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ASTATISTICAL　ANArYSIS　IN㎜ATO　WARD
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伽伽‘’E煽ng　Iesearches　for　POP繭on爬covery　in　imer　city　ofTokyo　hardly　Pay　I血㎝don

bthe　role　of　public　housh19．　lt　was　widely　accep㎏d舳t　the　provision　of　private　condom血通ums
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1．　1n圃uc価on

Bubb豊e㏄onomy　and㏄n㎞蛆Tbkyo
　It　was　not　un田in　the　la血巳1990s止at　imerτbkyo　s圃to　1egain　popula髄on（Fig・1）・The

popUadon　of㎞erτU甲o　con㎞ued　to　d㏄㎜g　over　30y鄭，　folloWing　high　economic　groWth

l㎞・細㎞出・WbHd物nmd　b・bbl・…mmy・曲止・1翻980・・舳1P・g㎏m漁典お
changed，　however，　after　the　collapse　ofthe　bubble　economy　vvhich　resulted　m　1臓pid　lan旦pn㏄

d睡旦a藪on　h　1990s．　h　was　poh11£d　out止at　poPし』a廿on爬covery　was　m酬y　due賦）止e　provlston　of

priva重e　condomin　uums　built　on　the　discounted　land．　（Tokyo　Metropolitan　Government　1998：153，

Kodama　2002：26）
　　hl　Ule　1980s，　trade　suIplus　of　Japan　aga㎞st　the　US　was　so　extended廿凱P肥sid㎝t　Reagan

Bequested　Prime　M㎞ister　Nakasone　to㎝醜domesdc　demand（Machimura　1994：119－121＞
Nakasone　planned　to　create　domestic　demand　bOth　in　urban　and　rural　a爬a　He　made　the　domes価c

d£1㎜dpossible　by　develoP㎞g　of罰oe　buik鞠s㎞u由an　a脳∋aL　m【e　lbkyo血圃uce　the　idea　of

‘Global　City，　and醐onal　facilities　in　rural　area　implemented　under　the　‘！esort　aCt，　in　1987．

The　pe鱒cepdons伽τbkyo　was　b㏄oming　a‘Global　City’hke　New「Yblk　and　Londo職polarizing

monet田y　tmn蜘ons，　suppo庶ld　s財ong　o価㏄demand　in　Tbkyo．　The　tem1℃lobal　City’

丘equently　appeared　in　the　c晦r　planning　pape！s　bo1h　at　national　and　municil旧11evels．　The　Iepo虞

published　by　the　Ministry　ofLan（L㎞㎞and　T！ansl）o1t（1985）s血τed　up　land　speculation

because　ofits　ov醐on　on　o伍㏄de㎜d画㎏o．職e‘Global　City’phenomenon　and　1and
＄pecula樋on　driven　by　prpjection　ofothce　demand㎞inner　city　had　largely　conUibuted　tO　the
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　　　　　Source：Poρalatibn　Census　195a2000．

bubble　economy．　DisSplacement　of　former　residentS　fiequently　occurred　and　pOpUlation　in　imler

Tbkyo　decreased　rapidly　because　land　specula髄ons㎎eted爬siden価al　area（Minato　Wattl　1991＞

　　　In止ose　situations，　wards　of　imer　Tokyo　inplemented　various　policies重o　P㈱nt舳er

9・tf1・w・f・㏄ゆ鳳n・圃・ies　in・1劇・（1）R・nt鉗b・id鳳（2）甜圃価・n・f　m・購・
mtere釧s　exceeding　2％，（3）1easing　1ented　bOusing　to　household　renters　Imd（4）gUidel㎞es　tO　locate

1ent｛』蝕㎡ly－siZed　housing　in　newly」built　othce　bUildngS，　Furthermore，　wards　plalmed　to爬cover

popula藪on　by　providing　Pubhc　housh】g　U城oould　be　possible　only曲en　afnuent　revenue　was

secured　in　the　bubble　economy　era．　However，　those　policies　weIe　implemented　in　the　beginning　of

1990s．　Thus，　the　influence　of　pOlicies　against　pOpUla血on　decline　in　the　la愈e　1980’s　were　lit皿e　bit

delayed．

　　Pmvision　of　private㎜重al　housing　stood　out　in　the　la重e　I　980s（Fig，2），　However，　aaer　Ule

collapse　of重he　bubble　economy，　pmvision　of　public　housing　increa　eed．　Th飢is　because　of電he

ward’s！繍on　to　p祀vent　fi血her　out　now　of祀siden重s　by　pmviding　pubHc　housing．　It　iS

pmm血ent廿旧t　proViSion　of　p而va¢owned　housing　gmws　sha司Ply　fiom　1996．　F舳㎝o爬，　hs

average　sales　price　became　lovver　folloWing　the　defladon　of　land　price．　Tho軌some　repo11ed

曲紬einc！㎜㎞函㎜・wned　h・using　is　the・皿y勉t・r　t㎞㎝・㎝s1鵬Ir・pUlati・n爬。・v剛n

19905㍉proVision　ofpUblic　housing　cou艮d　be　a　seoond　f㎞r飴r　Pqpula廿on㎜vαy（Fig．2）．

　　While　Fujituka（1994）1inked　popula藪on　recoveリア電o　the　gent面ca蛭on　hl　the　US　andしK

Smith（2002）s駝山巳d廿圏慮！ather　than　public　housin＆priva救巳owned　housh19　Played　a　greater　role　in

the　gent面cation．　Gennification　is重he　process　that　wo！king　class　qua鵬1s　have　been　invaded　by

電he　middle　dass，　and　shabby　modest　oot㎏es　have㎞me　elegImちexp㎝翁ve　1esid㎝nces（Smith

2002：438》As　the　prooess　goes　o1ちo屯ina1　working　class　residen重s　are　diSplaced　and　Whole　social

character　ofthe　diStrict　has　changed・Japanese　sociolo9面：eIx⊃r血ed吐iat　the　gentrification　also
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popula藪on　recovery，　a　mo！e　6ne　resolution　unit　than　v職d　was　used：the　neighborhood　unit．

ProVision　of　priva麓　◎ondominiums　are　not　equal　t⊂｝　populadon　recove！y　b㏄cause　private

condorniniums　wele　not　always　sold　ouらand㎡ght　be　used　飴r　of五㏄purposes　instead　of

麓sidendahmit　eSpecia皿y　in　imer　city　ofτbkyo。　Muldple　legression　analysiS責br　mo！e㎞e

resolUion　unit　coUld　n巳veal　w｝血ch　of　the　two触pes　of　housh1g㎞e　g爬飢er　e｛lbct　on　popula藪on

rccovery．　Finally　an　exploration　of　the　dis面bution　of　1esiduats　deriving　fbm　the　di∬ヒrence

between山e電heoretical　and　measured　values止at　oould　not　be　explained　by　the　two　types　of

h・曲9職圃ωiden砺・出er勉t・旙血血9　P・P田ad・n肥c・v創y．

2・　Population　change　and　diStribution　of　newly　provided　housing　in　neighborhood　unit

Public　housing　was　proVided　in　some　concentrated　areas（Fig．3），1ike　Daiba　where　a
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pmminent　example　ofwate伽nt　development　whh　land　1㏄量ama廿on　took　place　du血g電he　bubble

economy．　As　many　as　1，600蟷of　p山Iic　h曲g㎜pm細㎞喩㎞199←2001　by
municip蓬』i髄es　to　increase　the　popu夏atbn．　In飴cもold　public　housings　with　poor　f…濫cilities　were

diSplac）ed　and　new　ones　bUilt　in　Kitaaoyama　1　．　ln　additio縞　prDVision　of　public　housing　in　Akasaka

4　and　Konan　3　vvas　also　noticeable．　The　public　housing　a賦ached　to　municipa1　othce　buildng　is

another　example　ofmunicipality’s㎜廿on　b　IropUlation　decline・

　　Some　areas　were　pmvided　with祀la髄vely且arge　amount　ofprivate　condorniniums．　Those　a㎜s

were　along　wi止two　subway㎞e；Chiyoda　and　Nanbo㎞line　which　mainly　run　through
residentia1　area．　While　ShinbItshi　and　Toranomon…聡as，　s鵬et㎞ed　with　o伍ce　bUildingS，　were

pmvided　whh　htUe　bousing．　The　Ministry　of　Land　lntiastrucme　and　TranSport（2001）repOrted

廿田慮　歪bmer　land　use　of　private　condominiums　was　mairily　paddng　loちhousing　owned　by

◎ompaロy　and　vacant　land．　An　interview　conducted　on　A両1，22，2001　with　S．　housin島amI麺or

developer，　levealed　that　major　Japanese　banks　dealt　with　their　housing　owned　by　oompany

because　of　proceedingS　with　land　price　de到ation．　Since　2001，00rpora鵬’assetS　a爬quoted　at　Ule

剛【et　value．　That　makes　major　banks　to　sell　Uleir　own　land　Which　makes止eir　BIS　deteriorate

because　ofover　valued‘bubble’pulchase　pri㏄．　Those　selling置and　ensured　the　provision　ofpriv田e

oondominiums，

　　Popula蛭on　gmw止was　effective　i皿areas　1ike　Akasaka，　Roppongi，　Azab叫丁㎞臓AoyamIち

and　Daiba（Fig．4）．　The　pop田a廿on　hlc爬ases　mainly　in重he！egion　where止e　housing　vvas　proVidOd

in　1996－2001．1三SPecially，　hl　I）aiba（about　130，000％）and　Kaigan　2（about　500％）曲ere　tlle　late
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of　popula鯨on　gmwth　is蜘ply　Daiba　vvas　originally　reclaimed　lan¢and　where　only　2　people

lived　h11996．　This　expOnential　gOwth　may　be　justified　by　the　pmvision　of　1，600　public　houses．

K樋gan　2　was即si価oned　hy重he　U．S．　military　after　be◎om血lg　almost　un血】11abited　afセeτthe　fb！℃ed

爬moval　du血g　the　World　Wiar　II，　and　used　as　a　warehouse　and　indu血al　gmund．　A　pIivate

◎ondominiums　haVi皿g　been　supPlied　to　the　place　whe爬was止e　indus圃gmund　in　the　latter　half

of　the　1990s，㎞c爬ased　the　populadon．　B融the　populadon　who　resided　bo血diSUictS　in　1996

was』mited．　The　extrao置diLarily　groWth　ofpOPUIadon　in　these　aieas　vvas　no廿ceable．

　　（in　the伽hand　the　pOpUlaion　has　decreased　in　Shiiibashi　and　Toranomoru　These　areas　are

s舵et㎞ed　u紬othce　bUildingr　Imd　p畑sion　of　new　hous㎞g　was㎜．　The！e　we1e　only　few

residents　who　keep　living　there　aftgr　the　war．　The　popul飢ion　dec爬ase　g爬飢ly　i1　Roppongi　l　and

Roppongi　6．　The爬ason　is血the　Mod　building，　one　of　major　developers，　irnplemented　a

爬development　p呵㏄t　in出ose㎜．

3．Rela髄onship　betWeen　populaIion撒ovρ可and　pm▼bion　of　housing

　　One㎜ot　dis血gUish　which　of　these　twoりpes　of　housing　has　m・re　effect　on　POPUIation

recovery，　just　by　100kmg　tO　the　di面bution　of　housing　and　popula　ion　9row出㈱・The爬飴祀・止e

rate　of　pOpUlation　growth　was　set　as　a　dependent　variable，　wlli且e　the　other　two　variables（pmvision

of　pub髄c　housing　and　private　condon血tiums）we【e　chosen　as　independent　variables・and廿1e

mulUple　reg1ession　was　analyzed，　K｛盛gan　2　and　Daiba　wheme　the聡te　of　population　gmwth　had

exc㏄ded　500％were　excluded　ffom　the　analysis．　While　a　regression　coethcient　of　a　public　house

麟1諜灘聴器鵠鵠需畿盤b擁留搬t霊
significant　POPUIation　growth　of　81％　can　be　explai面iαd　The　smaller　coefficient　fc）r　private

condorniniums　is　that山is膿of　housing　a爬often　used　as　o缶㏄and　fbr　targedng爬邑atively　s！nall

siZe　househo且d　like魍e㎞i1》㌦㎞gome鱗p融oondom㎞㎜s　we爬bou帥t　not　for
祀siden“al　pu町⊃oses，　but　fbr㎜tε皿bushless　and　leased　to　o1her　persons・In　a　survey　conducにd　by

1B毫ble　1　　　㎞u岨t　of　l℃　　　　　ion　anal　sis

Coe伍ci㎝
Alhei帥bor』ood　m董t　in　M㎞o　W田d

@　　　fbr　D幽」K盆　　2　＝114）
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2）Pub販c　ho面㎎
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止eHol鵬飢d　Urban　Problem　Laboratory（2000），個60％of　al　private　condominiums　vvere

！℃9面e爬das　resid¢nd創l　unit　ThiS　shows廿凱廿：ere　is　a　huge　number　of　private　condominiums　fbr

of五ce　use　or　lease　purpose．　They　a爬not　a皿1ela加d　to　Ule　populadon　grow血wh皿e　the　pτiva加

oondom血樋um　in　MinatO　Wattl　kept　a　high◎o煎ac蟹x1戯e（Real　Es囲e　Economic　Research

㎞tute　2001）．　Public　housing　gIiins　more　pOpUlarity　because　of　its　cheaper　mon血1y田舵lhan

privatc　housing　in　imer　city．　One　1eSident　of　public　housing　said　that　the　probability　to　b㏄eome　a

醐c　hous血g舳t　is加t　2％．　Mo辰めve仙e㎝t飾r山e　s㎞ge縮㎞ly　is㎞y　set；曲e
number　of　person　in　avernge　in　a　household　o紬e肋W跳1．97卿ple（㏄皿ts　2000），
wh皿e　public　houshlg　have　2．14　peoP且e。　The　e∬bct　of　pubhc　housing　on　t』e　poP亀通a廿on　grow止is

conside爬d　to　be　grea肥r　as飴r　as　their　p【eferences食）r　pubhc　housing　was　proved・Ind戯hl　the

scale　of　neighborhood　uniちthe　provision　ofapublic　housing　suτely　causes　the　popula価on　g【Dw由・

The　innu㎝㏄which　public　housing　have　on　the　population　reoov町might　have　been　neglected

b㏄ause　pub髄c　housing　was　below　2，700　unitS　and　the　half　when　aggregated　With曲e　Minato

W㎞agah1賦about　5，800　uniおofpπivI鵬oondon1㎞己ums・

　　The　distribmion　ofthe！esiduals　which　is　the　difference　betvveen　the　thcoretical　value　and重he

measured　value　obtained　ffOm重he　mulゆle爬g1ession　ana置ysis　was　examined（Fig．5）．　The　areas

With　a　pOsitive　residual　were：Azabuj　uban　2　and　3，　Shirokanedai　1，and　Shihauia　3．The　pOp血ion

in　1996　might　affect　pOsitive　residuals　in　these　aieas　because　the　relatively　high！ate　populadon

grow山woUld　occurred　i紬eme欄驚w　I）cople　in　1996．㎞o止er　wo！ds，　if止e　numeratOr　is

oons㎞ちthen　the　growth！ate　becomes　la㎎er　with　smaller　denominator，　Additionally，　two

explanatory　vaゴables　of止e　mUltiple　regression　analysis　excluded　the　priva重e　renUl　housing　which

N
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might　be　another㎞r　ofpopuladon㎜v剛It　can　be　said　that止e　exceeding　300　unit　ofprivate

㎜1a】hous血9　Pmvidbd　by　NTr　u「ban　development血Shibaura　3　caused　a　posidve　residual．　A

number　often　station　and　twvo　subway　lines（NanbOkU　Line　and　Oedo　Line）vvere　newly　opened

re　ppectively　in　September　and　December，　2000，　in　the　Minato　Ward．　The爬sidu田s　ei止er　Irositive

or　negative　are　ofUn　seen　clo…匿ωdle　newly　opened鋤on。　lt　is　co！働鵬d幅血e　ne帥ve

residuals　indicated廿iat　residents　wn　ctam　out　tO　bUild　new　housing血1　pm騨t　of廿re　opening

ofthe　new　s面ons，　or　a　new　housh】g　has　already　be£n　supPhed　in　case廿翅慮aposidve　residuals　iS

shown．　Vlhen　posi恒ve　residuals　a爬Showm』it　iS　conside1ed［廿旧t　private爬n加直housing　was

pmvided．1n　the　story　of　M．1副es励e　agent　in　Azahujuban　which　became　the　connecting　station

between　Oedo　Line　and　NanbOkU　Line，　it　is　said　that　the　priva山e　ren回housing　was　constTucted　in

the　parlcing　lot　around　the　station　When止e　plan　of　the　sub冊y　was（㎞肌It　iS　Widely　accepted

that　newly　opened　s圃ons　make　land　use　pOtential　higher．　So，電he　ope血g　of　the　new　subway

lhles　has　an　in（lirect　effect　on廿1e　provision　of　the　private　renセ』houshlg　and　such　as　conUibuted　tO

popula廿on　recovay　other　than　the　provision　of　public　housing　and　p【iva加巴condoπ血rium　A

nega価ve凶dual　was　ghown　in　Roppongi　l　and　6。　Both　a1eas　e綱enoa己redevelopment　by　Mori

buildjng　and　1esidentS　were　cleared　out　tempOrary．　That　bringS　smaller　measured　value　than　the

theo爬価cal　value．

4．　Conclusion

　　　1n止is　paper，　we　altempted　to　evaluale　the　infiuence　of　public　housing　and　pdvate

◎ondo舳韮ums　p！vViSion　on　the　pOpUlation　growth　in　lhe　Minato　Watd，　Tokyo　using　the　mUltiple

regression　analysis．　It　was　enlightened　that　the　proVision　of　a　pub且ic　housing　contributed　more』to

山epopula髄on　g⑩wth旧ther　than　that　of　private　condominiums．　Private　condominiums　have

lower　rale　as　resident　unit　because　sometimes　they　we1e　use　fbr　o伍㏄or董br！㎝tal　pu「pose．

Therefore　dS　ir血uence　on　pOpUladon　growth　becomes　limited．　On　the　other　hand，曲r止e　pub1ic

bous㎞9，廿1e　infiuence　on廿監e　population　grow血is　la㎎e　because吐1e　tenant　preferTed　cheaper爬nち

and　mainly　for　large　siZe　household．　The　opening　of重he　subway　which　p1esses　highly　developed

use　for　land　can　pOint　oUt　the　prDViSion　of　the　private　lenUl　housing丘om　the　examh画on　ofthe

residuals　as　o止er　factors　of　the　POPUIation　grovvth・in　the　vvard血imer　City　Where　the　population

d㏄爬ased　g懲ady　d面ng　the　bubble㏄conomy，　public　housing　was　pmvided　to　maintain　and

recovenhe　popula“on．　It　can　be　said　that　a　part　of　the　pOpulation　recove1y　in㎞er　city　was　bome

by電he　public　housing　planned　at　the　time　of　the　bubble　economy．　It　can　be　said　that　it　dif㎞

comparatively　fiDm　the　gentrification　repO血Xd　in　the　US　and　UK　in　that　a　chance　has　given　tO重he

爬1a価vely　lower㎞◎ome　9roup　to　live　in　imer　city．

　　　Popula五〇n　Iecovery　in　inner　city　mirrorecl　thaピR｝kyo　metropOlitan　area　is　going　to　be　in

tTansition　phase．　The　growth　of　subuπbs　wheIe　a1e　the　mI血祀siden廿a置house　acquisidon　might

囲t㎞鷹of蜘幽ion　recovery　in　imer　city．　The剛a藪on㎜v呵ゆ醐because
廿le　large　amount　of　house　was　provided　not　only血1　suburbs　buI　also　h1㎞er　city」An㎞terview

with　a！esident　of　Roppongi　conducted　in　November　2，2001！evealed　that　she　was　persuaded　to

constrvct　odice　buil〔血唱㎞the　bubble　e！a　by廿ie　bank（Yde　2003：280）．　After　Ule　bubble　bursち

bowever」the　bank　suggesにd　her叙）cons廿uct　Priva蝕巳oondolninium6　because　there　is　no　dernalKl

fbr　o鉦i㏄．　The　ra重e　of　vacant　sma11－scale　o伍ce　bui且dhlg　rises　across電he㎞er　city　while　the

large－scale　o丘ice　bu皿ding　were　atUibuted　to　one　after　another　in　2003　in　the　ShiOdome，　Roppongi，

and　Shinagaw‘田reas，　10cated　in　the　imer　city　of　Toゆ．　ln　imer　City止e　movement　which
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diverted　ofnce　bu皿d㎏　to　the　1esidential　house　iS　noticeable　novvadays．　We　can　say　Ulat

scrambling長）r　the　limind　dbmand　fbr　o伍ce　build血9】rnade　sharp　contrast　with　the　vigomus

dernand　for　the　house　in　the　inner　city　of　Tokyo．㎞U幽劇騨㎝麟
central　area　ofTokyo　is　decreasing　and　the　expec倣i・n飾r　o伍㏄d㎜d　which　may㎞ease　in

the負1tu爬is！a【巳1y　heald．　Those　fhctS　more　than　ten　years　passed　after・the　oollapse　of　the　bubb！e

㏄onomy　hint山at　not　only重he　a〔加stment　ofthe　economic　boom　but　also　some，　s血lcUr」factOrs

deereased　the　o丘ioe　demand　lt　was　not　pOssible　tO　enlighten　the　factOr　behind　the　increase　of血e

housing　supPly　in廿亘s　pape賦・But　dley　may　be　in　the　f㎞in　t曇｝e丘amewoIi（of　an　integrated

㎜htopic．
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