http://Ip-met.org

BE#MAERR
AKBHRRV -T2 70019 MRERS

KEBHRRED
& RE AR (C A (3 72
B XFERTDOEHE

Met

“Tokyo Metropolitan University's Approach
toward the Solution of Impending Tasks
Imposed on the Tokyo Metropolis Megacity ”

Presentation on Tokyo Metropolitan University's Leading Project
of Researches on the Metropolis

=>

L.P. Met
Leading Project of Tokyo Metropolitan University

Construction technologies accelerating the environmental load-reduction
for the society that utilizes metropolitan building stock



06
08

10

22

32

42

=907 bu

FEHIE LEFE [EBKFERREFEE]
MR REXi# [SHAFRRPR]

HE| . TS FREFOEIXRE CO, HIRAEDHR
WA BR[| #HEREAE R IR

HEI . U7/ VIBERR IOV U MNRE
BEAE [HMBARtLY— #HE )

HBEI: ZEZ1—-499C0BE - EHEI7OC O MNAE
L5 = [ BEHAREER BIFEE ]

NRXIWT1RAv>ay

B & L% = [ BHAERR BI¥RK ]

NxZ—  Hl# [ BAREEE 2R ]
BFEARE [ BEEHIR > 5 — 2R ]
WA R [ ETIRESED AR

L.P.Met | KBl R0 0 FRE R DT 1) 72 8 8 K27 3O o IR

06

08

10

22

32

42

INTRODUCTION

PURPORT EXPLANATION:

Jun Ueno, Vice-President of Tokyo Metropolitan University
OPENING REMARKS:

Fumio Harashima, President of Tokyo Metropolitan University

LECTURE 1: ENERGY-SAVING IN MUNICIPAL BUILDINGS AND SCHOOLS, ETC
AND STUDY ON CO2 REDUCTION:
Yasutomo Yamamoto, Research Professor, Faculty of Urban Environmental Sciences

LECTURE 2: STUDY ON DEVELOPMENT OF REFINING ARCHITECTURE:
Shigeru Aoki, Professor for Center for Priority Areas

LECTURE 3: TAMA NEW TOWN RENEWAL AND REVITALIZATION PROJECT:
Jun Ueno, Vice-President of Tokyo Metropolitan University

PANEL DISCUSSION

Moderator

Jun Ueno, Vice-President, Tokyo Metropolitan University

Panelist

Tohru Yoshikawa, Professor at the Faculty of Urban Environmental Sciences

Shigeru Aoki, Professor at the Center for Priority Areas

Yasutomo Yamamoto, Research Professor at the Faculty of Urban Environmental Sciences
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INTRODUCTION

This report records the public presentation held as part

of research activities on the theme “Megacity Research
Leading Project : Construction technologies accelerating
the environmental load-reduction for the society that
utilizes metropolitan building stock” now being tackled by
Tokyo Metropolitan University's Master Course of Urban
Environment Science Research, Building Science Study
Group. The public presentation was held in the Second
Tower Hall on the first floor of Tokyo Metropolitan Main
Building No. 2 on September 20, 2011.

The Megacity Research Leading Project aims at conducting
study activities specifically centered on the impending tasks
imposed on the Megacity, as developed by the university
together with the Tokyo Metropolitan Government. In this
presentation, the basic intention was to reciprocally report
the results of study activities conducted in the last year,
while also announcing future tasks.

On this occasion, a total of more than 200 people attended,
including university teaching staff, metropolitan government
staff and the general public, and the panel discussion held
in the second part saw animated discussions in response
to questions from the audience seats. The university here
would like to express deep appreciation to all attendees,
who came at their busiest time of day.

The university will be delighted if this report is of any
significance to those engaged in relevant fields of study.
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B We deeply appreciate the attendance of so many
people, despite this rainy weather. | am Jun Ueno of Tokyo
Metropolitan University and | am the moderator for this
public presentation.

Briefly, I would like to explain the purport of our Megacity
Research Leading Project. Through collaboration involving
the Tokyo Metropolitan Government and the Tokyo
Metropolitan University, we are now putting forward this
research project covering key themes on impending tasks
now facing the megacity. Centered on our university's
Master Course of Urban Environment Science Research,
Building Science Study Group, the study named “Social
Reviving of Urban Building Stocks attempted to aid the
Lessening of Environmental Loads” is now put forward for
a four-year schedule starting with 2010. We, at the Tokyo
Metropolitan University, put a flag to pursue an ideal image
for human society in the megacity, which includes the
decrease in CO,and preservation of a sound environment.
Our project is to be developed over the four years, centering
on the ideal image.
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This project is developed by three teams, each undertaking
sub-projects: the first sub-project for pursuing buildings
consuming less CO,, as headed by Professor Yamamoto,
assigned to the specific subject; the second sub-project

for refining architecture by breathing new life into existing
obsolete building stock, as headed by Professor Aoki; and
the third sub-project for revitalizing Tama New Town,
spearheaded by Professor Yoshikawa and I. Though these
three sub-projects are interrelated, they are progressing
independently. Today, we would like to introduce what has
been achieved over the past eighteen months.

A similar public presentation was scheduled last spring, but
postponed due to the 2011 Earthquake Off-Pacific Coast of
Tohoku. As these sub-projects remain at an inceptive stage
or ongoing, we have to admit that there is plenty of scope to
further extend our efforts. Today, we would like to explain
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the direction in which we are proceeding for these sub-
projects. With this in mind, we would be delighted to receive
your comments and feedback.

We have also now set up a Web site to exhibit our study
results. If you are interested, please visit!
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I Concerning the Leading Project, Mr. Ueno, the Deputy
President, gave an initial explanation, and other members
will also explain it in more detail later. | would like to
explain the implications of such project on our university.
First of all, we have to acknowledge your habitual
understanding and cooperation with our university in its
administration. As the deputy president mentioned, the
university adopts the stance of pursuing ideals within

the human society in the megacity as its mission and has
proceeded on this course for the past six and half years. We
entered the fiscal year 2011 from April this year and have
now embarked on the intermediate plan of the second
term. The first six-year term was mainly a set up or takeoff
period, whereas the second term is a new stage, one
where we release abundant information to the public. We
are convinced that we have indeed done just that.

We are well aware that our key mission is to foster and
turn out trained graduates as 21st century citizens for

the sustainable development of society and capable of
supporting and leading the society at large by virtue

of their advanced educational and research careers,
remaining conversant with international trends and toward
the maturity of the globalized 21st century knowledge-
based society. Of course, for this purpose, it is natural
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that we should promote higher quality education and
research at a much higher level to foster such talents. At
the same time, we believe that the university has a key role
in enabling them to simultaneously feed back the study
results to society at large.

Basically, the primary aim of the university is to promote
dual functions — namely to provide opportunities for

both education and research work combined. Usually,
secondary school education up to and including high
school is intended to teach students about established
truths. Conversely, universities are given a rather different
mission, namely, of developing a certain item of truth

with the future in mind and educating students about this
truth as learning, making a combination of education and
research indispensable.

Our university is a general institution and as such, covers

a wide range of fields. In both education and research,

we rank among the top global universities. In many cases,
general universities lack such specifically defined missions,
but our case is characteristic in that we are devoted to the
culture of the megacity. While private universities tend

to have their own philosophies or spirits of foundation,
national universities lack such philosophy and in this sense,
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we are very unique.

As an example of such devotion, we are developing the
Megacity Research Leading Project now under discussion.
Leveraging our knowledge and belief on the impending
tasks now being tackled by the Tokyo Metropolitan
government administration, this project is intended to
tackle research activities of a nature to help them solve
such impending tasks by optimally exploiting our role as a
think tank for the Tokyo Metropolis.

Currently, two major subjects of the project are underway.
On the occasion of this presentation, we have selected
one subject “Construction technologies accelerating the
environmental load-reduction for the society that utilizes
metropolitan building stock” and will make presentations
via our researchers to give feedback on our research
results to the public by inviting many Tokyo citizens and
others involved in the Tokyo Metropolis and other local
governments.
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Today, the scheduled themes of the presentations are
"Energy-saving in Building,” “Refining Architecture” and
“Revitalization of the Suburban City.” We are delighted if
our lectures trigger discussion with the audience. Hoping
to assist you in solving the impending tasks facing the city,
we will continue to tackle the Megacity Research Leading
Project as the key focus of our university. We appreciate
your understanding and assistance in this respect.
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ENERGY-SAVING IN MUNICIPAL BUILDINGS AND SCHOOLS, ETC
AND STUDY ON CO, REDUCTION

Yasutomo Yamamoto, Research Professor, Faculty of Urban Environmental Sciences

Environment
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PP1
B We are engaged in research work named “Project for

Developing and Submitting the New Tokyo Version of
Energy-saving Specifications,” focusing mainly on CO,
curtailment. Our team and the Environment Team of
Architecture Group are collaborating on this project.

At the outset, the aim was, as explained by our president
and deputy president, to develop and submit for discussion
energy-saving specifications to be compulsorily imposed on
a certain level of buildings, representing a leading step in
the capital city of Tokyo.

In practice, we adopt a practical approach such as engaging
in research into energy consumption in existing facilities
belonging to the Tokyo Metropolis and grasping climate
characteristics within the metropolis district, based on
which we develop a concept of the optimal combination of
existing energy-saving technologies, standardization of the
same and new energy-saving technologies.

As part of Tokyo's Carbon Curtailment Decade Project, we
will revise the Tokyo Version of Energy-saving Specifications,
2007 Ed. The first part of the revision work was completed
early this year and we are now engaged in study for the
2013 revision as the final edition.

PP2

This is an excerpt from the commercial periodical, “Newton.”
This point is the North Pole. According to the illustration, it
shows that the ice is constantly melting away. At the top is
the period 1979 to 1981, this is the first half of 2000, and at
the bottom is 2001. These facts clearly illustrate the trend of
global warming.
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Further, urbanizing areas, centering on South Asia and
Southeast Asia, will expand the demand for energy. It is
thought that in 2030 the energy demand of these regions,
including China, Indonesia, Thailand and Vietnam, would
soar by about 90% compared with the 2002-base figure,
roughly doubling. Inevitably, CO, emissions will increase
proportionally.
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The importance and urgency of countermeasures for global
warming and power and other energy-saving matters in
relation to the 2011 Earthquake off the Pacific Coast of
Tohoku and the 2011 Fukushima Nuclear Plant Explosion
have emerged on dual fronts. The term energy-saving refers
to the reduction of overall energy consumption covering
electricity, gas, kerosene and city water. Conversely, power
saving refers to limiting power use during times of peak
power consumption, and only covering electricity. We are
dealing with the energy-saving matter, but must also take
into account power saving, where possible. We should
decrease power consumption to ultimately avoid blackouts
during peak periods. This is the typical pattern of power
saving. Blackouts means entire power supply outages in
pertinent supply districts, in which case the power supply
plantitself needs electricity; thus, once the blackout occurs,
it will take a number of days to restore the power supply in
the district back to normal. It is said that New York's large
scale outage arose due to such blackout; however, the
correct notion of such blackout has yet to be realized in
reality. Accordingly, this year we had planned outages, but
with a certain latitude in the power supply. Incidentally,
the fact remains that overall power consumption this
summer was barely compatible with the tight power supply
conditions. Henceforth, the winter season will see power
saving once again become a key matter.

PP5

There are two main patterns to power saving: One involves
lowering peak loads at times of peak consumption and

the other involves shifting the peak loads; for instance,
extending daytime power demands to overnight
consumption and conversely, using heat sources
accumulated overnight in daytime. In addition, there is
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also a base-cutting pattern of energy saving, the subject

we are now tackling. In this approach, the demand base

is decreased to lower the cone-shaped demand pattern in
toto, which is one of our study subjects.

Though it was readily assumed that power supplies peak at
around 13 to 16 hours, the actual peak starts past 10 hours
and continues to 21 hours. The problem is how the peak
demand should be leveled. Our opinion is that base cutting
should be considered rather than peak cutting, or the shifted
use of overnight power. If energy-saving is possible, CO,
emissions can be reduced in a practical sense. Consequently,
itis logical that the energy-saving will considerably boost
power saving efforts.

PP6

When it comes to practically implementing those energy-
saving patterns, the nationwide real estate amounts to
about 2,300 trillion yen, covering both public and private
sectors, of which public property is valued at about 490
trillion yen and of which the local public sector owns 360
trillion. Targeted in our research is real estate owned by the
local public sector, of which buildings alone are subject to
energy-saving practice. By so doing, it is intended that the
influence on public real estate is changed to energy-saving
and the private sector real estate should be influenced
accordingly.

PP7

So, what is the volume of buildings currently existing?

In total, this measures about 0.7 billion square meters,
which is the total floor space of public buildings, for which
the expected influence of energy saving is approx. 9 to
10%. About 10% of private sector buildings are for public
use. If their energy-saving function is improved by public
authorities, the remaining private sector buildings are likely
to be similarly influenced in terms of energy saving.

PP8

In terms of usage, public building categories include public
housing, schools and other types, the latter group of which
includes municipal offices. These building groups are

also sub-categorized by usage, each representing roughly
1/3 of the group; hence energy-saving patterns must be
incorporated according to usage. On this occasion, we

will be able to propose energy-saving patterns for the
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external areas of public housing buildings in common use,
but as inhabitants now occupy the living spaces, we must
postpone their energy-saving proposals until the next
occasion. Excluding such buildings, we are now working on
school, municipal offices and public hospital buildings.

PP9

When examining these buildings in terms of the years after
inauguration, the most recent data was compiled about a
decade ago. According to this data, 20 or more years have
elapsed for more than 60% of such buildings. As the data
was compiled a decade ago, 70 to 80% of such buildings are
20 years old. Itis surmised that when their service systems
are refitted, altered, renewed, refurbished, or repaired, they
will be improved by incorporating heat insulation systems
or otherwise. Itis optimal to take such opportunities and
given the impending need for such refit, we will exploit this
chance.

PP10

This illustration is an example of Tokyo Metropolis facilities.
As for demands for improvement, these mainly come in
two areas: one of which involves the reconstruction or
large scale alteration of buildings completed during the
high economic growth period post-1965, and the other,
the renewal of building service systems for buildings built
during the bubble economy. By harnessing this renewal
demand, we plan to select the optimal combination of
energy-saving technologies, thereby enhancing the effects
of saving on CO, reduction and base cutting.

PP11

This is the usage of Tokyo Metropolis buildings. As can be
seen, the majority of buildings fall into the “others” category.
As for housing, the majority is managed by the Tokyo
Metropolitan government. As | explained before, however,
the fitting composition of each housing unitis largely
governed by the mode of living and will thus be dealt with
as a separate future study theme. Since the “others” item is
fairly small in terms of total floor area, schools, municipal
offices and hospital buildings are currently selected for the
purpose of study. In addition, library buildings may also

be selected. The municipality-owned housing buildings
exclusively devoted to municipal official families are being
abolished and thus declining. With all this in mind, schools,
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municipal offices and hospital buildings may be selected,

to which library buildings may be added. Municipal library
buildings are currently scarce, and may thus be studied on

a fractional basis, whereas schools, municipal offices and
hospital buildings will be studied on an exclusive basis.
PP12

This is an example of the life cycle costs of Tokyo Metropolis
facilities. The municipal office building “A” was built nine
years ago and the construction costs accounted for 75%.
These are calculated by weighing the increase in commodity
prices. Of course, the repair costs are zero. After 37 years,
utility costs, maintenance costs, initial construction costs and
repair costs are all involved, with utility representing about a
quarter of all costs. Accordingly, decreasing CO,also seems
to be a means of minimizing maintenance costs.

PP13

As for energy consumption, large facilities consume more
energy. We consider proposing a bold improvement

plan, emphasizing that point. For instance, for schools,

high school buildings and Special Auspice Schools for
handicapped children up to secondary level have large floor
areas of 10,000 sgq. m or more per school. For this reason, by
proposing energy-saving for such schools, we believe that
the energy-saving in large scale facilities can be effectively
reduced, also enabling CO, reduction.

PP14

Also, the floor area of metropolis-owned buildings expanded
by about 30% during the period 1990 to 2000, in which the
bubble economy collapsed. Such increment naturally also
boosted energy consumption and CO, emissions, which is
also problematic.

PP15

By 2020, CO, emissions must be reduced by approx. 27%
compared with the 2002 value. This year compelled users to
engage in power saving, yielding a considerable effect, but
further drastic action must be sought in reality.

PP16

Similarly, in terms of CO, emissions, municipal offices,
medical treatment facility buildings, and cultural facility
buildings all emit considerable CO,. As for the school

EREFRETRROARNOE<EEROLE

l (BEF LT
B ERIOORE (KR
oxea

o 0 b0 (500 X000 2500 1000
3 000w}

ERpSWEAOSENE- AN Rl

PP12 PP13

R A e R U

PP14

L 3¥dN1D31

HSOHBQ rw HBSHRW - BT

15



16

RIFEER CATFTVERTINEE. 2RELTELIRWD
KESZEHEDOTVWET., ZDH. TaE. FR. EEMFRE
Wolz, IRILF—EEBE CO, FHEDARZTVEDE Y —
Ty NIIT>THWET,
PP17
BHRMICESTBH. 2EBEED CO, HIF A D#]
BLLTHEDITVET., ZOS5ED 1D, RED CO,
HIRZERACHETZEWVWD T ET, ARECO, LS
EPICN T ZHIBESE CHHEEGIHIEDOEBA. DEVUKE
BB ZETWE T, EAXRMIICEFEHRIEET 1,500 v ML
UEDOXFERIEG. SEOXRFEZELEFIH. ThEIC
HUFELT, HIBEBEHEENGIHECBAZNS, %
U C #MERICH T2 TE T RERMAR 2007 02EERM.
METX - -BIXEAEH OFKE - EH. TNHNSE. K
RERYZF(CH T IE I REEDOERF L, Z2EWLT
MEEOMEORRE ES RS EZINEVNDZET, S
FWTHWET,

PP18

ADETHE, TROE, F - EXEHFIDS 5. KRS
T 4 B ERNRIEEE 6 FIHDHBMRONRICEY F
9. BHRHICE FERSEBRCECTTIITL. 2R - R
FreBRALGHS. SoICARROEERE. FINDFEXRE(C
B9 2. 55 EXHFMICETS 44% DRz VWHICET
REEDDINEVND T EICBBERNVET,

PP19
ZTOEHICESIVDZEMTONEZHEVND &L IXRIL
F—EAOEEE LT, BEYOREFDER. AL
IXILF—0OFAE, BIRILF =T L IENHERD
fHiEd. 3. RIEBDOE > TL\BREN RO T OFHEHE

buildings, though these are classified by category, their
overall emissions are considerably large. For this reason,
the targets for energy and CO, reduction are focused on
municipal offices, schools and medical treatment facility
buildings, all of which emit considerable CO..

PP17

So, how should such targets be actually materialized? The
metropolitan government establishes five items in its CO,
reduction policy as part of the overall scheme. One involves
promoting CO, reduction among CO, emitting enterprises
by compulsorily obligating large scale CO, emitting facilities
to reduce emissions and introducing an emission trading
system, namely enforcing total volume control. In practice,
the scope of this control system covers large scale factories
releasing emissions of 1,500 |. or more crude oil equivalent,
including our own university. Against all these facilities, the
obligation to reduce emissions and the emission trading
system are introduced. In addition, the “Tokyo Version of
Energy-saving Specifications, 2007 Ed.” is to be enforced

in full scale as well as promulgating and administering

the “Introduction Policy for Energy-saving and Renewable
Energy” . Moreover, the energy-saving performance for
large scale buildings, etc. is to be made obligatory. We are
now working on an approach to determine how our study
results should be reflected in the development of these
administrative rules.

PP18

The circled parts, namely 40% of large scale facilities and
60% of small and mid-scale facilities outside business and
industry sectors come within the scope of our study. In
practice, municipal office buildings are treated as quasi-
business office buildings. While energy-saving is adopted
for school and hospital buildings, the problem comes in
determining how it should be applied to the 44% portion
of business and industry sectors comprising large scale
business/industry concerns and small and mid-scale ones.
PP19

One potentially practical approach to this problem may

be the rational use of energy, i.e. reduced heat loads of
buildings, the use of renewable energy, a systematic
approach to energy-saving technologies and the efficient
implementation of such approach. This explanation
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concerns the evaluation items given in the environmental
countermeasures established by the Bureau of the
Environment. Of these items, we are to engage in joint
research into the rational use of energy.

PP20

The total volume control obligation is as follows. For
instance, in the case of an 8% reduction, let it be assumed
that when the current facilities release about 10,000 tons
of exhaust annually from 2010 to 2014, these 10,000

tons should be reduced to 9,200, whereupon a 4,000 ton
reduction applies for the five year period. For business
enterprises, in-group entities can trade such reduction
volumes. The metropolitan government, however, rules that
each facility must devise its own reduction. Accordingly, a
practical approach may involve determining how standard
specifications should be established, how renewable energy
is used, and how such standardized approach should be
operated and administered.

PP21

Regarding the compulsory reduction, office buildings

and district heating & cooling facilities are rated at 8%. As
shown in red, the metropolitan government has already
determined that a reduction rate of 8% shall apply to offices,
municipal facilities, educational facilities and medical
treatment facility buildings. Also, business concerns using
district heating & cooling service are rated at 6%. This also
means that the Tokyo Metropolitan Government Center
Buildings are rated at 6%; although most other facilities
must reduce emissions by 8%. Subsequently, the logical
consequence is to determine what should be done to attain
such reduction.

PP22

The performance of the reduction obligation may be “self-
reduction” or the “acquisition of third party's reduction” for
ordinary private business concerns. Conversely, in the case
of the metropolitan government, its facilities are tax-funded,
and no emission trading with others is carried out, meaning
it should reduce emissions by itself in principle. If any entity
fails to achieve the target rate, an amelioration order may
be issued, compulsorily imposing an additional reduction
factor of 1.3 times such failed portion. If the entity fails to
attain the added reduction, the violation will be publicly
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announced and a penalty imposed. Assuming that the
metropolis facilities would never fail to attain the value, the
Tokyo Version of Energy-saving Specifications, 2007 Ed. was
revised in July 2011.

PP23

These are actions for CO, reduction and power saving.
When considering how to attain them, two approaches of
tangible and intangible countermeasures may apply. The
former instance includes heat shield, heat insulation work,
photovoltaic power generation and high-efficiency lighting
fixtures. The latter includes setting the temperature of air-
conditioners, for instance, to 28°C in summer. | believe

that all of you abide by this rule. Another approach may be
limiting the operation of elevators, which currently remains
pending. Scaling down the lighting may also be considered.
We have to ask ourselves how large an effect is actually
achieved through such activities for limited use. In this
regard, the cooperation of the workers and users involved is
indispensable. At the same time, it is important to visualize
such energy-saving activities. While researchers are engaged
in the advanced study of energy-saving buildings, they
should know what is most effective. There is a need for
cooperation among private companies and other municipal
authorities and we think we must develop the measures
practically, while meeting the three needs mentioned.
PP24

I am currently engaged in joint study on several themes.
Some of these are, as | mentioned previously, Subject No.

1, Tokyo Version of Energy-saving and Renewable Energy
Specifications, of which we undertake the technological
analysis, finally leading to the revised Tokyo Version

of Energy-saving Specifications, 2007 Ed. We are now
engaging in a study on the usage of existing metropolis-
owned facilities, usage pattern study and analysis of
energy consumption, involvement in the effect survey

and verification of a model project; and investigation and
analysis to grasp the climate properties in Tokyo. Further,
we are now engaging in a practical approach study to
revise the Tokyo Version of Energy-saving Specifications.

In more concrete terms, that study is focused on energy-
saving related to hot water supply in hospitals and an
energy-saving study associated with air-cooling systems
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for metropolitan schools. The scope also includes the study
of heat-insulating of flushing shutter doors. On this theme,
we studied not only flushing shutter doors, but also heat
insulation, the application of existing technologies and their
optimal combination. We are now processing these study
items with their combined use in mind. To measure and
analyze climate data on climate properties, an observation
station has now been set up in Otemachi. Henceforth, new
stations equipped with electronic meteorological screens
will be provided to determine the climate properties in

the Tama Area from point to point, including the Minami
Osawa Campus of our university, Hino Campus and each

of the high school premises in the Tama Area. The data will
be collected for one year for the climate study. A required
study on metropolitan hospitals is also now underway,
while a comparative study will be conducted on data
before and after cooling system installation at metropolitan
high schools. As for the municipal office environment,

a study is made on the relocation of personnel working

in metropolitan center buildings and also on time zone
activities.

PP25

For Subject No.2, we are engaged in a model project named
the New "Tokyo Version of Energy-saving and Renewable
Energy Specifications (temporary name).” As for the project
involving a new municipal office building, with floor area
of around 3,000 m?, we have been involved at the stage of
the schematic design proposal, where we performed the
technological evaluation and advised on the incorporation
of evaluated solutions in the design, together with the
Bureaus of Finance and Taxation and the design firm in
charge. This year, the design has been developed into a
working design. We will provide supervisory coordination at
the stage of construction. Upon completion of construction,
we plan to measure and verify the contrivance incorporated
in the design. In addition, we will conduct an analytical
study for the preparation of the New Tokyo Version of
Energy-saving and Renewable Energy Specifications. Upon
completion, it is scheduled to be incorporated into the
alteration or refitting of large scale buildings if the timing is
right. Eventually, we plan to expand its application to small,
mid-scale and privately owned buildings.
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For the study on the Project for Developing and Submitting
New Tokyo Version of Energy-saving Specifications, it is
considered that all phases should be oriented to the final
goal in the verification through planning to design phases,
the construction contract awarding phase, construction
phase and post-construction operation. The project is now
at the final formulation stage to decide what form should be
taken for the commissioning processes at each phase.
PP27

This is the version devised this year, which shows the outline
of the “Tokyo Version of Energy-saving and Renewable
Energy Specifications” as a revised version of the Tokyo
Version of Energy-saving Specifications, 2007 Ed. Its scope
is expanded to designate the application of high-efficiency
energy-saving provisions and include added specification
clauses on the latest energy-saving items, such as LED
lighting lamps and high-efficiency HVAC equipment.
Further, various renewable energy provisions are added to
these specifications including, for instance, the expanded
use of renewable energy, solar energy provisions and
natural ventilation. In this regard, the version establishes,
as a target for the introduction of the renewable energy
provisions, the highest evaluation score “Level 3" on the
basis of the “Building Environment Planning Statement
Filing System.” These examples are rather fractional items
among our entire proposals. We plan to further develop
commissioning processes through pre- and post-evaluation
and performance verification.

PP28

This is our current work. Last summer, in terms of the types
of power saving targeted in private business concerns and
public offices, these spawned various solutions, such as
enlightening working people, contrivance of operations
and IT control. Specifically, people strove to establish certain
rules, made them known to others and visualized targets.
All these events are performed, regardless of whether good
or not. The same applies to operational contrivances. Itis
shown that while engaging in IT control, people did such
things, although they were largely questionable. Though
some efforts might have been made in good faith, there is
doubt about the genuine energy-saving credibility of others.
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I will now list, in the form of a proposal, items which target
comfortable control and yet still enable energy saving,
including, for instance, the use of wood, natural daylight and
ventilation, vacuum glass and other ultra-high-performance
glass. Low-E glass is reasonably included. Subsequently,
there are heat pumps utilizing geothermal energy, more
efficient cool heat trenches, desiccant cooling systems,
BEMS introduction, etc. Currently 137 items are proposed
including costs, schedules, etc. Since these are part of the
possible revision items this time, we would like to proceed
to the next target. Thank you for your attention.
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STUDY ON DEVELOPMENT OF REFINING ARCHITECTURE
: Shigeru Aoki, Professor for Center for Priority Areas

Refining
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PP1
B The phrase "Refining Architecture” should be better
understood to mean revived architecture in a broad sense.

I will explain what we have done to date by illustrating
examples.

PP2

In Tagawa City, Fukuoka Pref., there was a 40-year-old
obsolete building, in the backyard of Gotoji Railway Station,
which once served as a lodging house for the staff of Japan
National Railways. This housing has since been remodeled
to a superior rent house for the elderly. Usually, the basic
rule is that one house is built per lot; however, in this case,
one new house was added, meaning two houses stood on a
single lot.

This building was constructed as a reinforced concrete
structure in around 1965. There were several owners, and
it eventually became obsolete, after being left without
maintenance for an extended period. The current owner
bought this structure about a decade ago without any
specific purpose in mind but simply because having such
an obsolete ruin near the station was unsightly. Thereafter,
the owner happened to listen to my lecture and became
interested in remodeling the building. There were no
documents left for the building permit application and
attached drawings. After surveying it therefore, we filed

a building permit application for remodeling and finally
obtained the inspection certificate from the authorities.
The key points for the design involved providing 10

living units for the elderly, a dining room for joint use by
all residents, an office and an elevator. All these rooms
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were provided within half the old building space, while
incorporating an expanded structure. However, such
remodeled housing conditions were insufficient to operate
itas a business concern, hence an additional 20 living units,
a day care service space and a bathroom were provided in a
new separate building.

As explained before, there was no architectural drawing,
structural drawing, structural calculation sheet, or upon-
completion building inspection certificate. A staff member
of the design firm in charge thus visited the building permit
application office in Tagawa City for two days to engage in
search work for the permit application ledger, finally finding
the description which resembled a building planning notice.
It was found out that the building had initially belonged to
Japan National Railways.

Since the old housing building had been converted to a
superior rent house for the elderly, the building permit
certificate had to be sourced in order for the owner to
obtain subsidies etc. from the municipal government. For
this purpose, we had to certify that the existing building was
improper for living, but there was no established rule to do
50, so we were completely at a loss as to how to proceed.
What we did initially was to survey all the building elements,
which was performed by three three-man teams over two
days. A concrete core was extracted for a compression test
and probing reinforcing bars. The soil surrounding the
foundation was dug up at three points to ascertain the shape
of the foundation. Using all these data, the drawings for the
existing structure were prepared retroactively. Although it
sounds straightforward, the reality was considerably difficult.
Thereafter, a seismic diagnosis was conducted to prove that
the original building complied with the then effective anti-
seismic regulations.

As for the building permit application, we initially filed

this with Tagawa Public Civil Engineering Office, but there
were complaints, because the new addition was more than
half the existing floor area, it was a superior rent house

for the elderly and other reasons, whereupon we refiled

it with lizuka Public Civil Engineering Office, as a superior
organization. Here again, progress was slow until we

finally brought it to ERI, an authorized private application
processing office.
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At the time of the permit application, we recalculated the
structural system and newly incorporated strengthening
work for seismic loads according to the Law for Promotion of
Seismic Retrofitting, finally creating a design that complied
with the currently prevailing laws.

PP3

This is the project before the alteration. And this is after the
alteration.

PP4

The illustration shown on the left indicates the portions
which were dismantled. Damage to a building from an
earthquake depends on the dead weight of the building
and the earthquake intensity, but the latter cannot be
controlled. Therefore, the dead weight was reduced to
ensure less damage. As for portions where such weight
reduction resulted in insufficient strength of members, that
strength was enlarged by additional members, while newly
expanding the required floors completed the refining.

PP5

When it comes to the expansion of floors, these are in a
separate building. Left is the existing building drawing,
right is after the alteration and the green-shaded part is the
expanded portion. The portion enclosed with a red square is
an expansion smaller than %4, which is consolidated with the
building frames. We had to clear the interpretations of the
relevant law to have the building permitissued.

PP6
Though unclear, this scene is as observed from the station,
showing the expanded part.

PP7

This is a photo taken after the previous first floor had been
demolished. When viewing the ceiling, you can clearly
recognize the cedar grain prints made by the formwork. The
floor was completed as shown here.

PP8

These are scenes before and after the expansion,
respectively. These structures are separate and the structural
system is discontinued.

PP8
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This is the previous third floor, and this wall was demolished.
On the ceiling, you can see chipped marks. This is as
completed.

PP10

Next comes “Takane Heights” , located around Higashi-
Nakano Station, a building for which laborious problems
were also encountered. During the construction, the

poor quality of the building frames meant the rigid frame
construction had to be converted to a bearing wall-

type structure by newly adding bearing walls. When we
diagnosed the building in terms of seismic resistance,
although there were no inferior parts from a structural
perspective, the building suffered from age-related decline,
the rental ratio remained extremely low, and, to compound
things, there was water seepage and defects of the building
service system in the outside corridor. The building owner
requested that we ameliorate these problems. Since this
building had been possessed by the same owner, all the
required documents were kept in order, except for the
upon-completion building inspection certificate, which
made this case very straightforward in one sense. After all,
in this case also, we surveyed the relevant elements of the
building in the field by collating them with drawings and
engaged in a seismic-resistance diagnosis to finally prove
the non-compliance of existing building with the code.
Having proved this non-compliance, we rectified the code
violation, complied with the collective provisions, etc. and
submitted the building permit application, which was duly
approved. The construction started and, upon completion,
the inspection certificate was issued.

Though the old building was located in a favorable
environment, there were defects in the construction at the
time, including exposed reinforcing bars. We tackled these
problems one by one to clear the code requirements etc.
PP11

After the renewal, the building changed as shown. From
the owner's house, this building is as seen in this picture.
As for the previous outside corridor, we found that its floor
area was included in the total floor area, hence the corridor
was incorporated into the inside living space to avoid any
problem. Starting with the design, we continued to visit this
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building site for two years until the renewal was complete
and experienced two sets of four seasons. Actually, the

first story of this building is the color of the ground, the
second story fresh grass, the third story rape blossoms and
the fourth story cherry blossoms respectively. The building
is close to the Chuo railway line and has various kinds of
trees and plants, i.e. the cherry blossoms and rape blossoms
bloom and fresh grass freshens up the seasons. The color
coordination of the building corresponds with these colors.
PP12

This is the night view. As for the tower on the right side,
the staircase was replaced with an elevator, and the stairs
are now limited to a single flight. A vertical line can also be
seen in-between the windows, which houses plumbing
risers collectively so that they can be maintained or repaired
instantaneously from inside. This was a new addition, to
resolve the owner's previous maintenance issues.

To file an application for the building permit and obtain the
inspection certificate, we had to engage in research on the
applicable code and regulations at the time, and then prove
that the applied building complied with the same My design
firm staff in charge of this project devoted their efforts to
this task, including referring to and confirming compliance
with the building code prevailing at a time when they were
not even born.

The entrance has been renewed as shown and | think the
appearance has been considerably improved. Inside the
entrance, an open space is now used as a lobby, with a
table provided. We have arranged various types of rooms,
all of which had been rented out just three months after
completion of construction.

PP13

While engaged in such a laborious job, I am gradually
inclined to undertake much harder work. Currently, I am
engaged in joint research work on public condominiums,
together with the Tokyo Metropolitan Housing Supply
Corporation.

When implementing a renewal project for public
condominiumes, if the project comprises one building

only, itis entirely the same for me as the case of a private
rent housing building. I thought such things could not be
resolved unless a group of buildings were renewed. One
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day, an owner with five rental mansions in the same area
asked me to renew them within five to six years, without
bothering the occupants’ daily lives. An example of such a
project is “Hikari No. 6 Building,” which is located in Onojo
City, a dormitory suburb of Fukuoka City.

PP14

The project covered five buildings in a townscape like this,
the newest of which was the No.6 Building, with the lowest
rent ratio, but built according to the new seismic standards.
The owner brought the building plans to a bank but had

a financing request rejected. Therefore, we decided to
proceed to one row when starting the project.

PP15,16

At the outset, we discussed the arrangement that would

be required to complete the whole project and accordingly
arranged the project program. The No. 6 Building has since
been completed and the second building is now on the way
to renewal.

PP17

The housing units are arranged like this, with gray-shaded
parts showing vacant rooms. If the room No.607 occupant
is removed, the rooms located above and below it will

form a vertical vacant line. When it comes to the renewal
work, while the affected rooms are occupied, water supply
piping cannot be smoothly accessed unless the vertical
construction elements are selected. We sent a questionnaire
to the occupants, based on which we proposed an
arrangement and requested the Room 607 occupant to
relocate. We proceeded to the first phase of renewal and
completed it.

PP18

Next, we proceeded to the second phase of renewal. The
bank, which once refused to offer a loan on the occasion of
the first phase, now undertook to do so when viewing the
completed portion of the renewal. As we proceeded to the
second phase, we built a mockup room on the first floor.
PP19

Thereafter, we entered the third phase of renewal. During
this phase, all rooms which had already been renewed
during the first and second phases were occupied. | became
confident that the renewal and repair work could be
performed with minimum inconvenience to residents.
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These pictures of the entrance area were taken before and
after the renewal. As the exterior walls were finished with
tile-cladding and aesthetically pleasing, it was deemed that
the entrance way should be barrier-free. Now the entrance
way is sloped and also includes steps. Here, we provided a
hole to protect against burglary.

PP21, 22

The left and right pictures show the room arrangements
before and after renewal respectively. The arrangement of
four bedrooms and one living room was changed to two
bedrooms and one combined living/dining room.

This picture shows a similar arrangement. The four
bedrooms were changed to three bedrooms and one
combined living/dining room.

This picture illustrates the renewed two bedrooms and one
living room, which was extended lengthwise for storage of
bicycle(s) and a baby carriage.

This shows a scene in which the scaffolding and temporary
supports were dismantled. The building was completely
renewed.

PP23

We built a mockup living unit. We heard that when all living
units were occupied, a certain person proposed buying all
furniture fitted in the mockup.

Now the renewal of the first building has been completed.
Our staff are now proceeding to the design of the second
renewal building.

PP24

While engaged in such renewal job, | published a book titled
“Let's Refine Housing Development.”

In Japan, housing largely embraces two types of impending
tasks. One is the renewal of condominiums sold unit-by-
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unit, and the other is the renewal of housing development.
If these two tasks can be successfully resolved, | think this
will go a long way to solving many problems.

For the condominiums, | have proposed various types of
construction delivery approaches to date; however, since the
cooperative administration union cannot reach a unanimous
conclusion, such renewal is hard to accomplish. An owner
of two condominiums, one of which had deteriorated,
approached me. If this building is wholly reconstructed,

the total floor area will be reduced to half according to the
revised volume ratio requirements. Given the imminent
situation, this building will be the first such building, while
the other building is administered by a wealthy union, in
which \300 million has been accumulated. | think that the
renewal scheme will also be likely to be materialized for this
building. Two years or so from now, these renewal schemes
will be promoted.

Now we are working on the renewal of housing
development as part of the Leading Project. In this regard,

I am afraid that the housing development cannot be
revitalized, even if it is renewed, unless a new concept is
incorporated or the development is otherwise managed so
that the group of buildings in the development can sustain
its pecuniary management by the habitants themselves.
According to statistics of the Tokyo Metropolis authorities,
the vacancy ratio is as low as 2%. If their public housing is to
be renewed by following such steps, as explained before,
the renewal will take almost half a century. If 50 years are
required, the formational arrangements must match and

be adapted to such a long period, otherwise it will not be
accomplished within our lifetimes. Consequently,  am
engaging in publishing activities and another enlightenment
campaign by personally holding a Refining Architecture
School, even though few people may attend.

IMemE

PP23 PP24

SmER T Fy EEETELE

PP25 PP26

L.P.Met | RH#WH G0 SR e 12 1) 0 72 ¥ 5 K 2 0050 o I

PP27

PP25, 26, 27

ZTOHRT, ZOOEMERANLET., ChEFRETICHS
E#hTd., CNHAMERBT. BB, LHEHBRZNHLUIZS
EDNMEVSREREZLTVWET, > TLWRWAREZBE
Lah's, #g(CRmULzY . FEBISEVF+ FILEDLCW
S, SUEBEFIBLU TREEEINZ TV S EVSRE
ZUTCVWET, oo SEDBZR>T. ZOLORBILGZ
DLW JINZ@EM> TAB W ET DT, | LTEFE
SHMEVSTEREZT>TVWET,

PP28. 29
CNERIOEHTY, BARCLGZER> T, BxLE
B3, IOVWOEMICHBWERTLIEVWDRETY ., 4H
BHRIRT B (CEREAMNBZATT INEE. LT DT
THEATEIFET,
PP30
BREFRABAKTORAMZHAEZ LE L. Nt 1
AAZESELTCCOVOHLVEBRZBLEAS, 032
ZTA—DHEEER STV L6 EDINEVDIREZ LIZE
ZATY,
WHRFZIWNWF LT, BBz FT &, E<HE
EEIFEDEFMMESNZDITTT, 25V D &L T,
TEEDFREO—IHEEDS CEMNHREFT, The, @D
BEMICIE> TV DTEHBWNEEZTHWET,
IFTEL) 8 B, MIWEXDHXZEVWTHIET
DT, TNZR TV L REZDGVIEBRL TV
[FTRDTEBONEEZTVWET, ESEHIUAESTETWV
FUT

PP25, 26, 27

Here, I will introduce two blocks of housing development.
This is a housing block in Fukuoka City and this is a housing
area. Here, | am recommending that an open yard and
parking lot be separated. It would be better for the obsolete
community center to be renewed and opened up for use by
local residents. | advised them to newly provide a shallow
watercourse and suppress warming by utilizing evaporation
heat. It would also be better to provide an open square like
this by separating pedestrian traffic from vehicles. Though
there is fencing along the river, I advised them that it would
be better to remove it.

PP28, 29

This is another housing development. This picture is my
proposal, showing a scene when vehicles are put in order
and an open square is reserved in the center. Implementing
the proposal will take time, but is progressing, little by little.

PP30

We surveyed the west block of housing developmentin
Higashi Kurume City, Tokyo. In connection with this project, |
published another book in which | proposed revitalizing the
community by laying a new road like this.

Once we obtain the building permit and the inspection
certificate, the pertinent building is entitled to the same
rights as those for completely new buildings. By doing so,
the renewal can contribute to the fluidity of real property.

At the same time, the previous building can be made sound
through renewal.

The August issue of “Shin Kenchiku,” an architectural
periodical, carries my voluminous monograph. If you read it,
I believe you will understand my theory completely. Thank
you very much for listening.
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M | studied various topics concerning Tama New Town
before implementing the Leading Project. | would like to
introduce my activities over the past year. The following
theme - how Tama New Town can survive or be revitalized
to securely preserve its living standard - is a key issue in my
opinion.

PP2

It was 1971, some 40 years ago, when people first began
living in Tama New Town. This is the scene at the time.
Although it is now an unremarkable townscape, at the time,
it was the focus of people's admiration. This picture is a
scene of Nagayama Housing Development at present, taken
from the same angle. It is surrounded by deep greenery
and abundantin very fresh air. What | want to say is that this
shows the passing of 40 years of history.

PP3

This is a shopping center in the neighborhood when Tama
New Town's business operations got underway. It was
crowded just like a department store and provided various
items on sale. In line with recent trends, however, most of
the shops there are now closed with rolling shutters. The
purchasing power of the region has been gradually falling,
while the population has also declined and aged. The
shopping center in the neighborhood has seen a rise and
fall'in this sense.
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This is the outline of Tama New Town. Though the

planned population was 310,000, the current number is
approximately 240,000. From end to end, it extends for
around 14 km. If the plan were reversed eastward, with

this point fixed as the base, the tip of the site plan would
almost reach Shinjuku, hence itis a huge development. It
also has abundant greenery and a very efficiently arranged
infrastructure.

PP5

The New Town is a type rarely seen, with a uniquely
patterned structure, in that chains of greenery form a
pedestrian network. Though | have observed various
patterns of new towns in many countries, no other countries
can claim a place where pedestrian and vehicle traffic are
separated as clearly and securely as here. This town structure
has influenced the daily local life of children and the elderly
in various ways, which may be another of its features.

PP6

To briefly conclude, 240 thousand people live in the green
network, alongside an excellent infrastructure and natural
milieu. Conversely however, there has recently been a
completely contrary perception of the area as having
become an old town. Though inevitable, deterioration and
aging inevitably progress little by little.

What I would like to emphasize is that such old suburban
housing development exists nationwide in Japan, including
Tokyo of course, for instance, Akabane-dai, and that such
housing development mostly includes many vacant housing
units. Whether such housing development can survive and
prosper, by optimally exploiting Professor Aoki's refining
approach or otherwise, might be said to govern the future
of Japan, even if this is a slight exaggeration.

PP7

This is an excerpt of the Suwa and Nagayama areas out

of the whole Tama New Town map. In reality, there is an
area where the population ageing ratio approaches 40%. In
general, when the ageing ratio exceeds 50% in any area, it is
known as a marginal settlement. Such a noticeably growing
ageing trend may reflect the status quo of Japan. Whether
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the aged can live lively and continue to stay where they are
now should be considered a crucial issue for Japan.

PP8

However, 40 years has elapsed since the housing buildings
were constructed, and besides, since Tama New Town was
developed on a site which was initially hilly coppice land,
various barriers have emerged in the housing lots and built-
up areas. For instance, through the refining technique or
otherwise, these barriers can be removed patiently, allowing
the aged to live longer with peace of mind. This is a key and
impending task.

PP9

I'would like to briefly discuss the living conditions of the
aged in the New Town. On this topic, a society member
student, who was at the doctor course, wrote a doctoral
dissertation some years ago. From her study, | will pick up
some data. The Suwa area of the Suwa and Nagayama areas
is occupied. In this map, the red-colored portion shows the
staircase type housing of a five-storied building without

an elevator. All areas on the map are tinted red. In other
words, these buildings are largely elevator-less five storied
housing units composed of two habitable rooms and one
eat-in kitchen (2DK) or three habitable rooms and one eat-
in kitchen (3DK). Suppose that | lived here on the fourth
floor and suddenly fell ill due to a brain infarction and was
confined to a wheelchair, it would not be hard to imagine
how seriously my living would be impaired. A survey found
that the number of aged over 75 ( “Later Aging Stage” )
isincreasing, as is the number of aged persons in the
authorized nursing care group. The housing units are 2DK
or 3DK and are very narrow. When | say “narrow,” I am
comparing it to the current standard. When these buildings
were built, they were objects of envy, but they are still
narrow by current standards. The kitchen, bathroom and
other service systems are substandard. When people walk
out, the stairs and sloping walkways impose serious barriers
on them. This is such a town.
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Please examine the bath in this picture. The standing side
limb is as high as 60 cm or so, which a person wishing to
bathe must negotiate. For those people who entered this
housing at the age of 30 and have remained here to date,
they are already just over 70 and will soon enter the Later
Aging Stage. As such, can they bathe smoothly in such
bathtubs? The aged person in this unit shown in this picture
has already given up bathing at his home.

PP11

The toilet, bathroom and various types of steps in such units
can be improved technically if desired. This year and the
next, Professor Aoki and | hope to have various chances to
work with them in such places.

PP12

Next comes the room arrangement. This is a room of a
certain housewife who has to take care of her husband,
who is seriously ill and cognitively impaired. We face

the impending task of refitting such room arrangement
according to the pattern in which those aged persons live.
PP13

When we walk into a flourishing area, this is what we see.
Recently, Nagayama Railway Station has, as you know, been
provided with an elevator and escalator. In this housing
development, there are many stairs like this. According

to Tama City authorities, they plan to install elevators and
escalators on a gradual basis, while removing barriers in
town areas. The plan demands patience, but | believe itis a
crucial theme.

I am thinking of buying this (an electric motorized cart) after
my retirement. If [ use it, | can move within a pedestrian belt
of 10 km to the east and west barrier-free. Now | am saving
up to buy this.

I hope to continue my research work to remove such barriers
and refine housing units according to the aged occupants’
various living patterns and modes.

Conversely, as is frequently discussed, not only in Tama
New Town but also various other housing development
areas, aged persons are at considerable risk of becoming
dependent in various aspects of their lives, remaining
largely housebound and finally losing their will to live, with
their physical strength considerably weakened. How they
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should live without such feelings may be another subject in
the social system, apart from architecture.

PP14, 15

Now the subject is changed. This is a typical housing unit of
2DK, as is commonly found in Tama New Town. Architects of
the Town Formation Expert Conference frequently propose,
in various township revitalizing meetings, improvements for
daily life activation, including examples like these. A semi-
detached house is converted to a detached house so that all
family members can live in a single house. A previous 2DK
unitis refurbished to a single barrier-free room unit for an
aged family. There are two family units to sandwich a unit
foran aged couple, in which case an elevator is provided to
the south to ease access. This is @ model case and likely to
be adopted depending on the site conditions. | am inclined
to take such a future opportunity of incorporating various
contrivances as models. One example involves converting
access from a staircase in the north to an elevator in the
south.

PP16

Now this is the main topic of today. | previously explained
that we should help, take care of or reserve leisurely living
spaces for the aged with the social system in mind. In fact, |
recently recognized that the Suwa and Nagayama areas of
Tama New Town are real model cases or advanced models
nationwide.

Recently, | published a monograph like this. The Suwa and
Nagayama areas include elderly gathering places at ten
points, which are sponsored, self-erected, self-assisted

or started by NPOs, volunteers, community associations

or shopping streets. Recently, | have carefully studied
them. Along the pedestrian belt traversing the Suwa and
Nagayama area, many places are established.
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Schools had closed due to the rapid decline in
schoolchildren. Those closed schools have since reopened
as bases for lifelong study for the town population, centering
on the aged people. Every day, they are flourishing.
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Next, this is an “lkigai (life worth living)” day care service
center where the elderly gather in daytime under the
auspice of caretakers. Despite having become physically
weak, they have not reached the point of entitlement to
authorized nursing care. This is an example of a refitted
classroom, which has now been established at two
locations, in Suwa and Nagayama respectively.

PP19

There are similar places, such as “Fukushi-tei (welfare
establishment)” and “Waiwai shop (cheerful shop).” The
Fukushi-tei is an eating house operated by an NPO and
volunteer associations. The Waiwai shop is a coffee shop
voluntarily operated by the shopping street. They are
flourishing in the daytime every day.

PP20

This is the final example, showing an activity lounge
operated by each community association and intended to
provide a gathering place for the elderly.
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The coverage areas vary from place to place and encompass
different types, including calling people together from

a wider area as well as the residents of the Suwa and
Nagayama areas on a limited basis. Since these are operated
by the community association, most of the people gather
together from the community itself. Of the aged people

and retired elderly, some like Fukushi-tei only very much,
while others select Fukushi-tei, Waiwai shop and the activity
lounge from day to day, enjoying their favorite choices
according to their lifestyles.

PP22

For your wider knowledge, | will briefly introduce some
examples. This is a very unique style called Fukushi-tei,
located in the Nagayama area of Tama New Town. This
Fukushi-tei was introduced by various media and repeatedly
reported by TV programs and newspapers. The person in the
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photo is named Mr. Motoyama, who worked for the former
Japan Housing Corporation (now Urban Renaissance Agency
=UR) as a leading engineer. He has since retired and is now
progressively engaged in such activities as a key person
hoping to support the township.

My favorite Fukushi-tei shop is around here in the Nagayama
shopping street and | am the one standing in the picture. In
this shop, | have reserved several Shochu (cheap Japanese
wine) bottles. If you are interested, please feel free to visit
and drink from my reserved Shochu bottle by giving my
name to the attendant. It is a real heartwarming spot.

PP23

Put simply, people can visit and leave there freely, have
lunch and, in the evening, drink alcohol while enjoying
Japanese chess and Igo (a board game involving capturing
territory). There are various shops, each of which is operated
in its own fashion. All food is homemade. In the case of my
favorite shop, an average of about 40 to 50 people visit
daily, including those who are looking forward to having
lunch there every day and those who come in groups to
enjoy Igo and Japanese chess while drinking some alcohol.
According to the yearly survey, there are also regular
customers who visit there almost daily, four to five days a
week, one to two days a week, and on a certain fixed day

of the week. The visiting patterns vary. There are visitors
who stay there for a long time, namely, more than three
hours, while the 45-minute visitors are usually those who
tend to lunch there. Meanwhile, those who stay there for
two hours take meals and coffee while exchanging views
and hobnobbing with colleague volunteers and other
attendants, spending a day. To those people, this shop is

a second living room. More importantly, it also serves as
watching quarters in that if an attendant says that we have
not seen Mr. Ueno recently, his/her colleague call to ask
how he is doing. In short, it is both a gathering place and
watching quarters.

PP24

This is the so-called Ikigai day care service, to which |
referred to a moment ago. In fact, the visitors are not at the
stage of nursing care, but are subject to surveillance by their

colleagues in a soft, tender way.
There was a foreign student who visited there daily for
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three years to prepare a doctoral dissertation. The visiting
purposes vary according to people - those who engage in
their own hobbies, those who come with an eye to enjoying
the programs this Ikigai day care service provides, those
who stay there all day long alone, and those who rest there
because at home they feel choked up together with their
daughter-in-law. Various people regard the place as an
activity base and living space.

This is me in 20 years. In order to avoid being such a
miserable figure, it is crucial, when establishing a social
system to revitalize housing development, to reserve this
type of leisurely quarters.

PP25

This is an activity lounge which is arranged mainly by the
community association to provide a gathering spot two or
three days a week. A second similar lounge has recently
been provided and a third is under discussion. This activity
lounge includes gathering outdoors on fine days and in a
community center on colder days to chat with each other,
eating snacks and drinking tea which those gathered have
brought with them. In addition, other events are held,
including a flea market and a barbecue party.

After starting to join the activity lounge, almost all people
find new friends and acquaintances. This is important to
prevent them from being isolated or encourage them to
participate in social events. When people are prompted

to participate in social events and make friends with each
other, itis natural for them to ask each other to visit the
Fukushi-tei together next or, since they are friends now,

to say let's go a tavern in front of the station next, thus
expanding the friendly relationship.

Such social systems are crucial, and there are now
variegated activity centers in as many as ten places. Though
I have walked around Senri New Town and other housing
developments, the Suwa and Nagayama areas of this Tama
New Town are the most advanced in my opinion. | am going
to continue scrutinizing such activities.
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There remains much to be done. From now on, we must
tackle various issues affecting handicapped people. We
have formed a joint venture team with our Faculty of Health
Sciences and have sometimes requested the teaching

staff of sociology and social welfare disciplines to offer
guidance in study circles. | would like to continue my study
in cooperation with the Town Formation Expert Conference,
Tokyo Metropolitan Government, Tama City and others.
This year, the Bureau of Urban Development of the Tokyo
Metropolitan Government has established a Large-Scale
Housing Development Study Committee for Tama New
Town. We hope to contribute our knowledge and belief

to the committee. In future, we are awaiting a chance to
establish a major alliance organization for participants to
exchange opinions at any time and propose various plans
for proper orientation toward Tama New Town's current
and future prospects on a round table among three housing
developers (Tokyo Metropolis's Housing Supply Corp.,

UR and JKK), various NPOs and Tokyo Metropolis and the
surrounding municipalities.

Thank you very much for your attention.
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Jun Ueno,

Vice-President, Tokyo Metropalitan University

Panelist

Tohru Yoshikawa,

Professor at the Faculty of Urban Environmental Sciences
Shigeru Aoki,

Professor at the Center for Priority Areas

Yasutomo Yamamoto,

Research Professor at the Faculty of Urban Environmental Sciences
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O Ueno: Now let's start the second session. Since the

first session saw Professors Yamamoto, Aoki and Ueno
respectively gave twenty-minute presentations, the
audience had to busily follow the explanations, which some
found difficult to hear. However, we really appreciate your
committed attention. We would now like to start the second
session, although we have not prepared any agenda. First of
all, we would like to ask your questions, opinions or words
of encouragement. Now, starting with your opinions, let us
discuss them among the four panelists. Preferably we would
like to have opinions from four to five persons, which we
can discuss collectively. Please raise your hand if you have
some opinions.

O Question1: | am a graduate from the former Tokyo
Metropolitan University, third graduate on architecture. My
guestion is relevant to Prof. Yamamoto's energy-saving

and Prof. Aoki's refining of architecture.  am now involved
in the Outside Heat Insulation Promotion Committee of a
certain NPO. When an old building is altered, energy-saving
is always taken into consideration without fail. | find it very
regrettable that you did not mention outside heat insulation.
This is another subject. You are probably aware of a housing
development located in the Minami Osawa area, but not
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close to the Minami Osawa Campus, where the housing was
largely altered by installing outside heat insulation over a
considerable wall area. That alteration project could not be
completed unless a subsidy was granted. This is a boastful
topic among our NPO staff. What | would like to say is that,
in my opinion, such outside heat insulation is crucial for
energy-saving or alteration work. Even if the outside wall

is tile-clad or whatever, the outside heat insulation should
be incorporated. In Germany, outside heat insulation is a
common practice. For tiled walls, outside heat insulation

is always included inside the tile-cladding. Since Germany
has stringent energy-saving standards, non-insulated walls
are dismantled and renewed using heat insulation. In the
former East Germany, almost all such buildings were altered
for energy saving purposes. With this in mind, I would like
to say that outside heat insulation should be employed on

a wider scale. Sorry for a long statement and thank you for
giving me a chance to pose a question.

O Question2: Thank you very much for your precious
statement. Let me ask Prof. Ueno about this. According
to your explanation, there are elderly assisting quarters
intended to deepen exchanges of people or keep good
company among neighbors or community in housing
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developments, such as the Furatto lounge and the Waiwai
shop. Conversely, | suppose that there are those who are
reluctant to join such circles in the housing development.
What must we do to amicably encourage such unsocial
people into the circle to save them from fates such as
unwitnessed deaths? Please explain your ideas.

O Question3: My name is Bojo, living in Tokyo. | appreciate
your precious lectures. My questions are pertinent to all
three lecturers. Tokyo has its own public housing facilities.
Professor Yamamoto explained in his lecture that 1/4 of
public facilities owned by local governments are public
housing. Ultimately, it is necessary for their occupants to
agree to energy saving. This public housing was constructed
from 1955 through 1974 in lots of quantities. | think that
vacant stocks will be improved by refining the architectural
approach. Also, Tama New Town is characteristic of such
public housing lots. This will be a study subject for Professors
Ueno and Yoshikawa. In this respect, please explain your
ideas.

O Question4: Thank you very much for your precious
lectures. | am Takada, an accredited condominium
custodian. According to Professor Ueno, | think most
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people will be in their dotage with age. To avoid this, the
elderly should engage in habitual practices that make life
worth living. For instance, there are weeding jobs in parks
or work as custodians for schools. Municipal authorities
should provide such chances on a wider scale. The elderly in
farming and fishery villages are fine, regardless of age. If the
elderly have lunch in the daytime and drink in the evening
at an eatery while loitering all day long, they will feel as if
they have lost all meaning in life. While listing to the lecture,
I thought certain countermeasures should be devised in this
respect. However, before this, all aged people will be in their
dotage. Likewise, other aged are drunken and loitering in
daytime, around the shopping street in Suwa 4-chome. | am
very much worried that all elderly are cognitively impaired
and that the whole of Tama New Town is in its dotage.

Next, in a zone next to Tama New Town, there are many
condominiums, which are built almost up to the maximum
volume ratio. Conversely, the New Town has many green
spaces in open areas. Outside the New Town, there is a
zone of housing lots & street re-planning where many
condominiums of about 30 years old exist. They are
naturally increasing year by year. | hope that Professor Aoki
also undertakes to refine these condominiums, so that the
whole district of the New Town and its surroundings would
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have a similar townscape. Otherwise, all people living there
would be in their dotage within splendid greenery. Such a
situation should be avoided. In this regard, | would like to
ask for your expertise.

O Question5: | am Yamasaki, working for a construction
company. Today, | am happy to hear your very meaningful
lectures. Professor Aoki gave his lecture lightly without
touching on hardships or insurmountable problems. Apart
from the issue of costs and various other problems, | am
very interested in the refining architecture, whereby old
building elements are replaced or refitted to new forms.
This is fascinating, as exemplified by the TV program “Before
and After” , and moreover, attracts amateurs as well as
professional experts. For such a reason, Professor Aoki's
refining architecture has great appeal. | would like to hear,
in a way that is appealing to the general public, your stories
concerning construction progress on site and how old
elements are renewed, including their modus operandi.

O Ueno: Thank you very much for your comments. Here, |
would like to call a halt to your questions. If we have time
before closing, we will have your questions again on that
occasion.

First of all, the last question raised the appeal of the projects

——
™ .
mi

B —FREOZER. KEBANGE 7O 1Y hNTH
& BHEPIZXNPRE I TTATZINES. Z0D
BHZETE—ITBIENRETEBVAEND, ZIHh5
BOTEWVWEBWVWET, FEAREE. BELLET.

BA: 2Co7/0Yry hORERE, BT LU THEN
Bbh-o>T. BRIBHNFEIBAKRDILEBETIT>TH
DET, THRICET>TVWET, 1 DOEYT 2 EBldfT-
TVWET, 7OERE. 2RIZEWVZZFNEA-ILTIERN
SETCVWEREFIT L. MOBBADR—LR—ITERFE
2OEAZT>TVET., ERTTEEBCSMEXRET., 5
FJF. FI¥ENT3IAATRL THIT 2O T A, BH¥ (S

apart from hardships, costs and tasks. It was said that the key
point should be to promote the appeal. Let us start with this
point. Professor Aoki, please explain it.

O Aoki: In my case, | hold a get-together for observation of
the completed work on every project when the scaffolding
has been dismantled and strengthening work is roughly 90%
complete. I usually also afford the chance of observation
after the whole project is completed. There are two changes
to observation on a project. If you wish to join it, I will send
an e-mail giving notice of such get-togethers if you give

me your name card. | usually release the same notice on

the web site of my design firm. Anybody may join this get-
together. This year, we conducted it on three completed
projects in the first half of the year, and in December in the
second half on a project in Shimonoseki. We'll welcome you.
I am looking forward to seeing you.

O Ueno: Also, please explain your refining architecture
school. In addition, | would appreciate it if you could kindly
explain how significant cost savings are attained in-between
the case of new condominium construction and that of
refining architecture.

O Aoki: Today, a student of my private school is now
attending this public presentation. My design office recruits
students from the public and eight students are currently
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enrolled. The school is held twice a month over two years.
In the first year, they study design. In the second year, they
study construction administration/supervision. Tonight, we
will hold the seventh session of school. Most of the students
are working at studio-type design firms and the classes are
conducted on an open basis. The subjects at the school are
existing buildings selected for joint research work with the
Tokyo Metropolitan Housing Supply Corporation. A privately
owned building cannot be used in public. If this school is
continued, it will be difficult to accept many students due to
the limited space, but | hope to continue it next year and the
year after. The teaching is given in a seminar style, where
students engage in search and design work by themselves
and | advise them.

In short, the cost may be cut by about 30% for cases where
building frames remain in place and finishing work and
building service systems are completely replaced. With a
30% cut, the returns on investment will be 10 to 13%, which
would be acceptable to the owner.

Another advantage may be the short time span from
investment to payback. In the case of a four-storied
building, the refining period from the start of construction
to completion takes almost six months. For instance, for

a whole building replacement, the existing building must
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be demolished and new construction started. By the final
completion, 14 or 15 months will be required. Thus, the
refining system may be appealing to owners.

I am frequently asked about the dismantling costs. When
the dismantling and replacement costs are compared with
those of new construction, they represent roughly 70% of
new construction costs. Depending on the circumstances,
this percentage may be less, or more if the building frames
are unsound. I usually target 70% for new constructions.

O Ueno: Thank you very much. Now, we will move to the
topic of the outside heat insulation, as raised in the first
guestion concerning the refining and energy-saving of
housing. Professor Aoki and Professor Yamamoto, please
give short comments.

O Yamamoto: For housing, the best way to save energy

is through building service systems. Newly constructing
housing or concurrently incorporating insulation is
considered crucial. Then, what type of heat insulation
should be selected, including the outside heat insulation?
Ifitis an existing building, the insulation is applied to
openings and fitted to building frames. Of course, the
outside heat insulation must also be considered. Depending
on the circumstances, the depth of the building frames may
be increased and various patterns considered. The heat
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insulation is crucial.

O Aoki: You have a reference material named “Shin
Kenchiku” to hand. In its later part, there is an article
describing the “YS Building,” which is my own. On this job,
it was very difficult to persuade people to recognize the
importance of refining architecture. | groped for my own
solution. Finally, | decided to carry out an experiment by
myself. | bought it and refurnished it myself, by arrangement
with a bank.

Itis located in Minato Ward, which has various types of
subsidies. The construction costs were recouped by them

at 12%. The outside heat insulation attracted me and was
actually incorporated in the scheme. What astonished

me was that the concrete did not accumulate any heat. In
hot summer, when | turned on the cooling switch upon
returning home, the room space instantaneously cooled
down. The same applied to heating. The room space heated
up immediately in winter.

Another subject involved stopping the neutralization of
concrete. | applied outside heat insulation, with a galvalume
steel sheet finish. In the inside, heat insulation was fitted
and covered with finishing material, leaving the concrete
wall sandwiched with double insulation materials. | thought
that if a wall did not come into contact with the air, no
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neutralization would occur. This wall construction had a
distinguished effect. In fact, I can live by putting on a single
set of underwear. It should be strongly recommended.

In addition, Low-E glass was also used. If all buildings in
Tokyo were heat-shielded and used Low-E glass, the “Heat
Island” phenomenon would be definitively eliminated

in my opinion. The heat shielding effects are surprisingly
significant and far beyond my expectations.

O Ueno: The third point raised the questions of how the
energy-saving should be applied to a large quantity of
vacant metropolitan housing units in Tama New Town, and
how the refining or remodeling should be employed when
those units are occupied by the elderly. For UR rent housing,
there are cases where once a housing unit becomes

vacant, all its rooms have stepped floors or similar barriers
eliminated and it is converted to a superior rent house for
the elderly. For metropolitan rent housing, the occupants are
requested to relocate to another unit, as stated by Professor
Aoki, or other appropriate solutions must be devised. On this
point, Professors Yoshikawa, Aoki and Yamamoto, please
explain your views.

O Yoshikawa: | think itis a very difficult matter. One factor
may be that Tama New Town has abundant housing, on

a scale that may be extraordinary. Conversely, as shown
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in the slides by Professor Ueno, various activities, such as
watching quarters and cafes, are operated around such
abundant housing, including those owned by the Tokyo
Metropolitan Housing Supply Corporation and UR. The fact
that metropolitan housing and UR rent housing units exist
in bulk is likely to facilitate various improvement activities.
For individually sold condominium units, it is considerably
difficult to prompt such activities. The fact numerous
housing groups are still largely or partly operated by public
housing authorities contributes to smooth improvement
activities there and should be viewed positively in my
opinion.

Conversely, there is the issue of how to retain the vision of
the public housing policy, which has been continued for
several decades — namely, whether it should be continued
or otherwise changed. This is also deeply linked to the
improvement issue. As you know, public housing has
become one of the authorized three pillars of the housing
policy. Whether it should be continued or modified in
consideration of the significant aging population or the
matured society remains to be resolved, namely what role
should public housing play in such an ageing society? |

am confident to say that it should not be solely a matter of
public administration, but also be reconsidered from a new

L.P.Met | RH#WH G0 SR e 12 1) 0 72 ¥ 5 K 2 0050 o I

Beihts. —ATCIOVIHRARRICH-TZEE(C, RE
FEFESVOIREIZRIEITANERONEVND ZEZDLE
AEHE. BHICTEAPSZ EWVWSTZFTIEFEL T, NPO
ENZSVDIEDE. BLEFHKSIH LV T+ —ILREL
T BHVWOIEDZFERATBDEVIERT, DUH LB
THBDZED. BRICBEICGE>TLBDTEBLANERL
ESC

FAR: EREORAZ4 RDFIC, KEILEVWSDHH -2
DTIH, HNEF 1T HXICE5FOT > arhHh)ELT,
ZOEDZERAELT. ABE, REBEDT YWV ELE
HET. HBHNWDSZEEWELE U, —D DM T E»v 5
TELLODRBVDTIEEWVD, PEV—BTHDEN. —
XE S5 BUDEDHEESVWSADCT D%, FllGHAE
LT, ZNTHAME LT, ZNTUAAERIFEVE, HF
5L RVAREBRDONSIEVDTIEZWLA,

EROSBHIE S BB ND ZENEHT. HOELDR
ERENGWT—HREDETDT, TNTHHUVDSHED
BOWEASEWSZETHUF UL, — 50D & AR
BoTWET L, 2BRBICE#NDEVNDZET, EFLCH
BELTWRDTIEELWANEBWVWET,

perspective, such as admitting the entry of NPOs for their
wider and new fields of operation.

O Aoki: Among the previous slides, there were buildings
named “Hikari Buildings” , which consisted of five buildings
inasingle area. | proceeded to the renewal having surveyed
the occupancy ratios, rents and other data. My opinion is
that renewal of a single building alone does not assure full
merits. Itis difficult to find a good solution unless a group
of buildings or at least five buildings in one lot are targeted
for renewal, subject to detailed surveys, analysis and careful
disposition.

| selected this method of renewal having collected pertinent
data, including the rental trends in the surrounding area,

on the condition that the project consisted of five buildings.
Now all units of the first building are fully occupied. Soon,
we will proceed to the second building. To date, all things
have worked very well in my opinion.

O Ueno: Certainly, since one building alone will not allow
the project to develop effectively, there should be several
buildings, one of which is first revitalized as a key. Such an
effective mindset may be inevitable. So, we will collaborate
on such work. Professor Yamamoto, please explain your
view.

O Yamamoto: The rental housing by metropolitan
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authorities includes considerably aged properties. When it
comes to renewing spaces where water supply lines enter
(water-linked spaces), it is very difficult to refine them unless
the existing provisions are all removed at once. The area

of those spaces also poses a difficult issue. In relation to

the applicable building codes and regulations, many apply
to new construction and old fittings and the provisions

are not adaptable to those codes. Tackling this problem is

a considerable challenge. | think that the issue is likely to
remain unsolved unless those codes and regulations are
changed.

Subsequently, when renewal is implemented under the
current codes and regulations, which are mainly centered
on the new construction, how should the water-linked space
be replaced for energy saving? In the previous pattern of
practice, most of the water supply and drainage piping is
embedded inside the building frames; however, to save
energy, the piping is routed outside the frames and covered
with heat shielding material. Regardless of the outside heat
insulation, the heat shielding at large will become a key
element. Including windows, the heat shielding should

be processed considering the new arrangement of service
provisions.

At the same time, a single building does not seem worthy
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of renewal, although this should not detract from the merit
of doing so. As whole housing development, not only a
block of housing buildings, but neighboring blocks should
also be renewed collectively to ensure the smooth progress
of the renewal project. If required, a means of temporarily
relocating occupants should also be considered.

O Ueno: The water-linked spaces in public metropolitan
rent housing are 30 to 40 years old and accordingly
dilapidated. Conversely speaking, as those housing units
are standardized, if an appropriate replacement method for
the water-linked space is devised, such contrivance could
potentially be applied on a uniform basis.

O Aoki: There are various types of manufacturers. | am now
trying to develop a new device together with a sheet metal
fabricator. I am fumbling in the dark, however, without
reaching any practical step. Generally speaking, once |
approach, there is a pause in the course of the development,
meaning about five years are required until final completion.
| think that more social movement is required to improve
the situation, whereupon the development of parts etc. may
follow the movement.

O Ueno: In addition, such movement will spark a new

type of small trade or technology, offering an employment
opportunity in a sense.
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O Aoki: Albeit relatively infrequently, I am consulted by
public organizations or associations to examine the current
conditions; however, if there are 100 housing development
buildings, it will take 30 or 50 years to complete their
renewal. If daring to proceed with such renewal, craftsmen
groups should be settled within the development area or a
new trade should be created. Otherwise, ordinary renewal
approach of the buildings cannot meet demand and a
drastic approach may be required.

Forinstance, though the creation of a new job or
maintenance was discussed, productive activities, such as
earning money, should be introduced, including a group
capable of undertaking gardening and upkeep of their
housing single-handed without relying on outsourcing.
Otherwise, | feel that we have to give up probably within a
decade.

O Ueno: Thank you. Now we will move to the behavioral
subject. Particularly centered on Tama New Town, the
second questioner mentioned the watching quarters for
the elderly. He worried about those who were not going to
join it. The fourth questioner touched on the elderly who
are reluctant to join social activities, including working,
apart from eating and drinking; meanwhile, the number of
those who are drunken in daytime is increasing. Professor
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Yoshikawa, please give us your comments about these two
subjects.

O Yoshikawa: | suppose there are people in this hall better
qualified to give an opinion here than I, and if so, | would
like to ask for their comments later. The second question

is rather hard to answer. In Tama New Town, pedestrian
walking zones are rather limited. Since the resident elderly
walk on exclusive pedestrian roads and similar routes, it is
easy to speak to them and persuade them to join circles,
though a few still dare not walk on such roads. As they
cannot be housebound, they sometimes walk outside and
are caught by another resident in an extreme case. Though
my explanation is rather exaggerated, | heard that this kind
of mood exists. Tama New Town residents are prone to such
behavior.

In reality, for a detached house that is seemingly without
any problem, there is a chance of unwitnessed death,
which is sometimes reported in newspapers. In detached
houses, this is highly likely. At the very least, an area of
detached houses does not seem to actualize the necessity
for community activities. All in all, it can be said that a strong
approach should be considered to a certain degree. In this
respect, Tama New Town is thought to be in a favorable
composition.
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The other point is very hard to explain. Though | forgot to
explain this related point, when we consider public housing,
I always stress the importance of the rising generation as
the caretaking/driving force of a community. Now, however,
I am thinking more of people in their sixties as such, who
are thought to be fit for the role. Frankly speaking, the

rising generation is too busy earning money to consider the
community. In reality, they cannot consider it.

According to my narrow experience, people in their sixties
or older are ruminating over community matters; however,
they lack enough time to take action. There are communities
where those aged people have to be succeeded by the next
generation to ensure proper rotation, rather regrettably.
Conversely, if public housing relies on the caretaking/driving
force of a certain generation, the housing authorities should
make it clear in advance that such and such generation

is most desirous. Such occupant selection strategy and a
combination of proper generations should be planned in
correlation with the housing policy. However, it is rather
doubtful whether this will be economically rewarding or
not.

When such a subject is discussed, another proposal emerges
of implementing an areal monetary coupon system. In
Tama New Town also, a few NPOs have implemented such
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a system, some of which with success. Indeed, it may be
good. Itis necessary to devise a system in Tama New Town
orits surroundings that rewards people for having done a
job on a voluntary, circulating basis.

O Ueno: | forgot to introduce, but Professor Yoshikawa is
a professor of city analysis and planning and the current
president of Tama New Town Association. Therefore, he
knows a lot about Tama New Town in its various phases.
Now, regarding this point, let us discuss how to prevent
social withdrawal or find a place where aged people
participate. Mr. Matsumoto, please comment on it.

O Matsumoto: | am Matsumoto at Tokyo Metropolitan
University and now working together with Mr. Ueno.

Mr. Takada previously asked a question on how to preserve
gathering places. Firstly, on the point of social withdrawal,
how should we make an unsocial person always inside
leave his/her house? This is a very difficult, but important
problem, not only in Tama New Town but also elsewhere.
Itis difficult to induce people who do not wish to walk out
to do so. Some say that since they refuse to go out, such
inducement is meaningless. Let me discuss this and say that
this is not true.

Among unsocial stay-at-homes, there may be those who
suffer from depression or mental disorders. It is difficult
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for such people to leave the room simply when called

from outside. Such cases would remain problematic

unless the solicitor were associated with a certain level of
knowledgeable expert, namely, a counselor or doctor. Not
to mention aged single dwellers, there may be many such
cases, though I'am not familiar with quantitative analysis.
Another case involves obstinate stay-at-homes. In this case,
the dweller abruptly goes out when frequently solicited.

It should be noted that few dwellers were brought up from
early childhood in current housing developments like Tama
New Town. Most come from rural areas. Though this is very
noticeable among male dwellers, they say "Il am not good at
talking.” In short, they want to have a cue. They feel lonely
in some way but watch TV at home. To those dwellers, we
should first call them outside to get acquainted, gradually
increasing the number of acquaintances and friends. | think
that such unaffected actions are necessary.

As such acquaintances increase, we happen to meet a
dweller who says “l once was a carpenter.” Subsequently,
he undertakes a job to repair small defects in a housing
building, gradually joining various activities.

Also, there was a story of dotage. Certainly, such cases

can be seen. Sure, there are “Tasogare (twilight) benches”
around the Suwa area. | heard that some people drink a
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cup of Japanese rice wine there. We had better tell such
people tojoin the activity lounge, where we ask them to
stop drinking. Rather than targeting one-day abstentions,
drinking habits will be improved step by step.

There is also the argument that it is sufficient for such
habitual drinkers to join a circle, since many drink at home
like alcoholics, unknown to others. First of all, they should
be urged to go out and join a circle. In short, it will be
impossible for all of them to be revitalized instantaneously.
Instead, gradual improvement should be attempted, step by
step.

Finally, as for the new jobs, the habitants started various
activities in Tama New Town. For instance, the housing
development has large open yards in which they cultivate
crops. They are discussing the story of crops being
processed into jam and sold. From now on, such activities
can emerge. Instead of city staff engaging in such activities
alone, they should assist in such activities. If people start
something, they say there are regulations. However, the
key is to direct such activities to be developed felicitously.
Regardless of whether university people or not, the
municipal administration and other pertinent people should
encourage such positive attitudes.

O Ueno: Thank you very much. Now the closing time
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approaches.

O Yoshikawa: Another point. There was a story on a
condominium which was built in the full volume ratio. This
is a very difficult issue to tackle. I hope Professor Aoki will
make efforts. Where | found this presentation meaningful
was the point of outside heat insulation raised in the first
guestion. Another topic is the old housing building having
been replaced in the Suwa area, as is familiar to many
attendants. The replaced housing units are offered for
sale. A couple of days ago, | saw a large leaflet on such
reconstructed housing.

The existence of old housing being replaced with new
property is very favorable in my opinion. People are better
able to select via visual comparison of one option to
continue to use the existing housing to the end and the
other option to buy replaced housing. If possible, we wish
to have each small model housing or mockup, in Tama New
Town, which will visualize the concept of Professor Aoki's
refining architecture and Professor Yamamoto's energy
saving. As pointed out in the discussion, many people are
unaware of the available options without examining a
model that is true to life. Though professional architects
can easily imagine, many future clients - as laymen - cannot
do so, but instead rely on one option - to be replaced or, if
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impossible, feel their lives will come to an end, while they
brood over it without knowing any alternative.

They should know that if it cannot be replaced, various other
options are available. Further, if they can examine a model
that is true to life, they will feel relieved and regain their
composure. As the situation has been improving, further
improvement should be attempted to cope with the issue of
realistic alternatives.

O Ueno: Thank you very much for your precious reporting.
The Tokyo Metropolitan Housing Supply Corporation and
Professor Aoki's research team will develop projects for
actual use in multiple ways. Very regrettably, no such project
yet exists in Tama New Town. If the Tokyo Bureau of Urban
Development could kindly undertake to locate such projects
in Tama New Town, furnishing their own housing units in
combination with our refined housing units and energy-
saving improvements and also, if the Tokyo Bureau of Urban
Development could exhibit their own housing projectin an
elucidated way, these projects will exert a significant impact
on the public at large.

O Aoki: The building in Higashi-Nakano, as illustrated in

the previous slide, stands in the height limitation area.

Ifitis demolished and rebuilt, the previous four stories

will be changed to three. The building introduced in
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“Shin Kenchiku” could not have more than two stories. In
other words, the old building is protected from following
the as-is conditions via a functional pursuit; therefore,

the old building volume can be used to its advantage.
Thus, improvement has considerable merits and is worth
recommending.

Though not for housing, we refined a cultural center hall

in Kiyose City early this year. If the building had been
demolished, it would not have been possible to construct
the cultural hall due to zoning restrictions. It was very close
to a railway station, and the owner insisted on keeping

it there for convenience. Finally, the owner selected the
option of building survival through a design competition
and luckily, our proposal was accepted and realized.

| have reference materials to hand, but these concern new
construction. However, the clauses concerning the pursuit of
functions in the code also contain various rights. | think that
they are very advantageous in terms of economy and ease
of use.

O Ueno: Less than ten minutes remain till the scheduled
closing. Professor Yoshikawa, please put the keywords in
order.

O Yoshikawa: There are too many keywords to do so. First
of all, when we started the Leading Project, | found it slightly
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difficult to correlate each of the three sub-projects for the
Leading Project. Now | have realized this correlation upon
reflection through a series of such events and am strongly
convinced that it might be feasible for these sub-projects to
be correlated with each other.

As referred to in the questions, we are engaged in the study
through three teams, each of which includes smaller sub-
teams.  am now convinced that we had better pursue
further study by correlating the subjects of one sub-team
with those of others.

The reason is that the requirement to reduce energy in a
broad sense, while naturally applicable to new buildings,
though these are easily contrived accordingly, also applies
to existing buildings, which are rather difficult to contrive
but which govern the overwhelming majority of energy
demand. In this regard, Professor Yamamoto carefully
selected his wording concerning the subject “what-we-
should-do,” since he is cautious. In fact, the energy-saving
efforts are focused on existing buildings.

On this issue, a critical opinion is common to all these sub-
projects. The remarks by Professors Yamamoto and Aoki also
have major features in common. Sensibly using the refining
approach will enable the existing buildings to save energy
one way or the other. The previous outside heat insulation
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and others are involved here. As things stand, therefore, |
feel relieved to see the dawn of hope for success.

At the same time, the old existence has its own merits
worth noting such as legal framework. It is Professor Aoki's
recommendation that using the formerly established social
system would have merit with respect to clients and also
society. That recommendation serves as the basis of action
for Mr. Ueno. As | already explained in response to your
guestion, Tama New Town alone is not problematic, but

is a typical example. Also, since our university is very close
to it, it has become our subject of study. In this town, old
resources still remain and are available for our effective use.
Along time ago, senior colleagues of the Japan Housing
Corporation, the metropolitan authorities handling and the
Metropolitan Housing Supply Corporation were engaged

in development and incorporated innovative or inventive
contrivances in those facilities, probably for other purposes.
Those contrivances are now still usable for various purposes.
They can be used according to the techniques employed
by Professors Aoki or Yamamoto, though in the latter case,
they involve amendments to codes and regulations. By
maneuvering such contrivances, the habitants sporadically
establish some facilities such as lounges without any prior
arrangement with the authorities. They are not originally
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intended for such use, but are now seen at various spots as
if provided for renewed use. The inhabitants find them one
by one for practical use, in advance of the administrative
authorities. Subsequently, the authorities imitate such
actions one after another. The fact is that the finding a new
merit is like an idea competition. They are clever enough to
do so.

As the new town itself is revitalized by the idea competition,
the potential arises to replace a vacant building with a

new one. Instead of the renewal, it can be turned to the
advantage of continued use. Thus, | would like to adopt an
approach to the revitalizing project on the basis of renewal
or continued use in a set.

Though fractional time is left, as you, Professor Yamamoto,
discussed code issues, will you kindly touch on the practical
issues on the building code?

O Yamamoto: There is a moot project involving discussion
of how a private condominium should be disposed of. It
does not comply with the anti-seismic requirements. In
terms of the volume ratio, the existing building cannot be
rebuilt in the same volume as now, due to the new volume
limitation and the building shadow control, meaning the
present occupants must buy an abutting lot to rebuild the
same building. Otherwise, a new building is constructed in
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half the volume, with half the occupants being relocated to
another condominium. They are at a loss.

Then, we have to rely on the concept of the non-compliant
existing building, as was previously referred to. To date,
amendments to the code have been made several times.
We have to determine which amendment is most favorable
to the building. Since this is otherwise unavailable, the
building service systems should be replaced with new

ones, including new heat insulation for energy saving, the
anti-seismic strength should be improved, and whether

the fire exit can be routed two ways should be studied.
Collectively tackling these issues, the conclusion may dictate
how existing building can be refined. This is the case of a
condominium in Tokyo. Now other condominiums are also
tackling improvements in anti-seismic strength and so on.
As far as the 2011 Earthquake off the Pacific Coast of Tohoku
is concerned, the key matter is how to dispose of vacant
housing units and buildings. I think that a typical example is
Tama New Town after all.

How should they be disposed of? It is considered that if they
are metropolitan public housing or those built by the Japan
Housing Corporation, they are standardized and consist of
repeated identical prototypes, whereupon Professor Aoki's
refining approach is most suitably adaptable.
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O Aoki: | would like to discuss the CO, release volume. Mr.
Tsunoda from the Tokyo Metropolitan University is now at
this presentation meeting. His group studied them to find
that if they were refurbished as remodeled housing, the CO,
release volume would be reduced by 84%. In this case, since
most of the building frames remain unchanged, no new
concrete and cement would be required, nor any additional
reinforcing bars, but the anti-seismic elements would have
to be strengthened. These study results are explained in an
academic monograph as being environmentally friendly.

I would like to touch on another aspect. Though | have
observed various buildings, the anti-seismic strengthening is
now widely adopted among school buildings; however, they
lack any established effective life span. How long are they
expected to last? They are probably not expected to function
indefinitely. | consider it meaningless to strengthen those
buildings just for fear of an earthquake, disregarding the
specific life expectancy period.

If such anti-seismic elements are strengthened, an additional
life expectancy period should be specifically formulated,
such as 30 or 50 years. To guarantee this life expectancy,

the outside heat insulation previously referred to, improved
building service systems and building exterior skins shall

be fully studied in addition to the anti-seismic element
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strengthening. Otherwise, we will unintentionally have such
cost items charged on the younger generation's account.
In my practice also, I try to ask a client to spend additional
money on items that will extend the life expectancy of the
building.

O Ueno: Reviewing the starting point, when | was asked
by the metropolitan government and the president of our
university to undertake this project, | was so bewildered
that | was at a loss how to tie up various things as Professor
Yoshikawa said. Since then, eighteen months have elapsed.
Now, we focus on and deepen mutual understanding

and collaboration with the subjects of CO, reduction,
energy-saving and leading specifications headed by
Professor Yamamoto and the refining architecture and
housing renewal by Professor Aoki. | am rather inclined to
consider behavioral subjects in the social system or living
patterns and Professor Aoki is inclined to study the refining
architecture, including how to renew the housing. We
deepen our discussions on the respective disciplines. Now
finally, three sub-projects are converging as centered on
Professor Yoshikawa.

Our project will continue for a further two and a half years.
On occasion, we would like to hold a presentation meeting
with metropolitan citizens and metropolitan government
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staff to listen to their opinions and comments at least once a
year. We will pursue our research objectives and appreciate
your cooperation.

Now it is time to close. On another occasion, we are looking
forward to having your guidance. We appreciate your
attendance and precious comments.
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