team with the equipment contractors.”

At IIM-1, he is leveraging that experience to proactively pass 
on construction techniques specific to semiconductor factories, 
such as those for clean rooms and seismic resistance. To ensure 
a common understanding throughout this large-scale site, 
Takano entrusts this mission to mid-career project manager 
candidates during their term of appointment.

Takaki Hibino, Deputy Manager responsible for equipment work 
in semiconductor factory construction, notes the challenges: “In 
addition to HVAC, plumbing, and electrical systems, this work 
requires expertise in special gases, chemical solutions, and water 
treatment—knowledge rarely needed on other projects.” After 
studying environmental engineering in graduate school, he 
joined Kajima in 2012 and gained over 10 years of experience 
on electronic component factory sites. At IIM-1, he is taking on a 
new role in equipment construction management (Equipment 
CM). Normally, when equipment installation is contracted 
separately, coordination among contractors is handled by the 
client. However, as Rapidus was newly established, it entrusted 
this responsibility to Kajima. With many contractors and 
frequent scheduling clashes, Hibino says, “I’ve developed 
interpersonal skills to draw on past knowledge, identify common 
ground, and proactively guide projects. I want to experience all 
kinds of roles and aim to become a project manager.”

Masanari Akamatsu, Deputy Manager working alongside 
General Project Manager Takano and formerly from the Kioxia 
Yokkaichi plant site, joined Kajima in 2014 to build landmark 
structures. He gained construction management experience at 
Tokyo Architectural Construction and Yokohama branches and 
managed overall project planning at the Chubu Branch. He 
currently coordinates the entire project plan, including the 
main IIM-1 building and other structures such as water 
treatment and extra-high voltage substations. Learning from 
Takano’s communication-focused approach and his belief that 

“a project site is all about the people,” Akamatsu remarked, 
“With so many parties involved, opinions can clash, but I 
maintain close communication so everyone stays aligned.”

Kajima has demonstrated its prowess in semiconductor 
factory construction by successfully building the large-scale 
IIM-1 pilot line on a fast-track schedule. General Project 
Manager Takano expresses his hopes: “This project demands 
expertise, so I want personnel like Akamatsu, who can form 
the project core, to be selected early and play a greater role.” 
Akamatsu shared his determination: “I want to become a 
project manager quickly and lead a project that succeeds 
because it was a Kajima project.”

For building construction engineers, the career path 
starts with a five-year development period, followed by 
position preparation (years 6–9) and appointment (years 
10–13), leading to a project manager role from year 14. 
During the introductory period, new employees gain 
experience on foundational projects such as apartments 
and offices, learning various tasks including interior and 
exterior finishing.

For Sachi Kito, who joined the Company in 2023, her career 
started when she attended a Kajima information session while 
studying mechanical engineering at university. “I visited the 
construction site for the Kuden-Kasama Tunnel on the 
Yokohama Ring Expressway South Line and saw the 
magnificent scale of the tunnel boring machine and the 
precision of the central control room systems. It completely 
changed my impression of dusty construction sites. I decided to 
join the Company when I learned that mechanical and 
electrical engineers handle the operations and that I could be 
directly involved in the construction work even with a 
mechanical engineering background.”

After six months of 
training at the Tokyo Civil 
Engineering Branch, she 
learned the basics of site 
management at the Koto 
Pumping Station 
construction project office. 
She then worked in the 
Mechatronics Solutions 
Department, visiting sites 
while helping to create 
construction management 
guidelines. In April 2024, 

she was assigned to her long-desired post at the Haneda 
Airport Access Line shield tunnel project. “Right now, I’m in 
charge of planning the on-site assembly of the shield machine, 
which has an 11.8-meter-diameter circular cutter, inside the 
launch base, with excavation set to start in 2026. With my 
limited experience, I’m finding it difficult to anticipate 
necessary maintenance, foresee potential problems and 
organize all the information.” While receiving advice from 
senior colleagues, she also participated in defining the 
specifications for a device that is key to operating the tunnel 
boring machine. “I learned so much, including about the 
process of technological development and machine structures. 
My first goal is to complete this project with zero accidents. I 
want to become a trusted engineer by fully understanding the 
machinery and tenaciously engaging with the work on-site.”

In addition to daily on-site training, we offer group training for 
specialized fields such as design and IT, as well as a job rotation 
system that provides a wide range of experience. Hatsutaro 
Kajikawa, Assistant Project Manager of the Haneda Access Line 
project, gained experience in construction management at 
shield tunnel sites for sewers and city gas pipelines after joining 
Kajima. From his 13th year, he spent nine years in the Civil 
Engineering Design Division, where he was responsible for 
making technical proposals to clients. “A turning point for me 
was being involved in the development of the segments (the 
structures lining the tunnel walls) for the Shinagawa Line of the 
Metropolitan Expressway’s Central Circular Route,” he recalls. 
“I applied my on-site experience to reduce the workload from 
the design stage and to consider profitability.”

Since April 2024, he has served as the Managing Engineer for 
the Haneda Access Line project, responsible for external 
negotiations and coordinating schedules with the client and 
surrounding facilities. “My experience in both construction and 
design deepened my technical knowledge and cultivated my 
ability to see the project as a whole, which greatly benefits my 

current work,” he explains. “I aim not just to provide construction 
skills, but to build trusting relationships with all stakeholders and 
respond with integrity to achieve the required performance.” 

Assistant Project Manager Kajikawa learned this approach 
from Yoshihiko Shibata, the project manager for the Haneda 
Access Line. He recalls Shibata’s impressive way of building 
trusting relationships with stakeholders, while they worked 
together on the Shinagawa Line site. Project manager Shibata 
said, “Although equipment contractors for things like ventilation 
and fire suppression are also involved in tunnel construction, it is 
Kajima that leads the project. We aim to earn the trust of society 
and our customers through safe, secure and stable construction.”

He has spent most of his construction career, which began 
in the 1990s, on shield tunnel sites, experiencing the evolution 
of technology and increasingly difficult construction conditions. 
“With the shield construction method, you can’t visually check 
the path ahead. This makes it crucial to visualize the ground 
conditions by leveraging all available monitoring technology 
and your own five senses,” he explains. As shield tunnel 
construction stagnated for a time, raising concerns about 

technology succession, he has worked to teach these rules of 
thumb verbally while also developing manuals and systems.

“A key mission of this project is to develop personnel. I tell 
our young and mid-career staff that it’s important to be 
proactive in making proposals and taking on new challenges. I 
want them to overcome their fear of failure and quickly grasp 
both the difficulties and the joys of construction.”

Young, mid-career and veteran engineers gather for
shield tunnel construction
Haneda Airport Access Line

Kajima sets its human resource development policies 
according to job type. For mechanical and electrical 
engineers, after developing foundational skills up to their 
3rd year and applied skills up to their 7th year, they 
develop management skills by their 13th year. For civil 
engineers, the first six years after joining the Company 
are a key development period for learning the 
fundamentals of construction management and design. 
This is followed by a growth promotion period up to their 
13th year, during which they deepen their expertise and 
acquire the knowledge needed for the project manager.

The start of a career

Gaining a holistic perspective from
construction and design

Project name Tokyo International Airport Access Railway Shield
 Tunnel and Other Construction Work

Client Tokyo Airport Development and Maintenance Office,  
 Kanto Regional Development Bureau, Ministry of   
 Land, Infrastructure, Transport and Tourism

Design Pacific Consultants

Construction Kajima-Toa-Aomi Special Construction Joint Venture

Construction January 2024 to January 2028period

Project details

Passing the baton: From semiconductor factory pioneers
to the next generation
Rapidus IIM-1 Construction Project

Broadening perspectives on
a large-scale project

Kajima’s engineers: forged in the field
Feature 1

As its business domains and scale expand, Kajima is focusing on human resource development.
Centered on on-site work, we provide training tailored to the motivation and skill acquisition of young and 
mid-career employees, showing them a path to becoming project managers who can oversee specialized teams.
This feature explores how Kajima engineers inherit skills and ideals through their work on two large-scale 
projects: the tunnel for the new Haneda Airport Access Line connecting central Tokyo to its main airport, and 
the construction of Rapidus’ cutting-edge IIM-1 production facility (Hokkaido), which aims to revive Japan’s 
domestic semiconductor industry.

Sachi Kito
Mechanical and
Electrical Engineer

Hatsutaro Kajikawa
Assistant Project Manager
(Managing Engineer)

Yoshihiko Shibata
Project Manager
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Number of qualified personnel (Kajima Corporation only)

Professional engineers

First-class architects

First-class civil engineering works
execution managing engineers

First-class building operation and
management engineers

988
2,470

1,892

2,702
(as of April 2025)

including the managers of the other buildings to ensure there 
were no reworks.”

When initially assigned, she was anxious about working on 
such a large site, which had about 5,500 workers at its peak, 
but she has broadened her perspective by meeting many senior 
colleagues. “Even with the roles being so specialized, my 
experienced senior colleagues knew exactly who was doing 
what,” Komori stated. “I want to deepen my experience and 
knowledge to become someone people feel they can entrust 
with any task.”

Yuta Sato, an Assistant Manager who was assigned to the 
project in March 2024, is in his ninth year with the Company, 
marking his position appointment preparation period. Inspired 
by his grandfather, who was a carpenter, he longed to enter 
the world of craftsmanship and has experience working on 
hotel and pharmaceutical factory sites. “I wanted to be 
involved in large-scale building projects, and that’s why I chose 
Kajima,” he explains. At IIM-1, where his wish has been 
fulfilled, he has successively overseen steel frame, exterior, and 
interior work on the main building, in step with construction 
progress. “Through this experience, I was able to witness 
firsthand how an entire building takes shape. Looking ahead, I 
want to become a Deputy Manager and take on the challenge 
of managing the overall schedule of a project.”

Following the successive completions of the Yokkaichi Plant 
Fab 7 for memory giant Kioxia in Mie Prefecture (2022) and 
the first JASM facility in Kumamoto Prefecture (2023) in which 
TSMC holds majority stake, Kajima secured the construct for 
IIM-1. The pilot line, which occupies about half of the building, 
began operation in April 2025 as planned, and construction is 
now underway toward the start of mass production in 2027.

Koichi Takano, the General Project Manager for the IIM-1 
construction, emphasized, “Rapidus aims to have the people 
who were active in the era when Japan led the semiconductor 
industry pass on their skills to young and mid-career 
professionals. For Kajima as well, this is a crucial project for 
passing the baton to the next generation.”

Since joining the Company in 1987, Takano has worked on 
projects such as electronic component factories, primarily in 
the Chubu region. His career path was set in 2003 when he 
became project manager for an LCD component factory. “The 
manufacturing of electronic components and semiconductors, 
which requires precision processing, needs clean rooms 
capable of filtering even micron-level particles—one millionth 
of a meter. Performance requirements are clearly specified, and 
as an engineer, I found it appealing that the results are 
evaluated numerically,” he recalls.

After accumulating clean room expertise on sites for 
pharmaceutical and cutting-edge LCD factories, the last 
remaining challenge for him 
as a project manager was 
semiconductors. Although 
activity among Japanese 
manufacturers has gradually 
declined, demand for new 
production facilities has 
surged in recent years amid 
tightening supply and 
demand conditions. Kajima 
responded with a unified 
design-and-build approach, 
paving the way with its work 

Yuriko Komori, who majored in design at university, said that 
when she attended a Kajima site tour as a student, she “was 

drawn to the work of construction management of building 
structures on-site together with the craftspeople, and decided 
to join the Company.” After joining Kajima in 2022 and 
working at the Kanto Branch, she was assigned in August 2023 
to the IIM-1 construction project from its very start. She was in 
charge of the extra-high voltage substation building that 
supplies electricity to the main building, and gained experience 
in all work types from ground improvement to foundations, 
structure, finishing, and inspections in about 10 months. With 
the semiconductor industry facing fierce development 
competition that demands an extremely short construction 
period, she noted, “Since ours was the first building to be 
completed, it was difficult to proceed with the work without a 
role model to follow. I worked closely with the colleagues 

on Kioxia’s Yokkaichi plant. General Project Manager Takano, 
who had never worked at a semiconductor factory site before, 
said, “I realized that the volume of work is overwhelmingly larger 
than for LCD factories. The proportion of equipment-related 
work—such as the water for cleaning substrates and the air 
conditioning to maintain cleanliness—is high, so we have to 
work as a team with the equipment contractors.”

At IIM-1, he is leveraging that experience to proactively pass 
on construction techniques specific to semiconductor factories, 
such as those for clean rooms and seismic resistance. To ensure 
a common understanding throughout this large-scale site, 
Takano entrusts this mission to mid-career project manager 
candidates during their term of appointment.

Takaki Hibino, Deputy Manager responsible for equipment work 
in semiconductor factory construction, notes the challenges: “In 
addition to HVAC, plumbing, and electrical systems, this work 
requires expertise in special gases, chemical solutions, and water 
treatment—knowledge rarely needed on other projects.” After 
studying environmental engineering in graduate school, he 
joined Kajima in 2012 and gained over 10 years of experience 
on electronic component factory sites. At IIM-1, he is taking on a 
new role in equipment construction management (Equipment 
CM). Normally, when equipment installation is contracted 
separately, coordination among contractors is handled by the 
client. However, as Rapidus was newly established, it entrusted 
this responsibility to Kajima. With many contractors and 
frequent scheduling clashes, Hibino says, “I’ve developed 
interpersonal skills to draw on past knowledge, identify common 
ground, and proactively guide projects. I want to experience all 
kinds of roles and aim to become a project manager.”

Masanari Akamatsu, Deputy Manager working alongside 
General Project Manager Takano and formerly from the Kioxia 
Yokkaichi plant site, joined Kajima in 2014 to build landmark 
structures. He gained construction management experience at 
Tokyo Architectural Construction and Yokohama branches and 
managed overall project planning at the Chubu Branch. He 
currently coordinates the entire project plan, including the 
main IIM-1 building and other structures such as water 
treatment and extra-high voltage substations. Learning from 
Takano’s communication-focused approach and his belief that 

“a project site is all about the people,” Akamatsu remarked, 
“With so many parties involved, opinions can clash, but I 
maintain close communication so everyone stays aligned.”

Kajima has demonstrated its prowess in semiconductor 
factory construction by successfully building the large-scale 
IIM-1 pilot line on a fast-track schedule. General Project 
Manager Takano expresses his hopes: “This project demands 
expertise, so I want personnel like Akamatsu, who can form 
the project core, to be selected early and play a greater role.” 
Akamatsu shared his determination: “I want to become a 
project manager quickly and lead a project that succeeds 
because it was a Kajima project.”

Kajima’s IIM-1 project builds on its design and 
construction strengths. A Principal Architect and 
a mid-career architect shared insights from their 
semiconductor factory experience.

“The semiconductor industry has a lot of specialized terms and 
unique procedures for handling ultra-short construction periods 
that you can’t understand without experiencing them firsthand,” 
he notes. There are cases where we only have a few days to 
prepare a proposal, and it’s crucial to build trust by having 
repeated conversations with the client in a short time. That’s why 
I ask our young architects to handle presentations from their 
second or third year. At first, they struggle to answer technical 
questions, but I want them to feel the excitement of working 
alongside clients who are competing on the world stage.”

“I was assigned to Mr. Motoyama’s group right after joining 
the Company, and at first, I was constantly learning from the 
client and senior colleagues. However, seeing my senior 
colleagues bring everyone together to move projects forward 
taught me the importance of working as a team instead of 
struggling alone. At IIM-1, I’m in charge of the exterior 

design, and we’re collaborating with 
Chitose City to create a design that 
makes the most of the natural 
environment. I want to continue 
taking on the kind of large-scale 
projects that are unique to Kajima.”

Lessons from a Principal Architect

Chief Itonaga (left) and 
Principal Architect Motoyama 

From LCD component factories to IIM-1

Developing core talents to project managers

Kajima’s engineers: forged in the field
Feature 1

Project name Rapidus IIM-1 Construction Project

Client Rapidus Corporation

Design Kajima Corporation

Construction Kajima Corporation

Construction period September 2023 to March 2026

Project details

Yuriko Komori
Extra-High Voltage
Substation Building Engineer

Yuta Sato
Assistant Manager

Koichi Takano
General Project Manager

Takaki Hibino
Deputy Manager, 
Equipment

Masanari Akamatsu
Deputy Manager, 
Construction

Koji Motoyama
Principal Architect, Architectural Design Division

Daisuke Itonaga
Production Chief, Architectural Design Department
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Kajima Group’s cumulative industrial floor area of new project starts
About 18 months
after completion

Construction
period of

about 10 months

About
3 months

 after
occupancy

A merchant development model of about 3 years
from project initiation to sale

Land acquisition for business

Commencement of
construction

Completion 100% tenant occupancy

Sale

Industrial properties in the U.S. are typically single-story 
buildings, and their construction timelines are generally shorter 
than those of office buildings or multifamily residential 
complexes. Core5 has established a merchant development 
business model featuring a construction period of 
approximately 10 months from land acquisition to building 
delivery, with a full investment cycle of about three years to 
recycle capital for future projects. As a result, Core5 has 
established a strong presence in key industrial markets, 
exemplified by its top-three ranking as a commercial real estate 
developer in Atlanta during 2020–2021. For the three years 
starting from FY2022, Core5 has solidified a highly profitable 
structure with cumulative revenues of over ¥270 billion and 
net income of over ¥45 billion, leading the growth of Kajima’s 
overseas real estate development business.

In Europe, we began a joint venture with Panattoni Europe in 
2016. Panattoni, known as a repeated client of our construction 
division in Eastern European countries, has also become our 
partner in the development field. We are working on projects in 
seven countries: Poland, the Czech Republic, Germany, the 
Netherlands, France, Spain, and Italy. To date, we have 
undertaken 34 development projects and sold 20 of them (as of 
March 31, 2025), putting the business on a growth trajectory.

In Southeast Asia, a hub for manufacturing, we launched 
the industrial real estate brand Core5 Vietnam in 2022. 
Targeting the high-demand market for rental factories, we are 
leveraging the track record and creditworthiness of our U.S. 
industrial development to develop three properties in the 
northern port cities such as Haiphong and Quang Ninh. We 
also have a cold storage warehouse under development in 
Singapore, and in 2024, we started the development of our 
first project in Melbourne, Australia.

While market entry strategies vary across geographies, we 

are advancing our merchant development in industrial 
properties through strategic partnerships with local 
professionals. Global expansion will remain a key focus, 
helping us boost profit and optimize investment returns.

Since our founding, we have narrowed our business model to focus solely on 
industrial development, increasing our concentration on the higher margin and 
most profitable portion of the business. Historically, our primary development 
targets were distribution facilities of about 25,000 m2 for retailers. As 
e-commerce has now become the market driver, we also cater to diverse key 
demands in the supply chain, such as core logistics hubs over 100,000 m2 and 
last-mile distribution facilities close to city centers. A major strength for Core5 is 
that we can leverage the creditworthiness of our parent company, KUSA. This 
means we do not need to rely on raising third-party equity for each transaction 
and can acquire land and begin development at the optimal time. Furthermore, 
in each region where we operate, we hire experienced and capable talent who 
understand Core5’s operating principles. As a result, I am proud that our 
company and our employees share the same values and goals.

The current instability in the political and economic environment has slowed 
the industrial market’s return to equilibrium and stability. However, I am 
confident that Core5 is well-suited to weather any storms, thanks to our 
experienced team members who are strategically located to understand the 
markets in which we operate.

As demand for logistics warehouses grows in Japan, Kajima 
has entered the market under the “KALOC”* brand to meet 
logistics needs in urban and suburban areas. The initial 
projects, “KALOC TOMIYA” in Tomiya City, Miyagi and 
“KALOC MINAMIROKUGO” in Ota City, Tokyo, were 
successively completed in October 2024 and January 2025, 
respectively. Leveraging our strength in handling the entire 
process from planning and development to design and 
construction, we propose facilities designed for tenant 
convenience, such as installing numerous freight elevators. 
Kajima plans to continue expanding the brand.

Regional platforms
The key driving force behind Kajima’s industrial property 
development is Core5 Industrial Partners (Core5), 
headquartered in Atlanta, Georgia. Established in 2015 by 
those who had played major roles in industrial development 
business under Kajima U.S.A. (KUSA) for more than 20 years, 
Core5 has developed approximately 4.92 million m2 of new 
space over the last 10 years. 

One of the primary drivers of our growth so far has been 
our key regional directors, who have deep-rooted local 
networks. In addition to its Head Office, Core5 has four 
regional offices in key logistics hubs: California, Texas, Ohio 
and Pennsylvania. Supported by KUSA’s solid balance sheet, 
Core5 has set a strong development track record in each 
region, where seasoned experts align with local needs to build 
a resilient and effective business platform. Thanks to the 
programmatic nature of its business, Core5 has earned the 
trust of local partners, including property agents and general 
contractors, granting access to valuable first-hand information 
on future development sites.

The resilient nature of the business is also explained by the 
careful timing of new starts in line with changes in the 
economic cycle. Having witnessed sharp declines in warehouse 
demand during events such as the dot-com bubble collapse 
and the 2008 financial crisis, Core5 takes a disciplined 
approach to underwriting each new project. It carefully 
analyzes supply-demand dynamics in individual submarkets 
and closely tracks the leasing and sales performance of its 
existing portfolio.

A merchant development business model

* KALOC: Kajima Logistics Center

A message from the Core5 founders: A team with in-depth expertise
in regional market trends is essential to success

Middletown, Pennsylvania

Australia

Europe

Approx.

1.98 million m2

The global expansion of industrial development
From the U.S. to Europe, Southeast Asia and Australia

Entering the domestic market with the KALOC brand

Pennsylvania

Georgia

Ohio

Texas

California

Timothy J. Gunter Linda Booker
President and CEO Executive Vice 

President and CFO

Southeast Asia

Approx.

270,000 m2

U.S.

Approx. 4.92 million m2

KALOC MINAMIROKUGO

To expand its real estate development business, Kajima is promoting the global rollout of its industrial 
development. Since the 1980s, one of our U.S. subsidiaries has managed the complete development process 
from land acquisition and planning to tenant acquisition and operations, building a strong track record and 
deep expertise. As the importance of logistics warehouses grows with the spread of e-commerce and the 
deepening of supply chains, we are expanding our highly profitable and stable business model to Europe, 
Southeast Asia and Australia to achieve further growth.

Feature 2

Approx.

30,000 m2
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The GEAR’s main sensing devices and measured items

Air quality
sensors

Wearable devices Building management
system

Location-tracking
cameras

Device

Measured
Items

Heart rate, body 
temperature, activity level 

and stress level

Facial expression, 
location and number 

of people

Temperature, 
humidity, PM2.5 and 

noise level

HVAC/lighting 
control and facility 

usage status

As climate conditions, work environments and technology 
levels change moment by moment, the role of smart buildings 
is also constantly evolving. Based on the data it collects and 
stores, KaTRIS is exploring the next phase of wellness. At The 
GEAR, we simulated airflow to design a building shape that 
maximizes natural ventilation and created K／PARK, a 
semi-outdoor workspace in the atrium on the 5th and 6th 
floors. It can be opened and closed with movable partitions, 
allowing employees to work while feeling a pleasant breeze. In 
a user survey conducted under tropical conditions of 28°C, a 

majority of users felt that the environment, with a combination 
of natural ventilation and ceiling fans, was “neutral,” meaning 
they were not conscious of it being hot or cold. This 
percentage was higher than for the combination of air 
conditioning and ceiling fans. We also confirmed that natural 
ventilation can reduce energy consumption by 86–94% 
compared to when air conditioning is running.

Based on these verification results, KaTRIS aims to expand 
the concept of semi-outdoor offices to other Southeast Asian 
countries and Japan. By understanding societal needs and 
incorporating cutting-edge technology, Kajima will continue to 
realize ever-evolving smart buildings.

The GEAR, which uses the entire building as a space for experimentation and implementation, 
attracts high-level talent in Singapore, gathering from all over the world. Nearly half of the 
approximately 30 people working at KaTRIS are locally hired research engineers with diverse 
backgrounds. Senior Researcher Olivia Quek from Singapore, who joined the KaTRIS smart building 
team in April 2024, said, “The GEAR enables meaningful research by integrating behavioral data with 
psychological insights. Drawing on my experience in social science research and as a data scientist, 
I am exploring how living and working environments affect well-being. The appeal of working at 
The GEAR lies in the freedom to bring ideas to life and see them make a meaningful difference.”

Senior Researcher Toby Cheung from Hong Kong, who specializes in indoor thermal 
environments, says that “it has a distinctive atmosphere that promotes both practical results 
and innovation.” He said, “I had built my career primarily in academic institutions, but I joined 
KaTRIS to tackle the challenges of day-to-day building management. Using K／PARK as a stage, 
I am researching environmental performance and well-being, and I hope to expand the 
possibilities for designing comfortable, naturally ventilated, and semi-outdoor spaces that don’t 
rely on air conditioning.”

“How about going to the SKY GARDEN?” While an 
employee at The GEAR is busy working at their computer, a 
message arrives on one’s smartphone. The message was sent 
by an AI that analyzed data from in-house behavior-tracking 
cameras and ring-type vital sensors after determining that 
the employee’s stress level was increasing due to a long 
period of focused work and that one’s social indicator was 
declining. The message suggests moving to the open, green 
shared space, encouraging the employee to relax and 
interact with colleagues.

Combining the functions of Kajima’s Asia Head Office 
with an R&D center and an open innovation hub, we 
designed The GEAR to be a smart building that is kind to its 
occupants, the environment, and society, incorporating many 
advanced designs and initiatives. In addition to smartphone 
messages based on nudge theory, which guides behavior 
based on human characteristics and psychology, The GEAR 
strives to balance comfort and energy efficiency by 
considering even subconscious fatigue and discomfort. This is 
achieved through features such as an automated control 
system that analyzes foot traffic with AI to optimize HVAC 
and lighting, and an atrium space illuminated solely by natural 
light while blocking direct sunlight.

Furthermore, in Co.worXlab, an office space jointly 
established with Electric Works Company, Panasonic 
Corporation, we are demonstrating systems that enhance 
intellectual productivity. This includes a conference room that 
stimulates discussion by instantly analyzing video and audio 
data during meetings and controlling the HVAC, lighting, 
airflow, and aroma accordingly.

Kind to people, the environment and society
These initiatives are supported by sensing devices. More than 
2,700 devices—including facial recognition cameras that can 
read emotions and air quality sensors that detect airborne 
particles—have been installed throughout the building, which 
has six floors above ground and one below. Each device 
measures about three to four different items, meaning that 
over 9,000 types of data are visualized and stored daily.

The GEAR has obtained the highest rank in the 
international environmental performance standard for 
buildings and districts focused on human health: WELL 
Certification Platinum. In 2025, it also achieved the highest 
rank of smart buildings, SmartScore Platinum. This 
achievement is the result of not only its design specifications 
but also its operational initiatives, such as indoor 
environmental monitoring and data visualization.

Kajima decided to use The GEAR as a living laboratory 
because of Singapore’s proactive policies and culture of 
promoting innovation. Under the “Smart Nation” initiative 
announced by then-Prime Minister Lee Hsien Loong in 2014, 
digitalization has advanced in various fields, including 
government services, infrastructure management and 
payment systems. The government is promoting open data by 
sharing approved administrative data with the private sector 
and is launching successive support measures for startups and 
R&D centers.

Since establishing its Southeast Asia regional headquarters 
in Singapore in 1988, Kajima has built a solid track record in 
local construction and real estate development, and in 2013, 
it established the Kajima Technical Research Institute 
Singapore (KaTRIS). Since its integration into The GEAR, 
KaTRIS has been leveraging the local culture’s deep 
understanding of open data to build and analyze big data, 
including human behavior and biometric information.

Storing over 9,000 types of data

Semi-outdoor office reduces energy 
consumption by 90%

A living lab that attracts diverse talent

The future of smart wellness
as envisioned by The GEAR

Feature 3

Kajima is engaged in the R&D of smart buildings that 
use AI and IoT to conserve energy and create 
comfortable environments. At our Asian regional 
headquarters called The GEAR (Kajima Lab for Global 
Engineering, Architecture & Real Estate), which 
opened in Singapore in August 2023, we are 
positioning the entire building as a living laboratory. 
We have begun collecting, storing and analyzing vast 
amounts of data, from indoor temperature and 
lighting to occupant behavior and biometric 
information. We explored the future of smart 
buildings at the forefront of R&D, a future that goes 
beyond energy conservation, carbon neutrality, and 
efficient building management to promote the 
mental and physical wellness of every individual.

SKY GARDEN

K／PARK

Olivia Quek (left) and Toby Cheung (right), 
working at KaTRIS
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