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Land-use Policies on Renewable Living Communities Filled
with High-rise Condominiums :

A Case Study in the Core of Kusatsu City in Shiga Prefecture

Takashi Todokoro

Summary

This paper proposes that a municipal government create an innovative vacant land reserve
system that would make it easier for its inner city residents and businesses to rebuild their
buildings within the same areas while living or doing their businesses in the areas : the
municipal government would secure and reserve such lots that have become vacant because
of depopulation or business closures and facilitate the rebuilding by the inner city residents
and businesses. In particular, the vacant land reserve system would be necessary for the inner
city residents to rebuild their high-rise condominiums. A case study in Kusatsu City in Shiga
Prefecture is discussed in this paper.

Kusatsu City is located about 20 km east of Kyoto City. Its population has been increasing.
The daytime population in Kusatsu is larger than its nighttime population because Kusatsu
has been accumulated by major companies’ research laboratories, mother-factories and higher
education institutions such as Ritsumeikan University’s Biwako-Kusatsu Campus. Those
accumulations have contributed to the increase of population, employment and tax revenues
in Kusatsu.

Both of JR Kusatsu Station and Minami-Kusatsu Station have over 60,000 passengers
getting on and off every day totaling 120,000. High-rise condominiums and commercial
businesses have remarkably gathered in the areas nearby. However, its population growth
and business increases don't seem to last forever under Japan'’s declining birthrate and aging
society. Under the circumstances, in order to maintain steady urban renovation, it is essential

for Kusatsu Municipal Government to provide its present residents with both environmental
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policies and land-use policies that support their sustainability in the areas. It is also important

for Kusatsu City to strengthen its community-management capabilities and to facilitate its

citizens’ community development activities comprehensively.

In reality, however, land prices in suburban inner cities within commutable distances

from metropolises have been higher, resulting in accumulating more high-rise buildings and

condominiums and higher population density in the inner cities. That has made it difficult

for existing households to rebuild their buildings on the same sites or within the same areas

while continuing living. Therefore, municipal governments should reserve vacant lots and let

them use while rebuilding within the same areas.
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