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The Role of Art for Neighborhood Dynamics

from the Viewpoint of Housing Policies
On the Example of Rental Housing in Osaka

EEBERDOMEFFH b RI-HEBEICEL

T7 — b DxEl
ARSI 51 2 EEEEDEFH 5

Johannes Kiener, Associate Professo

Saitama University,

Graduate School of Humanities and Social Sciences

Research Background
EKARDER

* Researchers like David Ley (2003) have argued, that the preference of
artists for poverty neighborhoods, which are affordable and have a
mundane, off-center status, triggers gentrification, because of their
high cultural capital that makes their lifestyle desirable for the middle
class

* In Japan neighborhood dynamics are rarely associated with art, and
usually production side approaches to explain them are applied
— For instance, it is frequently argued that dropping land prizes after the burst
of the economic bubble at the beginning of the 1990s led to the increased

construction of condominiums in Osaka’s city center, leading to an influx of
new residents (Kirmizi, 2016)
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Research Background
KARDE R

« David Ley (2003)D £ 9 I2% < OIFRE (X, PRERIZKH SN
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ST 4= avAEERITAEIERL
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Research Question

AHAEDOELRE L

What effect have the policies that shaped Japan’s post war
housing market on the renovation of rental housing by artists?
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Post-War Housing System
R DIEEBUER

* Three pillars of housing policies:

1) Government Housing Loan Corporation Act (GHLC, 1950): Iong-term, low-interest loans for
building or purchasing of homes for middle-income households

2) Public Housing Act (1951): Provided at low-rent to low-income households

3) Japan Housing Corporation Act (1955): Constructed together with public corporations
multifamily apartment complexes for both rent and sale for middle-income households

* Especially GHLC loans were emphasised, establishing owner-occupation as the
main tenure, reaching a level of about 60%

s FEEERO =AM
(1) EERRMAE (1950) : BN CEERFA AR LEMARLIEICT L TEER
RO, RE - BHAEEESOB LA
(2) REETE (1951) : BUFOEBE R J 7305 BIAKIC & 2 EFSHMI OEE
(3) BAEEAME (1955) @ —EXEOMBHEENRE LI ETHE
* ZORLIEETEMAEZ B L IFHREERTH - 7

I The Relation of Tenant T d Age in J
Housing Ladder e Relation of Tenant Type and Age in Japan
1i%;2/-li 100%

90% 18% 15%

80%

housing units

Start — 1. dorm / 1. boarding house — 2. 1
wooden apartment — 3. rental o

D S O X O X O X O A% O K qg:
Lt . PSP DL RSN
condominium — 4. apartment of a public S FIE TS S S @
corporation / 4. private condominium — N ~age of household head
end: owned detached house in the suburb mowneroccupiedhousing = pubiichousing
m UR & public corporation housing = company housing
private tenements 6
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Changes of the Housing System since the 1990s
1990 F KD O FEEL R T LDOE(L

* Population decline and population aging that is accompanied by an decrease of
demand for new houses

* Economic stagnation that makes economic insecurity a normal condition, and
leads to a ,,causualisation” of employment

* Housing policy reforms under which a stronger market based system was
established and the three pillars of the postwar housing system were
disintegrated

s ANOBEAD ESEpbiEZF L WVEEDEFEEDEKREZH -6 L7
« STEXKICK > TRBEWLRARLZHLED > T, BEADIEERIIEAT
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Housing Issues of the Younger Generation

HEEDFEEMRE

* The level of homeownership has significantly decreased among
younger age groups between 1983 and 2018 (decrease from 25% to
9% under 25-29-year-old people and 46% to 26% under 30-34-year-
old people)

* Increase of single household private tenements, house purchase with
assistance from the parents and unmarried adults who continue to
live in their parents’ homes

* 19837 52018F DS, BEBOHRENTA >7c (25~29
RIZ25% P 9%, % L T30~343%1246%H ©26%)
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he Development of Kitakagaya

ENMEEDHE

Reclaiming Land in
Kitakagaya
AtNBEDIESHIIT

of the 19t century

* Tenant farmers cultivated rice paddies and fields for
vegetables and fruits

* Shibakawa Mataemon bought them in 1871 W Ly
© 1OATHTE (S (Z A ME BRI EAEHILT S LS
c IMEANIZHAIZFF 2 IEIBFZCRYOMZH L 7= —:;-: B et it
« 1I871FICENXEGRFINE T DL HZBEA L 72 DA e, O
B 7] Os8 City Uniwersityee £+ 1
Osaka in 1885 i R T

Bt (1993) 2 i
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The Shipbuilding Industry
SRR

» After the first extension of Osaka city in 1897
and the start of the construction of Osaka port,
land prices rose

* 1912 the Chishima Real Estate Company was
founded

* Boom of the shipbuilding industry during the

First World War along the Kizu River (counting
in 1919 eight ship yards)

« 18974F, ABRMIDFE LR FIHILR & KRS
DEFEDH, s LA -7

e 1912F, FEIHMHKASHNIAIZZRI N/ Before the industrialization the area was
. gﬁ_;jv\ﬂ?;jigkqj 7'(/%”[/{:“\ C:\%ﬁﬁfﬁ famous for its 1000 pine trees
RATW:
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Suminoe Ward &%
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Developments after the Second World War
FERHRKEEDORER

* Stimulated by the second shipbuilding boom in the 1950s Kitakagaya developed fast

* Namura Shipbuilding started to retreat from Kitakagaya in 1979, and many related
factories left the area

* Reuse of the land after Namura Shipbuilding’s retreat
— For the area with the former factory buildings and docks, consisting of about 42.000m?,

no new tenant could be found
— For financial reasons the buildings were not demolished

¢ 1950 FRDEZREM T — LDOFET, MINBEORENEAT
s 1979F N L A EMPTIZILINEED SHOR LAY, EMELEET 22511
Hhig A S BEN -
c EMEOHR & BEEY 2 BB ORME
—42000M I LA BIBIHZOEYE Ky 7 OEOHF L WTFF > A Rh -7
- B AREBR CEIRICA-TEYIERYEI NG 57
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Art and the Local Real Estate Market
7— b L RMRBRAEETS
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NAMURA ART MEETING '04-'34

m Namura Art Meeting '04-'34
Creative Center Osaka 7 U T4 7 4 7t~ X — KR

Heritage of Industrial Modernization 3T X (b EE S£EEE

Pk Kitakagaya Creative Village Project tIIEEZ U T A 747 - EL v

Bl Chishima Foundation for Creative Osaka £ X A A& T &8 H MASK (Mega Art Storage Kitakagaya)

p{ok¥] MASK (Mega Art Storage Kitakagaya) - e >

PIONS APartMENT
Wol¥, chidori bunka T &1t

Pk Morimura@Museum B LA 7@ 2 —Y T L

L A

Creative Center Osaka

* Former Namura Shipbuilding

* Embankment and gate for storm
and tsunami protection are in
front of the building

I2VIAT147 2 —KR
- BATERFT Ot
CRIF LS — M IRYOFICH D

Fe+sktat 00 000 T
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Kitakagaya Creative Village Project
MBI 2 VITIATF47 - ELy D

Increasing Rent System

BEHIC BB 2 BRI

— A.r_tISts Vacant Buildings owned by the
P—T4RF} Chishima Real Estate Company
BEICh - TEIMKASH
Creators D
) T—%—
Buildings can be Restoring the original
renovated freely by the tenants state is not necessary
B F 72 Sk | S AT RE JFRAR[EE (F 22

The tenants are required to do some kind of creative activities
BEICE>TTFHY FORIENLEHIIAREGTH S
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For artists and
creators

FOR RENT
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m 4 B e e 4 L A
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Tel : 06-6681-6616

Real estates that
create Kitakagaya
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Chishima Foundation for Creative Osaka

B HEETEHME

Grant System e e — .
B e Promoting Kitakagaya as a
e - ~N model case of a creative hub
Grant for Creative d buildi .
Activities and building a creative
RS iEENBh R network
Financial support for creators and
K artists working in Osaka j
S EMEBEEZRENRNTD
Grant for Space ETNMT—RELTEREL
ZAR— ZBRR T, /UI—4—DXv b
Providing a stage for creative activities ] — 7 % %‘ﬂ:l:vsf
for free
_ _/
Partnership Grant
N—FF>y TBIR published three B @
010 W = " . s \
A grant for artists working in times a year ceostrirns, o rreves Ameme e ghd
K Kitakagaya j

Social Mission
HEWhEIyyay

“... art and culture have the power to nurture human creativity, and make positive
use of various individual points of view. Imagination and creativity are necessary in
order to design new systems, and find new ways for a better life precisely at this
transition stage of social and economic systems and accompanying phenomena
such as globalization, declining birthrate and aging population. We believe that
providing an environment for displaying creativity can have a profound effect on
contemporary society and its stagnating momentum.”

ir%;_%ﬁ . jif%b%/;& @%Uiﬁgéb% ﬁfﬁ? yfé?a/\/z i)fz;ﬁg Tﬁ/‘?l:; Z“r
‘LTw EZSTWAHANHT Aa—/x) LPFE el
&%-ﬁﬁ?x%ﬁ%ﬁ@%;\ﬁLuVZTA%%%ﬁ\EJE<$

éﬁ%%amﬁit@um\@@ﬂ@7UI4%4t?4#M%T¢o%
EEERECZIIRBEEAREET 52 LT, HERAFTUILREOHSTE
AT NEARE CE L EERATCHET, |

Fertksait (2019)
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Renovated
Buildings in
Kitakagaya
EMEED
) =
vavan
=29

5 . 2 o '/ e glp ; l ﬂ . - Renovate buildings . :F.%j:iﬂ?ﬁft/ﬁ\?i
50 100 400m -‘%ﬁj L/ {2 Land owned by CREC i (2015)
T L — = »

Involvment of Local Stakeholders

Hhigi & DEDH Y

Resources Planning Realization Promotion
(land, buildings, finances) (area development, events) (building, renovating) (events, media)
‘R FTE =] =

(FEBICY, AR_VE)

(L3 =Y. ER)

(B’ U/ R=>3Y)

ARV, AT 4T)

[ Land owner

A E

]

S 1 1
! 1

Financial support

MR

Cooperation t A
1577

Financial support

TEMETE

:[ Artists and creators 7 —7 A4 A b LT VI —%— ]

1 Committee 1
S
! ZE= 1

XEm s

[ Ward office

Neighborhood 1
organization :
HIAES 0

Cooperation for events
A R MTHBD

Neighborhood
organization
{DIES
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Artists and Creators living in Kitakagaya
IAMEBEICELT7?—T1RME

e

Artists and Creators living in Kitakagaya

EtMEBEERICEL7—T1 RV T —%2—

No Interview date Age Household type Occutpation type Workplace Profession
A1v2ca—Bf | Fin HERE 5 ES
1 06.05.2015 50s | single self employed local theater producer
2 21.05.2015 40s | single self employed local eyeglasses designer
3 21.05.2015 30s | single part-time job local public bath employee
4 28.05.2015 30s | with partner self employed local flower shop manager
5 26.07.2015 20s | single regular employee Sakai educator
6 09.08.2015 20s | single regular employee city center illustrator
7 27.08.2015 20s | single regular employee local designer
8 01.09.2015 20s | single mother welfare designer
9 01.09.2015 40s | family self employed local coffee shop manager
10 08.10.2015 30s | single self employed local graphic designer
11 22.10.2015 20s | single self employed local hostel manager

24
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( DIY nagaya renovation under process
DIYY / R—=> 3 vhDRE

Three renovated nagaya converted into one living unit

‘ DA I (W E)ZBF
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Resident No 1 sharehouse with eight people and theater
BAPMEATND Y = 7/ R LB

(29:00) ,,It's not profitable. It‘s very difficult. Nothing remains after
paying the rent and the wages of the staff. ... Therefore, | try to make
other projects as well. But it is not profitable yet. Without finding a way
to attract more people it is difficult.”

(1:48:26) ,,The contract for this building runs ... until August 2018.
Therefore, | have another three years to run this project. ... After that |
will probably retire. In three years I'm 60. In a normal company you
would retire at that age.”

(1:51:13) ,,It is a good place. There are nearly no obstacles for the
production of art. One example are issues regarding noise. As you can
Imagine there are many theaters where you can‘t make loud noises,
and the use of water or fire is prohibited. ... Here we can use water or
fire and can also make loud noises, at least as long as it is not too
extreme.”

Resident No 1 sharehouse with eight people and theater
BAMMEATWD Y 2T/ R EEIS

29:00 #EH Y FHA, KA, TTOREE TILANA MTEIZAIZT IV
NA MREILZIES SRR Y FT, BEEEZZYLTVWET,
THFELEFEIOBEWVWATT, HboEAZTEDBZEEZLRWEEH L WT
ER

1:48:26 T Z HZHIL...2018F8A F THOENTT o, HKIFE, TN
AEMRY F3, TNEFTICERLEY, [Z0#] BEYA, 5%
3ETHI60 T, HHFR. TBEOSHA L,

1:51:13 WLWWATIZTEMZ1ED £ T, MoXEA WL, BIZIE. kicz-o
-EOME, PHoIXYMOBIBE TIEIRETAENEELRVAALEHY L
=L, B, APKAEFE->TWTHEWEEDLNIBEHEH-7-L.. K%
FoTHAEFE->-THLWLL, KEAFHLWLL, MRIFLDHTTIS
Ete ZIWVWHHIBEAEILENT-HB TERD IS A,
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Resident No 6 70 m2, 50,000 yen

* She wanted to create an artwork with a vacant building as part of Osaka
Canvas (Project under the Osaka Metropolis Plan) and used for this the
Kitakagaya Creative Village Project

* Since she liked the building after the renovation and had just graduated
from art school, she decided to use it for herself

(1:18:52) ,,...For me its a convenient area. The company | work for is also close to the
Honmachi Station of Yotsubashi Line. Yotubashi Line is really convenient. You can easily go
to Umeda or Namba. Further, there are also many supermarkets and banks. ... And then,
the rent is cheap and it is large...”

(1:20:01) ,,... Well, probably | think so because | was raised in the countryside, but when |
see the children in this neighborhood, | always think they have a sharp tongue. ... | wonder
where they remember such words. Or that there are whole families walking around with
children at one o‘clock in the night is also hard to believe. | don‘t understand why they walk
around with children about the age of first graders or younger without second thoughts.
That’s hard to understand. ... When | marry | want to move!”

29

Resident No 6 70 m2, 50,000 yen

cWLIFBEBIN AT 7R (KREERO T TIThN/-F%)
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NWN=3E e HD L, BITHLRICHB L. BRENZWLL, LU ..

1:20:01 FANTALEAT W7z %iﬁﬁﬂ—“‘—)?b‘b% IR BZHDEH LN WITE,
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Resident No 10 sharehouse
T /NI R

* He was asked by a friend who was already involved in Kitakagaya to
come to the area after he had faced troubles to continue the
sharehouse he was running before in Kyoto

* As designer and filmmaker, he gets most of his projects through
friends, and communication is mainly conducted through emails

49:36, In the sense that you can use wide spaces to construct something, it is a good
place, but besides that it is not so good ... In reality there are not many people (artists and
creators) Iivinﬁ here. To meet and become friends with people who have similar interests is
not so easy. There are people related to the creative industry coming to this area because
of the Creative Village Project, but compared to the city the number of people who are
interested are definitely fewer. ... Design and art are both very wide fields, and there are
many different ideas about art. | think in areas where a lot of people live, it is easier to
meet likeminded people.”

53:34 ,In the whole Kitakagaya area there are many different people. It‘s OK that there are
many different people, but it does not mean that there is automatically a positive effect.”

Resident No 10 sharehouse
T /NI R
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entative Conclusion

R D fe e

Summary

Fed

* Factors that constrain artistic renovation
— Quality of the buildings: Housing in Kitakagaya was mostly constructed during the
1960s, where the high demand led to the production of high quantities of low quality
housing
— Tenure: Rental housing units are perceived as temporary accommodations and
therefore tenants have low commitment towards renovation
— History: A certain reputation as working class neighborhood restricts possible
developments
* Rentals are the typical form of tenure beeing positioned in the middle of
the housing ladder, and therefore this artistic renovation should be
understood as the creation of a transitional space
* Nevertheless, it can lead to an entrapment of people, who are unable to
move up on the housing ladder and have to face the associated social
consequences
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Summary

Feo

e 7 —btDY /R—=2 3 AEFHIRTIER
~EYOE  LIMEBEEDEEDRKEIZ1960FERICETHN, TL DEMD
BMEC T, EMRELTVLWS 0, Z2BREFEELLTEHBINTULAL
—REE BEFEEFPENAEEE LTEHINTWE D, TF v b
NKRIERY / RXR—> 3 > &{ThEW
—REE I TIL—HAT—DREE L TDOA X —VIZHREZFIBRL TS
cBEEFEEIREENRNDBEY ., FLIFEAFRICMHEL TWWST:
O, AVF—=TAICHETDY /S R—2 3 VI EPEGZEEO
HETHD
s EERNNICENSRT, T dMBRICEA TV TCLED &
WHOIVFTIYTI AV MOBRREELET S

Retreating from Kitakagaya
ILMEED L DR

No 4: She had to close her flower shop in Kitakagaya because it was not profitable enough
and retreated from the area in 2017

No 5: Married and after a child was born, he decided in 2017 to move to Kyoto Prefecture
in the vicinity of relatives where he could find a job that provides better for the family

No 6: Had to quit in 2019 her job and decided to retreat from Kitakagaya in order to work
in her family‘s company

No 10: Left the neighborhood

mtf%tﬁﬁﬁott%\%m%%wﬁg%%ﬁutf\mnit%ﬁﬁbﬁm

No5:#EIEL T, FHAEFIN THOEBAMFEALTEICE BT Z&ICL T, K
BEL)IKBESHEEEZRDIT

No 6 : 2019 ICHEAFHOH B LD IIHh > T, RIEOSHTEIC 720 ([THiigH o B
nsz &L=

No 10 : H#bigih S BN 7=
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Former company housing of an iron factory
*  Renovated by eight different artist groups

*  Toolbox for DIY renovation is provided

. HIAHOHETH T

o SHOT—TARXIDMEFRZEY /S RN—= 3> L7
« DIYYU/R— 3 ADtoolboxh BEEZESNTULD
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Struggling in an Unequal City — Housing = 5" &
Problems in Hong Kong

‘ﬂ International Symposium, Urban Research Plaza,
‘ Osaka City University

gai i\/ling‘ YiP |

Professor of Housing and Urban Studies, Associate Head, Department of Public Policy
Convenor, Urban Research Group, City University of Hong Kong
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Population distribution very uneven
90% of population in 10% of the city space

Snall Dense city
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15% age 65+

eush

o Median Age 44

Live long
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Income Polarisation
Lose of middle class jobs

Gini coefficient of income inquality
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Housing problems
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Unaffordable
Housinge

USD150,040 / sq m (45m/flat),

Most expensive flats in
Yen 16m{

sg m (4800m/flat)

{ =

oo

ncrese: In-House i’ | ﬁ EE T TR ,

Average house price (~60sg m)
USS1.2m / HKD9.6m / Yen135m

Housing Affordability: Very Large Markets B
O POPULATION OVER 5 000 000
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Housing Affordability: Very Large Markets

Hong forg

London (o) I

e eeee——

Londen Lerts T @ Severely nathortabie
Miars, 1L

L]
»
L

Ved» VW 2pie
Neda “ouse P
Naced te Wedor
Housdan, TX Pre-Tos Gross
B PAMIOE-ME Lesnh ot Income
ik x "»l‘."ll

e, LA

Momrilﬁutub

Roadside Staircase/ corridor
Space underneath
flyover

Park/ playground/ car Others (including
park o fast food outlets)
Total 1127

Lane

14-15

Temporary Hostels

NGO services




Sub-Divided L8311

2017 - ~100,000 families,
~200,000 residents

6 sq m per person
at high unit rents on par

No security of tenancy
All being converted
illegally

Health and fire risks

Over a dozen casualty in
fire incidents

No large scale action to
eradicate

Public Housing

-1973  1954-1973 after 1973 after 1973

Gl

.--------..'--------.-\?-P-.----“--

nggest public rental sector 832,000 unit (29%)

----.-l_-----.-.

40% hosueholds eligible

e
Affordability of tenants
<20% of market rents

L\'ssisted New flats for sale discounted
s price - shared equity scheme

.::Homeownershlp 17% of all hosueholds

—— . >250,0Q0 famlies waiting
Long wamng Queue e 0e B vears

Young and an le
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Public Housing

1954-1973 after 1973 a

| . EEEEEEREEEE g """ RN

Biggest public rental sector 832,000 unit (29%)

40% hosueholds eligible

L3
Affordability of tenants
<20% of market rents

New flats for sale discounted
price - shared equity scheme
17% of all hosueholds

5 e ——— ., >250,0Q0 famlies waiting
Long waiting Queue Average 5.4 years

Young and an le
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Young and Slngle

Public Housing favours family and elderly appllcants

Single non-elderly applicants

subject to quota gnd point scheme

Very small quota allocated
12018, only 2000 out of 27,000 units
Points assjgne‘accgrding to age and years of waiting

-

Vgry difficult for y“mg applicants
If apply at age of 18, can be allocated aftvge_of 40

Neagly impossible 48 @ -

Summary

ole]is:lnd  Small, dense, little land, efficient
BOELIENR  big income disparity

LELGUEUIWALRR Luxurious housing
RVEIL'E Downmarket rental sector

SLINCICIIEES  Not extensive but begins to rise

i QJIe]i[ Highly subsidiese, low rent,
GLITEGG eI  Long waiting list, against young
applicants

MOECIa@R Acute shortage of land, big
housing demand
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Struggling in an Unequal City - Housing TR
Problems in Hong Kong

‘c, International Symposium, Urban Research Plaza,
‘ Osaka City University
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Professor of Housing and Urban Studies, Associate Head, Department of Public Policy
Convenor, Urban Research Group, City University of Hong Kong

120



N TUIFNE S o ISR UNRE S o i A7 A
FER AR
20204 5H 13H
N VAN R
T 558-8585 K Pl ifi 12 & X A2 A& 3-3-138
TEL:06-6605-2071 FAX:06-6605-2069

https!//www.ur-plaza.osaka-cu.ac.jp/index.html




	00_URPReportSeries_49
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