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Evaluation of Compact City Policies During Population Decline

Mizuki MAKI*, Shohei YASUDA**

Abstract In Japan, since the institutionalization of the Location Normalization Plan in 2014—aimed at
promoting the compactification of urban and dwelling functions against the backdrop of population
decline—efforts have been made to encourage the concentration of urban and residential functions in
city centers through the Urban Function-guided Zone and Residence-guided zone. This paper examines
the effects of the Location Normalization Plan in Utsunomiya City, Tochigi Prefecture, using a
Difference in Differences design. Land prices and population density were used as outcomes to reveal
the effects of the designated zones. The empirical results showed that land prices significantly increased
due to the Urban Function-guided Zone and continued to rise seven years after the designation.
Furthermore, the Residence-guided Zone led to significant increases in both land prices and the density
of the productive population. Conversely, the results suggested that there was no significant
concentration of the young and elderly populations.

Keywords: =2 /37 7 ¢ (Compact city), 7 FfbFFHE

7,787 (Difference in Difference design)

1. [XLC®HIC

2011 4ELIRE, BARO ANOXED LT TR0,
BORLRELRoTWD. ZDXH AR H
21, BUEORHHEITRKIC/R>TnD EEX L
, A% b BHEOE T AR L T < OIFIER
ICHEECTH 5.

Z Z°C, BUMIEEBTTHOM N2 2 BRI T,
2014 T HIGE EALFHE 2 6] AL L7223, Z Ol
KOMRIIANEHTH S, IT4, EBPM OEEMEN
MLEN TV D, SEHE IE(EFHEASHI L ST
5105, EEZEDYENRS 1= D0 % KL
T2 LE, ERICEETHD.

2T, KX T, %ﬁ%%ﬂam% THT*E
LU, SCHEEFHEIC X D S RIEER & DR
%, %ﬁ%AD%F®WM%LLT@ﬂ¢é A
LOEREWILLTOEY TH 5. OETHEEE - &
FEFERIEOREICL Y, Kgsh & e TRIRAN D
MM XA RIS B L. @QFEFERIROFKEIC &
0, R & T RIRN O A FEAR I A DB B I
BICER L. 2o o5 RIE, S EA LR %
WEL, MUK EZHRE LD Z L THTDa Y

(Location Normalization Plan), 7=

MEntET Z L 2R LTEY, BlfEOa L 7 vy
FABRE T 560 THD. 022X, 4

%, NBREDINET 5 &A8E S D8Iz

T, MHETYA T LHBEORERERTET AT
5EBZEZTND

2. A\ T4 OBE

BAED B ARIZA B EIZZZA L TV D720,
B FEAR T REC AN D OB A XD Z & T, EFEORK
BT R DA PEME M BRI 722 I BUE = A HE L)
LHMEND D, T, BUFIX 2014 4127 HiE I
{LEHE 26 e Uz, SEME I L Etm <k, TH8T
FERERAE I & TEEFHEXIEY © 2 >OXIk%E
EDDH I LT/ oTND.

[ 1208 (201512 L5 &, #BTiHkRERA X Jk &
i3, TREEEOMEEZ 5 LIERNT 5 XK o
ZETHD. —F, EEFEXE ST TADED O
HiZh > Th—ET Y TIZBW T ANARBE MR
52 EICRY, AREP—ERARII 2 =T 1 BF
FINCHEPR SN D K 9, JREZHET RE XN O Z
ETHD.

-p1-21 -



P1-21

KL DOBHTRRTH DFEETIL, 2017 43
HICER T AR KR, mw%sﬁ_ﬁﬁm%
WMARTE L TWD. KT, ZiDOFE XK

DBED, E%f@fﬁ@f@fﬂﬁ?oJZU‘)\D‘%‘}E@C&@@A
A GEET D,

3. RITHR

IR T NUT 4 ITBE T DTSR S LT
(X, BHO =Ry b L il o BIR A S3HT L 72
ZE(AR1TD, 2020), HiJF BIRIRO e/ N BUSC
DUWTHHT L7ZAFZE(BK, 2002), A 0755 5 %)
BLA ST UT=FZE (1 E 7, 2020), 2287 b
T BN A PEIEIC R AE T B A T LI gE
(Iwata and Kondo, 2021) 72 E 036 5. F£7=, #Esho
FATHRIEE LT, iD=z /37 MUICHE S ERED
& & KR O N AR A 53T L 72728 (Yao et al.,
2022)7e ERHB.

LU 5, EFEOSHTIIVT & S I
{bETHI72 & & e BARR) 70 BOR & 31l L7 b O Tl
2. EIT, KX TCIETEHE R E gl L
T, SCHUEEAGFHESHTE & A QIS E 2 D R
T 5.

4. MMHICREI S5
4.1. FEEET IV

AKETIE, ~F=y 77 7n—FBXIW
Difference in Differences design (LA T, DID)% Fv»
T, WEXEHRE OB A LR i D288 21l L T
REET 5. HBTHERE « SR LT DI O FE Y 2 AL
EREE L, ZHUASNOIEAEH A % R & Té(ﬂ 1
ZIR). T, bR - EAAEXEOfEE
BWTIE, BHITE 2L ‘i@fﬁﬁ@ﬁﬁﬂ/ﬂfiﬂﬁ%{jﬁﬁé
PERELBEINTWDEEZOND. ZOLH7R
S, WH O OLS TIHRBELLSA T A DRED
LD AEEMEREV. 22T, BEIRET VAR
MLT, UFOETFTVEHEEL.
Yie = a; +ve + Prafter, - zone; + Br Xy + €1

- -
— —

(1)

GISA 2024

INTFUT AT OFEEH, ¢l IR Z R L TH
D, o IEEROEELR, y IR TH S,
Yi (THUl OXRELTH B, after /TARTIHERERSE X Ik
RE®RS I —T, 2017 FELUFETHL L, Tl
THIT0ELDHXI—EHKTHD. zonelFTHTH
BEEFEXKIRN THNIT 1, Kt TchniEo z &
LEI—EHTHD. Xpldary be— B TH
5. g TRAEETH D, BLOH DRI, TH
v, ZhUE, FEXIKOEEIC X HBORMN AR %
%#.it,%@%ﬁaﬁuowf%mﬁ@%Tw
FHEE L7z,

b =
B>

| @ RESER
wees LRT
— EOMRUBR
7] STmMERE RS
B3R BamnEs
O #MahErT AR

HIFAT) GIS % VW CEETER
B 1 R T S A X

42. T—H2 DM

HiffiD 7 — 2 1%, ELEEERY T o r— R
—bv2x (UUF, EEEEHR) CREIATV DI
MART — 2 28 L. BRI, 2007 005
2023 D 1T HOT—2ERAL, "pxT—H
b7z, 7ok, AEUEHIAZE T S TS D24
EERAL, NTUARNRRALT—HZIZLTWD.

43. HEERER

# Lix()RoHEEfBETH L. #iikEE - B
FHEXIROET V& BT, KEERER, FHEXEN
TIE, KIBOMI AR THIfI L B L2 2 & 238 60

Hﬂ
ww>

PAESE BRI
o ERE AARKFREES

72t (Keio University)
B (N1hon University) yasuda.shohei@nihon-u.ac.jp

2

-p1-21 -



P1-21

W27, ZoBBE LT, ARk s s
BEOBMARAEFNTW -2 REZLND.

F 7z, WTTHEEFEXIROIEEIZ L 22N ED
FREEHEGE T 2 ORFET A 720, REGEKER Y I —
DORDVIZ, 2007 FFaFEAE L LT-KFEHX I —52 5
L7cETABHEE LT (K 2). ZORER, FHE Xk
DFRER%, HIMNEZIC BT LTWD Z L5
2otz —HT, K2 61E, BEHTHERE T X
OFRERINOHENAZEIC EF LT DZ &b 00
L. ZiUE, BIRGS KEGEE ORI RGBS
EERITH-TEY, ZHCEDT T ARXA L MR
R LTWADAREMDR®H 5. £72, 2013 F£121X LRT
DOFENALINTEY, ZORELEZOLND.

EREAZE K In#tbffi (F3/ ) In#tbAi (F3/ )
X, BWHREFYXY  BEFERS
FEREHANL I — 0.069 *** 0.067 ***
X KR EHR L I — (0.015) (0.015)
KERE®L I — -0.076 *** -0.115 ***
(0.007) (0.013)
Ing% Y BR&E TOEERE -0.142 #** -0.162 ***
(0.039) (0.040)
EHIE 12.306 *** 12.453 ***
(0.294) (0.299)
EER 1EAEH
B HEELER I RERE 0.903 0.903
N(#25) 527 527

[XJg) w wek x (32 ENHERT SV TAREDY 1%, 5%,
10%/KHETHEMICHETHD Z L 2R
#£ 1 HTHERE

R0

2 ZGETHORE L 95% R HHIX ]

5. A\OEZEICET D9
5.1. FEIFET L
AROBERARITH S NAERNDER SN TN D

GISA 2024

DE D L, M OB DS 720 TS B 720,
FITAHEITE, MTHL~ O AOZHAWT, B
ToOETNVEHE L.

pdi = a; + v, + Brafter, - zone; + Z Bre Xt
+e&e 0 (2)

WRTUIHTT H, ti3RERE R LTERY, qldff T
HORBEERR, vy 3RMIRTH L. pd T AR
FEDXRI, zone | JEFFHEXIINY I —%/R~7.
XeplZ 2o b — B THDH. AADT—X L L
TIE, ERERBIIROKEI AROT —4 (FHE
mHefh), mEOT—% L LT, EREREOERT
— X EBAL, 20124005 2023 4ED 12 455 0DF
—HE NNV T—HL LT,

5.3. HEERER

£ 2 1FQRNOHEHBREEL R LTS, HEIAZE
BORANNBEEOSS, KEERER, #FHEXENC
FEAREENMET LTS, FHEXENO A D%
FEWZOWTIE ER LT D Z ERH LIRS T,
Fio, TOWNREARTHD &, BERBAEENAEPER
BN OBEDOBEITHONTOR, [FAREOR RS
NTERY, AEFEERAN IOV TTFHEXIEN~D
ERINEATWD EoDoT-.

LoL, BEHIEEDED NN, ZFEAA
FEEOGAIE, KEERER, HEXENCHER
TR NI ERA LN o2, T2 CRIEE D
DX, BEAOOENBEALTHRNETHD. &
FNOZXKIENICED SN TWRWEHE LT, &
EIE0 (2020) AERET D X OIT, mEnE LR
FIEBREmNZ EnFF oD, RKHEBIEREND
&T, KIMMICE] B 2 21T & Bk o R M
LY, D RFECHEAMENTZRE CEET S
TLEEBIRLTWAZ ENFEREEZLND.

T2, FIEOEEIC X 22050 & ORIk
DOPBGRET D728, KIRERER S I —Dfb Y
(2, 2012 FFEE2HEHEL LEKELI -2 LT
FALHEE L (K 3). TORE, FHEXiko

-p1-21 -



P1-21

E%, FHEFERAOBENERICERE LTS L
NG MNNZeo 7.

N ) #wAnl 2 YN EEFHAD ZEAO
AR

INnAO#E InAO#E InAOZE InAOZE
BEFEXEHNL I — 0.03 *** -0.016 0.076 *** -0.004
x BERKERESRL I — (0.008) (0.029) (0.010) (0.023)

BEFEXEBERL I~ -0.03 ** -0.063 ** -0.099 *** 0.156 ***
(0.007) (0.025) (0.008) (0.020)

InLRTER %K -0.327 -0.197 -0.077 4,734 =
(0.317) (1.114) (0.367) (0.882)
=50 EXdo):d - -0.001 0.067 -0.010 -0.013
(0.012) (0.042) (0.014) (0.033)

INJRFE =R & T D IERE 4.092 -0.150 -0.692 85.16 ***
(5.208) (18.303) (6.023) (14.485)

IS Y LRTER & TOIERE -5.102 -2.665 -1.001 -78.178 ***
(5.198) (18.267) (6.011) (14.456)

LRTIRBHES I — 0.735 1.622 1.643 * -12.693 ***
(0.853) (2.996) (0.986) (2.371)

EHIE -1.583 11.879 6.522 -120.488 ***
(9.398) (33.027) (10.868) (26.136)

BEEsHR BT H

B EREBIER A RERE 0.991 0.943 0.988 0.947
N(##0) 5520 5520 5520 5520

[X[7E) ek k(32 ERHER SILTAREDY 1%, 5%,
10%/KETHHAMNICERE THD Z L 2T
F 2 HEERER

RMnES

g

N
» Wéﬂ@

3 ZGEHDMRE L 95%(FHEIXH

6. &

A sCE, N HENCI T 256 & UCaith
W EACFHE IS E S A2, #io Ry MEdsidE
ATWODEDREELT=. ZOREE, Hiic W CidlE
RICEVABICEATHZEBHLNI RS- £
7o, AEFEAEE A I OWTIE, MERICE W ADER
WHEATWDN, FD NAREFEANAICOWNTITA
HERIDE A TN ERH BT o 72,

SBOMEE LT, KX TIE, 2RofHn &
LG, BRI D HRVEBETHREBENTND
2N, ZAUIRBEXKIER EICHT- 0, FRNERA
EPMTON TR H Y, WEOX A I T

GISA 2024

WZOWTHBTOIMNERHLEZEZTND. £z

IRFEEIC £ D A A — =2 RO ATREMEN &

D, AENA— NN RAEZE U CULERE & xR
ERELRBTLENHS. S HIZ, RDD MM

2ay<yF o IpEo, X KRR E D] A6
RFEERANTOMZIT) ZEbEZX TN D, ktk
2, HEZ W TR v Y o RS T
TTCWVARNIEND, REFETA FOT — X OEHR
MOT—2E2HNDULERHD EEZTND.

#1%E Acknow|edgement
AfpaELODITHIEY, 2 DOFHAPLHEER

24y METEE, —HOT—F XTRETN S i

= ExE L LDEVEEHA L BT ET.

SE 3k References (in Harvard style)

FHRE T1(2017) 580 i N7 i e E ]

FHBE H3(2019) [F#0E i i E L F ]

[E +-423874 (2015) [SZHGE IE LT E O R H S &R}

AR, PIAE, ARIHBER (2020) T =8
7 NEDHURIZ 5 2 D B O IR, BT
7%, No.16, pp.190-212.

VERfadn, JRkhts, 4 e (2020) TAZHOEIE/LET
T HE S < LR B R R O FERE & F LIS
2 MR R D43 HT ) ER R R SO, 55(3),
pp-561-568.

EHET, KN, =AFF (2020) [&EkE Ik
% Al L s Ar ORIRR ) ATERRE S, No.13,
pp-94-104.

WIESE (2002) THT7 BGOSR, 7 4
F ¥ )L - LE 22—, No.6l, pp.59-89.

Iwata and Kondo (2021) “The Spillover Effects of
Compact City Policy on Incumbent Retailers:
Evidence from Toyama City,” RIETI Discussion Paper
Series, 21-E-085, pp.1-37.

Yao, Y., Pan, H., Cui, X., & Wang, Z. (2022) “Do
compact cities have higher efficiencies of
agglomeration economies? A dynamic panel model
with compactness indicators,” Land Use Policy, 115,

106005.

-p1-21 -



