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Abstract: Shrinking revenues and increasing costs of delivery for health and welfare services
prompted the City of Yokohama to undertake redevelopment of Tama Plaza as a model public–private
partnership (PPP) for next-generation suburban redevelopment, aligned with relevant Sustainable De-
velopment Goals (SDG). Although the implementation of PPP projects is shaped by locally prevalent
socio-political factors and the cultural context, a dearth of case studies describing PPP governance
processes from a cultural perspective impede the development of relevant governance theories and
praxis. It is contended that contextual factors could be capitalized upon to develop effective project
governance mechanisms that ensure community engagement and promote sustainable lifestyles.
However, as PPP redevelopment projects are a product of neoliberalization that is manifested differ-
ently from place to place due to locally prevalent socio-political contextual factors, theories about
good governance of PPP projects remain rudimentary. The Tama Plaza case study thus provides
empirical evidence of how the local contextual reality can shape PPP projects. Qualitative analysis
of semi-structured interviews with project staff revealed some standout governance mechanisms
and community-building initiatives, such as the autonomous, jointly resourced ‘core team’ tasked
with managing community engagement, and the jumin sohatsu project comprising numerous small
community-building project grants. The paper describes how these successes benefited from con-
textual and cultural factors. Lessons drawn from the Japanese case study could have validity in
countries in the Global South that share some of the major factors constituting their contextual reality.

Keywords: public–private partnership (PPP); suburban redevelopment; community participation;
community building; residents’ associations; jichikai; Tama Plaza; Japan private railway; modernization;
SDGs

1. Introduction

This paper sets out to explore community engagement and community-building chal-
lenges for a local government in Japan undertaking large-scale suburban redevelopment
through a private-public partnership (PPP) project, to create sustainable suburban communities.

According to Sager (2011), “the economising of social life, the reformation of the
welfare states, and the complex processes of globalisation” occurring over the 1980s and
1990s are closely related to the concept of neoliberalism [1] (p. 148). “The neoliberalization
of planning implies a partial retreat by planning as a public institution from its conventional
core, namely the improvement of the built and natural environment through some sort of
concerted effort” [2] (p. 105). The neoliberalization of urban planning policies has since
established a mindset for city governments to reconsider their traditional roles of welfare
and service providers, regulators of the built environment, and enforcers of development
control. They tend to readily assume the role of facilitator and/or partner in development
instead. However, these transformations have occurred to varying extents in each country,
depending on the prevalent mix of global and local factors. As Sager points out, “Adequate
conceptualizations must be attentive to both local peculiarities and the generic features of
neo-liberalism.” [1] (p. 149).
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Public–private partnerships (PPP) in urban development “are related to other neo-
liberal urban policies that give the private sector more influence” [1] (p. 163). Hearne notes
that PPPs are seen as new policy mechanisms developed to facilitate the implementation
of neoliberalization “within the key institutions of the welfare state” [3] (p. 158). Despite
their widespread adoption over the past half-century, issues involved in the conception,
governance mechanisms, and implementation of PPP development projects are not well
understood, inhibiting theoretical development or documentation of best practices. There
is an absence of any fixed formats or standards for PPP projects due to a great variation in
their contextual realities. Furthermore, there are hardly any studies analyzing PPP projects
from a contextual or cultural perspective to allow conceptualizations and theory building.

It is contended that the analysis of successful governance mechanisms and processes
within their contextual reality could explain their effectiveness, whereas the merit or
otherwise of certain contextual factors could be identified to allow generalizations for theory
building. A recent review of sustainability-oriented PPP studies reports that although the
UN has proposed PPP as a tool for achieving SDGs, there has been little analysis of the
literature related to this concept [4]. As such, the scarcity of studies on PPP projects
analyzing governance frameworks against their contextual reality stifles the development
of theories for want of sufficient empirical studies. This paper thus aims to contribute
towards theory building regarding the governance of PPP urban development projects by
presenting a case study of Tama Plaza, a model suburban redevelopment in Japan, aligned
with Sustainable Development Goals (SDG) 11 and 17. It analyses aspects of the project’s
governance contextually from a local and cultural perspective.

It is also contended that a case study from Japan may have more relevance to coun-
tries in the Global South than would case studies from other Global North countries.
Kidokoro et al. (2022) for example, note their common approach towards government roles
in development [5]. Japan also shares with many countries in the Global South the cultural
tradition of neighborhood residents’ associations for mutual help that have historically
served as control mechanisms for centralized governments.

In a super-aging society like Japan, the adoption of PPPs is often justified by shrinking
government revenues and the increasing costs of health and welfare services delivery
along with the urgent need to upgrade obsolete suburban infrastructure to cater to chang-
ing demographics and lifestyles to create sustainable communities. With a neoliberal
mindset, Japanese cities tend to offer relaxation of building-control regulations to attract
private-sector developers to form PPPs [5]. This case study focuses its analysis on the PPP
project’s soft infrastructure and community-engagement issues, providing a commentary
on the contextual and cultural reality within which governance-related decision-making
has occurred.

Addressing the Research Gap

Tasan-Kok and Baeten (2012) pointed out the gap in the literature caused by overlook-
ing the ‘neoliberalization’ of planning in planning theory and planning practice analysis,
thereby allowing an “uneasy cohabitation” of ‘planning’ and ‘neoliberalism’ [6]. This paper
seeks to reduce this gap and contribute to theory development by reporting empirical
evidence from a case study wherein a PPP, a product of neoliberalism, is applied to develop
a model of suburban redevelopment.

It seeks to add to the little empirical research on how PPP projects are carried out
in various socio-cultural and politico-economic contexts to promote mutual learning. A
major reason preventing documentation of the execution of PPP projects related to urban
development from across the world could be the absence of any fixed standards or protocols
to follow, as each PPP is negotiated according to various contextual factors that prevail.
Market conditions, the nature of existing planning frameworks, institutional structures, the
extent of neoliberalization of the policy environment, and public sentiments, make stan-
dardization difficult. Furthermore, once a PPP is conceived, any community representation
or involvement is often curtailed, making way for professionals and specialists to get on
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with the project’s execution with a narrowed focus on the technical and financial aspects of
the product delivered.

A recent systematic review concludes that PPPs in housing tend to be “unjust and
exclude local actors from collaborations,” and it recommends the inclusion of “resident
participation and inclusion” to ensure that PPPs could deliver a sustainable city in the
future. To move in that direction, however, it emphasizes the need to first address the
“major differences in the character of issues that connect the global model of sustainability
to the harsh reality of the local context” [7].

This case study does not seek to find common standard practices or procedures in
conceiving and implementing PPP projects. Instead, it focuses on the contextual reality of a
particular case to describe how contextual factors could be worked with rather than worked
around. It seeks to contribute towards reducing the uneasy cohabitation of planning and
neoliberalism by highlighting how public agency planners face the challenge of delivering
public good and protecting community interest, working with private developers, within
their contextual reality. Rather than rating the success of certain community engagement
or community development initiatives, this research seeks to highlight how the cultural
context shapes PPP partners’ approach to community engagement. Lessons could be drawn
from this example by planners, especially those operating in other similar contexts.

The paper is divided into seven sections. Following the introductory section, Section 2
provides an overview and the historical and contextual background defining the wider
contextual reality of the Tama Plaza PPP project for suburban redevelopment. It includes a
brief discussion of how Japan’s urban planning agenda has been shaped, with reference to
the role played by residents’ associations (jichikai), post-war suburbanization led by private
railway companies, and the impacts of globalization. Section 3 provides a discussion on
relevant conceptual issues and theories, describing PPPs in relation to the neoliberalization
of the planning agenda and the influences of globalization. It identifies the research gap
this paper seeks to deal with and describes the methodology adopted. Section 4 introduces
the case study of the Tama Plaza redevelopment, a PPP project driven by a progressive
future-oriented city and its partner, a major private rail company and developer of high-
quality suburbs. Section 5 presents findings from interviews with relevant project staff
tasked with managing community engagement for the PPP project. These findings are
discussed against the contextual reality of the project in Section 6. Finally, Section 7 draws
conclusions based on findings from the Japanese experience about community engagement
in suburban redevelopment PPP and the possibility of lessons learned from the Tama Plaza
case study.

2. Contextual Background
2.1. Challenges Currently Faced by Japanese Suburbs

Historically, community engagement and community building in newly established
suburbs shaped up as major challenges for local governments in Japan faced with rapid
post-war urbanization and the government’s push for modernization on its way to becom-
ing a post-industrial advanced economy. These challenges seem to have reappeared as
local governments look for ways to redevelop those now old suburbs under a neoliberal
development agenda while facing the social and economic challenges of a super-aging
society and sharing a concern for sustainability.

Many suburbs established decades ago need to have their dated hard and soft in-
frastructure, including train stations, community facilities, and services, updated and/or
retrofitted. Those nuclear families who migrated from all over Japan and settled into these
suburbs when they were first established around the 1950s and 1960s, largely belonged to
the same age group. With little turnover of residents, they have all ‘aged in place’ in those
suburbs while their grown-up children have moved out. This has created concentrations of
the aging population in suburbs whose residents have lost ties with their hometown social
networks and have higher demands for social welfare and health support services.
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Local governments in aging Japan also find their tax base shrinking as the proportion
of retirees in the population grows and health and welfare costs increase. In this situation,
neoliberal policies are readily adopted by public agencies, and they strive to conceive
PPPs to assemble private-sector financing for redevelopment and explore ways to exploit
community and private-sector resources. Local governments also seek ways to minimize
the growing cost of extending health care provision and social welfare to aging residents.
Meanwhile, there is a commitment by all levels of government to promote an environ-
mentally friendly built environment and encourage sustainable lifestyles, marking a major
shift towards sustainability over the past few decades. This is aligned with the global
approach towards addressing the climate change crisis that encourages cities that may not
be sufficiently resourced to do so on their own to enter into PPPs. The C40 Cities Climate
Leadership Group, for example, sees PPP as a format whereby cities and the private sector
could form contractual partnerships to deliver projects, noting that the “private sector has
a pivotal role to play in accelerating and scaling the efforts needed towards sustainable
urban development” [8].

Within the prevalent neoliberal mindset, Japanese cities tend to offer relaxation of
building-control regulations to attract private-sector developers to form PPPs. Kidokoro et al.
(2022) report that since the 2000s or thereabouts, Tokyo has allowed the expansion of allow-
able floor area ratio (FAR) bonuses to promote large-scale private development schemes [5].
Private-sector partner firms gaining substantially increased profit margins from additional
FAR or building heights would, in return, offer developers’ contributions to facilitate the
realization of local government’s redevelopment objectives.

The City of Yokohama has entered into a public–private partnership (PPP) initiative
that seeks to set up a model for future suburban redevelopment. The project involves an
extensive upgrade and retrofitting of hard and soft infrastructure in a designated urban
renewal area in Tama Plaza, focusing on community spaces and facilities around the
area’s train station. In pursuit of the city’s planning objectives of creating a sustainable
compact city and lowering costs of health service provision for the aging population, it has
undertaken the relocation of community welfare services and health facilities to be close to
the train station, with a barrier-free pedestrian circulation network connecting them to the
train station. This initiative seems aligned to the SDGs embedded in United Nations’ 2030
Sustainable Development Agenda, as it sets out to build sustainable suburban communities.

Urban development-related PPPs, a product of neoliberalism, also seem to be sup-
ported by the 2030 United Nations’ SDGs. A recent review of sustainability-oriented PPP
studies reports that the UN has proposed PPP as a tool for achieving SDGs [4]. SDG 11
is concerned with making cities and human settlements inclusive, safe, resilient, and sus-
tainable. It “aims to renew and plan cities and other human settlements in a way that
offers opportunities for all, with access to basic services, energy, housing, transportation
and green public spaces, while reducing resource use and environmental impact” [9]. This
applies to all forms of urban and suburban development. SDG 17, however, is especially
relevant to the execution of urban development projects by government agencies through
the PPP format. SDG 17 stresses the need for innovative, multi-stakeholder partnerships,
emphasizing that such partnerships should promote the “sharing of knowledge, exper-
tise, technologies and financial resources to support the achievement of the sustainable
development goals (. . .) Goal 17 further seek[s] to encourage and promote effective public,
public-private and civil society partnerships, building on the experience and resourcing
strategies of partnerships” [10].

2.2. Post-War Urbanization in Tokyo and the Role of Private Railways

Japan’s trajectory of urbanization is somewhat different from that of the Western capi-
talistic nations largely comprising the Global North. Japan’s long self-imposed isolation
between 1853 and 1939 through its Sakoku policy made it miss out on the industrial revolu-
tion that took place in Europe. The reopening of Japan to the rest of the world following
the isolation saw the country engage in world trade and import technology to speed up
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its own industrialization process. By 1920, Tokyo’s population had reached 3.7 million,
and it grew to 7.3 million by 1940 [11]. The rapid urbanization spurred public and private
railway networks in Tokyo to similarly expand rapidly between the 1920s and early 1930s.
Private railway operators developed their routes stretching outwards from the edge of the
downtown areas serviced by the national railways, into the suburbs.

Rapid techno-economic expansion between 1955 and 1970 inspired phenomenal urban
growth, with approximately nine million people added to the three major metropolitan
areas, viz. Tokyo, Osaka, and Nagoya, due to net in-migration from rural regions. The three
metropolitan centers experienced expansion in the shape of rapid suburbanization with
30% to 50% of their annual population increases accommodated in their outer suburbs [10].
Tokyo’s population soared from 6.3 million in the 1950s to 11.4 million in 1970, driven
largely by Japan’s post-WWI rapid growth in heavy and chemical industries [11].

By the late 1960s, the suburban fringe of the Tokyo Metropolitan Area had spread out
up to 40 km from the CBD, with the advent of huge dormitory towns. New transportation
lines, in the form of private railway lines radiating outward, “further spread urban areas
and increased the problem of long-distance commuting” [12] (p. 254). This created a
commuting-based settlement pattern with people residing in distant suburbs commuting
to workplaces concentrated within a 5 km radius of the CBD [13]. Government agencies
constructed danchi (subsidized public housing in the form of large-scale apartment com-
plexes) to accommodate the swelling population, while private rail operators developed
suburbs along their railway lines.

Private railway companies not only helped to establish local train networks in Japan
from around 1890s but they also developed suburban land along their railway lines to secure
passengers. Ichizo Kobayashi’s rail company’s business diversification model to include
retail and entertainment in the late 1920s was adopted across Japan [14]. This enabled
private railway companies to play a proactive role in the post-war suburban expansion
of major cities. The rapid large-scale urbanization and the following suburbanization
facilitated by rail commuting demanded and/or prompted changes in lifestyle.

2.3. Modernization Policies Promoted by the Government

The spectacular economic development and wide-scale rapid urbanization during the
1950s and 1960s led to a sudden change in the living conditions in cities. Changes needed
to support new lifestyles in new urban conditions transformed Japanese society and its
values. Large numbers of households who made the city home cut off their links with
relatives left behind in the regions and their social networks. These changes amounted
to the westernization or modernization of Japan, as government policies popularized the
concept of the nuclear family. As Nuijsink reports, Japan’s post-war ideology led to “the
predominant post-war housing model in Japan based on a nuclear family ideology” [15]
(pp. 132–133). Nuijsink further notes that the new house design of a danchi “promoted a
radical new lifestyle for the post-war democratic nuclear family” [15] (p. 135). Westernized
values were thus promoted over the established traditional values and familial obligations.

2.4. Role of Traditional Neighborhood Resident Associations

Young nuclear families relied extensively on local neighborhood associations (chonaikai
or jichikai) that emerged in the newly created danchi complexes and suburbs. These orga-
nizations, rooted in earlier Edo period traditions and reinvigorated by the government
during the world war period, brought together community resources and social capital
to organize community services focusing on self-responsibility of individuals and shared
group tasks. Their role and structure were modified to suit the social and political climate
that strongly promoted modernized lifestyles [16].

The concept of such neighborhood associations is not unique to Japan. Both in Japan
and elsewhere, their roles have evolved over time. The early form of neighborhood
groups in Japan, such as Tonari Gumi, not only served to distribute information essential
for day-to-day living but “also functioned as a substructure of individual control by the
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government” [16]. During the world wars, these associations were revived to serve the
government’s war effort, and not surprisingly, following Japan’s defeat, the Allied Occu-
pation forces banned them. However, these associations circumvented and survived the
ban. In more recent years, these associations have become more autonomous and they lead
a range of activities at the local level such as crime prevention, traffic safety control, and
festival management [16]. The structure of these neighborhood associations is well defined
and their role in providing cultural autonomous self-help area management is recognized
by local governments, even though it lacks formal legal status.

2.5. Currency of Residents’ Associations in a Globalized Planning Agenda

Across many Global South countries, especially in Asia, neighborhood associations
play a similarly valuable community governance function, serving as “a valuable anchor
for community-level policy interventions, due to their unique ability to mediate relations
between state and society. Performing this task requires neighborhood leaders to maintain
a delicate balance between enforcing official directives from above and responding to
residents’ wishes from below” [17]. Similar to the Japanese experience, Jaffrey (2020) notes
that in the case of Indonesia, the once centrally controlled coercive governance units have
been democratized into more autonomous associations. Although these associations may
still serve some social control functions, their leaders’ roles are now more community-
oriented and responsive to community views [17].

The emergence of poorly resourced mega-cities in the Global South with often strained
urban infrastructure has highlighted concerns for environmental deterioration. The situa-
tion, compounded by the increased reliance on PPPs to deliver urban development projects
has prompted ‘new governance’ theorists to advocate the involvement of civil society.
Several cases have been reported where urban authorities acknowledged the significant
positive role civil society has played in development initiatives across Asia [18]. In many
Southeast Asian mega-cities, where the state’s capacity to provide urban and environmental
services is limited, there is a need to recognize and encourage “the capacity of suburban
neighborhood groups to mobilize and co-operate in culturally meaningful ways to solve
problems of mutual concern” [19] (p. 93). In Zimbabwe, where the tradition of residents’
associations was introduced rather recently in the 1950s due to pre-independence urban-
ization, these associations became more visible following the post-2000 socio-economic
crisis. As local authorities failed to deliver essential urban services, these associations be-
came active, contributing to political liberalization by challenging the established political
power structures [20].

Civil Society, comprising non-governmental organizations (NGO) and community-
based organizations (CBO), including neighborhood associations, are best positioned to
ensure the mobilization of community resources through effective community engagement.
As urban redevelopment is increasingly undertaken in the form of PPP projects in Global
South cities, it is crucial that the existing traditions and community-building capacities in
local communities are maintained and further strengthened.

3. Theoretical Background
3.1. Neoliberalism, Globalization, and PPPs

In the 1980s, many cities around the world embraced the neoliberal project-led plan-
ning approach to finance and implement large-scale urban development projects [21].
According to Sager (2009), the neoliberal public management governance model claimed
that market and business rationality could be made to operate just as effectively in the pub-
lic interest as it does in securing private business interests [22]. Proponents of neoliberalism
also pointed out that with private actors sharing resources and capacity in a public–private
partnership (PPP), the burden on the state should be reduced [23]. Around this time, there
was also a growing concern for sustainable development, a concept popularized by the
Brundtland Commission Report [24].
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The neoliberal approach towards the role of government created sufficient flexibility
to enable the private sector to become a key partner of governments in the areas of plan-
ning and development. Since the 1980s, public–private partnerships (PPP) have gradually
become the normal framework for the financing and execution of major large-scale infras-
tructure projects. PPP is promoted as a win–win game that improves cost effectiveness
in building and managing these projects by bringing perceived efficiencies of the corpo-
rate sector into complementarity with the regulatory and policy frameworks established
by governments [25]. It is argued that, as leaders in technology and innovation, private
companies potentially offer a pool of expertise that the city could tap, through PPPs, to
develop environmentally friendly urban environments. By delivering higher standards
and better service delivery in crucial sectors, PPPs could, therefore, improve the living
conditions of aging neighborhoods. As such, each potential benefit from PPPs “directly
enhances residents’ quality of life and contributes to a sense of community” [26].

Bellamy puts another positive spin on the neoliberalization of planning, asserting
that neoliberalism, along with globalization, have contributed to a more participatory
relationship between state and civil society by shifting the focus away from statute law
to more flexible forms of regulation and implementation [27]. The neoliberal approach
has prevailed, despite strong criticism of neoliberalism for its “systematic but selective
deregulation of the global economy” that could hurt the environment and the economic
conditions of most people [28] (p. 101).

Neoliberalism may be seen as encompassing the processes of globalization. Sager
(2011) suggests that neoliberalism is a concept that “connects the political discourses of the
economising of social life, the reformation of the welfare states, and the complex processes
of globalisation” [1]. Neoliberalism and economic globalization have now been around
as the economic development model for around 50 years. They have impacted the urban
planning agenda with cities opting for public–private partnership (PPP) projects to finance
major urban development projects.

PPPs are a product of the processes of neoliberalism and globalization that took
hold of the development agenda during the 1980s and 1990s. They have driven city
governments around the world to compete to attract global capital while ‘rolling back
of the state’ (i.e., Keynesian welfare economics) was initiated [29]. Neoliberalism is seen
by many scholars as an ideology that rejects a welfare state with collectivist institutions
providing services to the public, and it advocates instead the use of market mechanisms
and competitiveness to achieve economic growth [29]. It is “a process of changing the
relationship between the public sector, private sector and civil society to facilitate economic
growth” [29]. As PPPs began to appear across many countries, many cases were reported
that highlighted their shortcomings. Pollock and Price (2004), for example, warned as
early as 2004 of the terrifying financial implications of expensive government bailouts
in the cases of failed private finance initiative (PFI) projects. In this paper we refer to
PFI and PPP interchangeably as, in certain countries PFI is used to specifically refer to
construction-related PPP.

They challenge the main proposition used to sell the concept of PPPs as a “partnership”
that allows public agencies to share the financial risk involved in delivering the product
with private-sector partners [30]. They point out the substantially higher costs of financing
projects through a PPP as compared to conventional public financing that adds to the
project’s cost, and the very high profits investors make in the process. They refer to a report
that undermines “the government’s basic claim that investors’ profits are justified because
the private sector assumes risks for project failure or default”, highlighting the reality that
in case of failures, “private finance gets repaid while the public sector carries the extra cost
of keeping services going and communities suffer . . . because the risks that are supposedly
transferred to the private sector are ultimately not transferred at all” [30]. They reported
that within a little over a decade, the policy of adopting PPP had created new debts of
GBP 35 billion in the UK and yet the policy was not evaluated nor the cost to the public
purse ascertained.
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Hearne (2014) asserts that PPPs were branded as ‘partnerships’ to deflect public oppo-
sition to privatization and claimed that PPPs would yield ‘benefits’ for the public through
the involvement of the private sector and markets. In reality, though, the partnership
increased private-sector involvement in public governance and decision-making, facili-
tating the processes of ‘marketisation’ of public services and infrastructure which had
traditionally been delivered by the state [3].

Among the many criticisms of PPP-led projects, those relating to residential redevel-
opment/regeneration projects involving active residents have mainly highlighted issues of
maintaining effective community engagement/participation during project implementa-
tion. Literature reports, for example, the case of the regeneration of St. Michael’s Estate in
Dublin, Ireland, in 2008. A PPP model was advocated by the Department of Environment
as the fastest and most efficient model for urban regeneration that would potentially also
yield monetary benefits for the city. The reality of the failed project, however, revealed
many problematic aspects of the exercise. Although community engagement was promoted
initially, “the critical stages of the PPP process were inaccessible to the community” [31].
The community was discouraged from being represented on decision-making panels and
the major decision-making focused on financial and technical matters. The general attitude
adopted by the city council was that such decisions were the exclusive domain of profes-
sionals and experts. The lack of community engagement meant that their priorities were
disregarded, resulting in community dissatisfaction over many issues, such as the poor
handling of the housing tenure mix and the prioritization of finance over the design of the
housing units. In short, the market-led nature of the PPP model adopted was seen as the
city council’s shift towards an ‘entrepreneurial’ ideology [31] (p. 112).

3.2. Neoliberalism and Planning

Neoliberal ideology has challenged and largely prevailed over the traditional planning
ethos of universal provision of welfare services by public agencies and opposed state
intervention in land and property markets. Notwithstanding the criticism and concerns
raised since the adoption of neoliberal ‘processes’ by city governments around the world,
there has not been any serious review of its impact on urban planning. This is mainly
due to a dearth of studies dealing with the impact of neoliberalism on planning theory
and practice.

Tasan-Kok and Baeten (2012) point out that, unlike in other disciplines, ‘neoliberalism’
and ‘neoliberalization’ have generally remained overlooked in planning theory and plan-
ning practice analysis. This has allowed an “uneasy cohabitation” of ‘planning’ (or state
intervention for common good) and ‘neoliberalism’ (or the belief that market mechanisms
are better at organizing land use than state intervention) to prevail [6]. In such a situation,
planners across the world somehow manage to deal with an “increasingly neoliberal mode
of producing spaces and places” and navigate the “contradiction between the serving of
private profit-seeking interests while actually seeking the public betterment of cities” [6].
It thus becomes difficult to assess the degree of success or efficiency of the outcomes of
current planning practices, including those involving PPP projects.

Along similar lines, Sager (2011) emphasizes the need to conduct an “overview of
planning-related neo-liberal policies and map their effects on urban economic development,
infrastructure provision, management of commercial areas, housing and neighborhood re-
newal, and other aspects of urban living that planners are professionally engaged with” [1].

Rather than a clearly defined product or end-state, neoliberalism is best understood
as the process of neoliberalization of policies that has not affected or transformed states
uniformly across the world. Brenner and Theodore (2002) argue that the actual manifesta-
tion of neoliberalization appears differently in different societies [32]. Hearne (2014) states
that while adopting the process each state selects particular pathways of political-economic
restructuring, “revealing a distinct geography of ‘actually existing neoliberalism’” [3]. This
implies that PPPs, essentially a product of neoliberalization within a particular state, would
have similarity or dissimilarity across countries, closely reflecting the nature of their exist-
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ing institutions and political-economic structures. Beyond macro perspectives, the ‘actually
existing neoliberalism’ framework of analysis can also be applied to study the effects of
neoliberal rationalities on the informal, noncapital domains of the economy in different
urban contexts [33]. This would make learning lessons from the execution of PPPs in a
particular country either more or less valid for another country.

3.3. PPP Governance Framework-New Governance Theory

The ‘uneasy cohabitation’ of planning and neoliberalism [6] is most pronounced in PPP
projects wherein planners struggle to exploit market mechanisms to deliver public good
while partnering with private-sector partners with divergent views and motivations. In this
milieu, there is potential for clashes of interest between city governments’ urban economic
development prerogatives facilitated by the private sector and the interests of citizens
concerned about social and environmental sustainability. This has led to the formulation of
‘new governance’ theories around public–private partnership (PPP) projects [23].

In essence, ‘new governance’ theories suggest that public agencies engaged in partner-
ship with the private sector should not take the back seat and hand over implementation
of PPP projects to private-sector partners, as they have the duty to protect community
interests and promote public good. In order to retain control, public agencies need to
establish robust project governance frameworks and governance mechanisms.

The Commission on Global Governance (CGG) describes governance as “the coopera-
tion between a political state and its civil society, the government and non-governmental
organizations, public and private institutions, which can be mandatory or voluntary coop-
eration” [34]. In line with this definition, Keping concludes that good governance is about
having in place public administration processes that maximize public interest. It essentially
entails some form of collaborative management of public life in which both the state and
the citizens participate, leading to an optimal relationship between the political state and
civil society [35].

PPP projects involve collective action by multiple agencies who depend on each other
to achieve their aims and objectives and, in the process, exchange resources and negotiate
common goals. In this regard, Keping observes that the outcome of such exchanges depends
on the rules of the game that are set up and the environment in which the exchange occurs,
as much as on the resources of each organization [35]. This observation emphasizes the
role and responsibility of public agencies to set the rules and regulations and create an
appropriate environment for delivering public good. It follows, therefore, that ensuring
community engagement in the planning and implementation of PPP projects remains the
responsibility of public agencies.

PPP projects adopt ‘cooperative governance’, characterized by contracting and decen-
tralization, with the public agency involved in administration and pursuing cooperation
between the state and private sectors while allowing management-based decisions to be
undertaken on market principles [36]. A successful PPP project aimed at delivering sus-
tainable communities requires the public agency to put into effect cooperative governance
mechanisms that clearly make provision for effective community engagement to yield
meaningful community-building initiatives.

The case of the Tama Plaza redevelopment project, a partnership between the City
of Yokohama and a private-sector entity is described in this paper as an example of the
execution of PPP aligned to ‘new governance’ theories. The paper seeks to highlight
elements within the PPP governance model that focus on community engagement and
community development, analyzed within their contextual realities.

4. Methods

The research reported in this paper mostly relies on qualitative data analysis, using
both primary and secondary sources to present a case study of the Tama Plaza redevel-
opment, a major PPP redevelopment project in Yokohama, Japan. The larger contextual
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analysis within which the case study project is embedded is informed by a review of the
relevant literature of both English- and Japanese-language publications.

Despite acknowledging the debate about the validity or utility of case studies as a
research method, the case study method is adopted because the topic of study has been
generally overlooked in the planning literature. Flyvbjerg (2006), although pointing out
the limitations of single-case studies as a means for generating theoretical knowledge,
appreciates the significance of case studies in the systematic production of exemplars that
add to the effectiveness of a discipline [37]. Gerring (2007; 2016) also defends the case study
approach against commonly cited criticisms [38,39]. According to Yin (2017), meanwhile,
one could employ case studies as a research method to study one or more cases as a unit(s)
of inquiry [40]. In this context, this paper presents the Tama Plaza case study as an exemplar
that could inspire more case studies to be undertaken by planners from across different
regions to add to the empirical evidence about urban development-related PPP projects
evolving within their contextual realities.

Basic facts about the PPP project were collected from project reports and publications
and field observations. Face-to-face interviews with relevant project staff were sought to
obtain insights into the project operations focusing on community dealings. Matters related
to managing community engagement and promoting community-building initiatives in the
project area were investigated to gain an understanding of the partners’ approach towards
project implementation.

Interviews with representatives of both PPP project partners were carried out at
two points in time, in 2015 and 2017. In 2015, two employees representing the City of
Yokohama’s core committee were interviewed together at their office (their response is
identified and referred to as C1 in this paper), while two employees from Tokyu Corporation
operating in a similar capacity were interviewed at the project site (their response identified
and referred to as T1). The four people interviewed in 2015 were members of the original
core committee put in charge of designing and implementing community engagement for
the PPP redevelopment project at the project’s inception. In the next round of interviews
in 2017, due to the changeover of staff, a new set of two employees each from the two
organizations were interviewed (their responses denoted as C2 and T2, respectively). A
total of eight resource persons were thus interviewed.

The interviews provide an insight into the viewpoints of the public and private-sector
partners as they came together to undertake a major suburban redevelopment project
within the PPP governance format. These semi-structured interviews comprised broad
questions investigating how the PPP governance framework was conceived with reference
to the contextual reality of Tama Plaza, to highlight the influence of socio-cultural and
politico-economic factors in shaping the conception and execution of the PPP project. The
questions also sought to investigate how the two organizations with different work cultures
and approaches to service delivery came together in a partnership, and the salient project
governance mechanisms put in place to ensure community engagement.

5. Tama Plaza—Next-Generation Suburban Redevelopment

A case study of Tama Plaza, a model next-generation suburban redevelopment un-
dertaken as a PPP by Yokohama City, is drawn, focusing on matters related to community
engagement in community-building initiatives. In order to assess the effectiveness of
community engagement in the project, the salient aspects of the PPP governance and
implementation framework related to community services provision and the approach of
the PPP partners towards maintaining community engagement is investigated. Findings
from the interviews are then discussed with reference to prevalent contextual factors.

The paper uses the case study approach to understand the mechanisms for community
engagement built into the PPP governance framework within the local contextual reality
of Tama Plaza. The case study seeks to highlight how Yokohama City and its private-
sector partner, Tokyu Corporation, approach building sustainable communities in view of
current demographic and lifestyle changes. It identifies the driving forces behind the PPP,
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the motivations of the public and private-sector partners, and the contextual reality they
operate within. The investigation also focuses on how existing community associations
and dynamics are dealt with as the scope of community-building activities are expanded
by the PPP project.

The case study from Japan will have significant relevance to many countries in the
Global South as, despite representing the Global North, Japan shares more similarities
with countries in the Global South than other Global North countries do. Firstly, social
values and attitudes towards urban development in Japanese cities are more similar to
cities in the Global South than in the Global North. Kidokoro et al. (2022) for example,
attribute the stronger relationships existing between government and private-sector actors
in many Asian cities to their sharing of the tradition of the developmental state model as
was adopted by Japan. They further claim that, after the 1980s, Asian mega-cities have
followed the Japanese trend, shifting away from the development state “to a hybrid political
regime of developmental-state and neoliberalism” [5]. Secondly, Japan shares the cultural
tradition of neighborhood residents’ associations for mutual help that have historically
served as control mechanisms for centralized governments.

5.1. Tama Plaza History

Tama Plaza is the major activity hub within the expanse of Tama Garden City that
was initiated in 1964 as a second Den-en Chofu, featuring cul-de-sacs and Radburn style
separation of pedestrian walkways from vehicular traffic. Tama Plaza station opened in
1966 [41]. In 1977, the rail line from Tama Plaza station was extended to directly connect
it to Shibuya station [42]. This connection transformed the area, making it a particularly
convenient and attractive place to live in. The opening of a department store in the
suburb in front of Tama Plaza station in 1982 marked the establishment of a convenient
suburban lifestyle.

Tama Plaza development had been in existence for about forty years when in 2006
Tokyu Corporation began planning for the redevelopment and infrastructure upgrade of
the Tama Plaza station area. In 2011, the City of Yokohama approached Tokyu with a
partnership proposal in the area’s redevelopment with a shared vision that would facilitate
its aim of creating a development model for future sustainable communities [41].

The Tama Plaza PPP is undertaken by the City of Yokohama that presents itself
as a progressive city, and Tokyu Corporation, a major private railway company and an
established developer that claims expertise in effective community engagement. The PPP
seeks to address, in a holistic manner, issues Japanese suburbs are currently facing to
prepare for the future by creating sustainable communities. The two main partners in the
redevelopment representing the public and private partners are introduced below, before
discussing details of the project.

5.2. City of Yokohama—A Progressive Global City

Yokohama is a major commercial hub within the Greater Tokyo Area, with a population
of around 3 million. Its image of a competitive global city is supported by its successfully
executed iconic global project, Minato Mirai 21 (MM21), an ambitious large-scale city center
redevelopment PPP project implemented during the 1980s and 1990s. The MM21 is an
iconic waterfront development figuring as one of Japan’s major ‘global projects’ [43] and it
has been acknowledged as a successful PPP that applied flexible planning and sustained
implementation over an extended timeframe [44].

Yokohama was included among the 11 cities designated as ‘future cities’ as part of
Japan’s ‘2011 New Growth Strategy’ [45]. These ‘future cities’ were selected to develop
successful models for dealing with issues relating to environmental threats and challenges
presented by a super-aging society [46]. As part of its future city initiative, the City of
Yokohama has sought projects to develop the ‘Yokohama model’ for regeneration and
revitalization of urban areas. One of these future city projects is the ‘model project for
sustainable suburbs’ that the Tama Plaza PPP aspires to deliver.
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Being designated as an SDG Future City in 2018, Yokohama City established the SDG
Design Center to facilitate and encourage various civil society and private-sector actors
to promote SDGs. In this regard, Yokohama City has identified and committed to take
up various challenges aligned to the adoption of SDGs, including how to deal with an
aging society and declining population and countering the loss of vitality in suburban
communities. The WISE City Living Lab set up in Tama Plaza in 2017 is one of the SDG
Design Center’s partner projects [47]. WISE City is a 2012 Yokohama City’s initiative
aimed at promoting sustainable urban development, that has now been aligned to three
sustainable development goals, SDG 3, SDG 10 and SDG 11.

5.3. Tokyu Corporation—A Private Railway Company and Developer

Tokyu Corporation is a large private railway company, headquartered in Shibuya,
Tokyo. Tokyu Corporation undertakes both railway development and residential develop-
ment hand-in-hand. Between 1922 and 1926, Tokyu Corporation (formerly operating as
Den-en Toshi Corporation) developed Den-en Chofu, Japan’s first Garden City, and set up
a railway company to connect it to the city center. Its next project was Tama Garden City
that spread out south-west of Tokyo along the Tokyu Den-en Toshi Line covering an area of
5000 ha [41].

Tokyu, a private corporation, has been procuring and assembling land parcels to ex-
pand residential development and high-density settlements along its railway lines through
land-readjustment projects [42]. The land-readjustment agreements have involved long
and drawn-out community consultation and negotiations with numerous landowners,
sometimes lasting over decades (Reported by Tokyu Corporation staff).

Tokyu Corporation has been acknowledged for the “efficient development of a high-
quality residential area” [48] (p. 129). Over decades, Tokyu has emerged as a major railway
operator and a successful developer that has maintained large-scale and high-quality
functional suburbs, such as the Tama Plaza.

5.4. Envisioning the Next-Generation Suburban Redevelopment Model Project

In this section, we seek to identify the salient features of the soft community-building
aspects of the Tama Plaza redevelopment model project and understand the decision-
making processes taking place in the PPP while it is actually implemented. The Tama Plaza
redevelopment project commenced with the signing of a PPP agreement in 2012 that was
seeking to deliver a model of effective planning and governance systems for both hard and
soft aspects of development. The redevelopment sought the rebuilding and/or upgrading
of hard infrastructure as well as the carrying out of soft tasks of community building and
social infrastructure.

The PPP set out to address the issues affecting the area, such as the aging of the
population, population decline, increasingly dilapidated infrastructure, and the lack of
a sense of community [49] (p. 24). The site selected for redevelopment comprised three
districts (chome) of Utsugushigaoka in Aoba-ku in western Yokohama City. There were
around 6600 households currently living in the project area. At the inception of the PPP
project, the area featured built form, infrastructure, and facilities needing renewal, including
Tama Plaza train station and surrounding retail and service facilities. The area, featuring
some older large-scale apartment complexes (danchi), as well areas with freestanding
detached housing, represented a typical, established suburb of Yokohama.

The major hard infrastructure upgrade sought through redevelopment was the instal-
lation of a pedestrian circulation network of terraces to provide barrier-free access within
and around the station and its vicinity where commercial, residential, as well as health and
welfare service facilities would be housed. The Tama Plaza station building serves as the
center of the CBD of Tama Garden City developed by Tokyu Corporation in the 1960s. The
station was to be renewed as an integrated UMRT (urban mass railway transit) station with
intermodal transport and commercial facilities, connecting the communities on the north
and south of the station [50].
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The soft infrastructure aspects promoted by the redevelopment focus on addressing
issues related to an aging society and declining population by focusing on people, lifestyles
and community values; encouraging sustainable suburban communities; and taking up
community-building tasks through effective collaboration between stakeholders.

In order to realize the conception of a PPP to pursue its planning agenda, the city
granted a relaxation of existing development controls and regulations to make the proposi-
tion attractive to prospective private-sector partners. It allowed development at a higher
floor area ratio (FAR; 250%) than was normally allowed (175%) and greater building heights
(30 m instead of the normal 20 m). These relaxations were offered on the condition that the
developer would ensure the redevelopment included certain public facilities to benefit the
larger community and would also set aside a certain amount of office spaces for lease to
the city at significantly discounted rates.

Before the PPP was realized, extensive consultations between the City of Yokohama
and Tokyu Corporation had taken place. Yokohama City and Tokyu Corporation initiated
benkyo-kai sessions in June 2011 among relevant interested staff to build mutual trust
and as pre-discussions for possible collaboration. Benkyo-kai are extended study sessions
carried out and facilitated by city councils in Japan, where interested community members
discuss certain planning ideas amongst themselves and with city staff. Sometimes experts
or professionals may be invited to join the discussions. In the process, they organized
two workshops in November and December 2011, inviting around 50 to 60 participants
comprising Yokohama City officials from across all levels of hierarchy belonging to related
sections, interested staff from Tokyu Corporation, health services and welfare workers and
third parties, including academics and specialists, to join the discussion [41].

The signing of the PPP agreement was marked by a major community engagement
exercise. A ‘kick-off’ forum was organized in July 2012, three months after the agreement
was officially signed. It was attended by around 200 community members and specialists.
The panel comprised academics, experts, and active community members, including the
head of shotengai (shopkeepers’ association). A survey followed to solicit community views
and perceptions about the PPP, receiving responses from around 1300 households. The
Tama Plaza ‘Machizukuri Newsletter’ was initiated to provide updates on community-
engagement events and initiatives undertaken by the redevelopment project. From October
2012 onward, five workshops were held within six months, each attended by around
100 participants. At the same time, a series of eight lectures on community development
issues, such as having a smart city, child raising, and aged health care, were delivered
under the ‘TamaPla University’ initiative [41].

The PPP agreement was renewed in 2017 without any significant changes other than
agreement to introduce area-management activities and enlarge the scope of the project
to include redevelopment of another nearby station, Azamino, along the Tokyu railway
line. The PPP agreement was later extended for another 5 years in 2022. In 2013, the
city and Tokyu Corporation came up with ‘WISE City’ to highlight the following range
of aspirations: ‘W’ for Wellness and Working (i.e., local employment workplace); ‘I’ for
Intelligence and ICT; ‘S’ for Smart, Sustainable, and Safe; ‘E’ for Ecology, Energy, and
Economics (behavioral) [51].

6. Findings from Interviews

In the rest of this section, we seek insight into how the partners approached community
engagement in the implementation of the PPP project as we describe the main features of
the PPP. We report on findings from face-to-face interviews with staff serving on a joint
core team representing the PPP, focused on community engagement. As explained in the
Methodology section, four employees each from the public and private-sector partners
were interviewed in 2015 and 2017. Responses received during 2015 interviews from staff
members from Tokyu Corporation are identified as ‘[T1]’ and those from City of Yokohama
staff as ‘[C1]’, respectively. Similarly, responses from 2017 interviews of Tokyu Corporation
employees are identified as ‘[T2]’ and those of City of Yokohama staff as [C2], respectively.
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As part of their jobs, each interviewee was tasked to deal with the local community in
carrying out various machizukiri-related (town/place making) tasks focusing on community
facilities and services, as part of the redevelopment project. Following are their responses
to the following three broad questions:

• How was the PPP project conceived?
• What governance mechanisms for community engagement are incorporated into the

PPP’s operational model?
• What issues arise from public and private-sector operators working together?

6.1. How Was the PPP Project Conceived?

Why create a PPP?

The City of Yokohama’s representatives referred to neoliberal reasoning to explain
their motivation to enter into a PPP for the project (C1; C2). They reported increasing
difficulty in maintaining urban services and upgrading infrastructure because of decreasing
city revenues from income tax due to an aging population coupled with decreasing tax
revenue from an industry facing long-term economic recession. In order to maintain and
upgrade the city infrastructure, the city was forced to find partners for investment. The city
decided to use relaxation of its development control regulations to not only encourage the
private-sector partners to provide high-quality community facilities—a somewhat similar
concept to the ‘developers contribution’ common in the West—but also push its ‘compact
city’ agenda (C1; C2).

The city viewed Tama Plaza redevelopment as an opportunity to establish a practical
model of the ‘Yokohama’ way of reconstructing suburbs. This project would help the city
create governance systems to administer optimal standards and criteria for the relaxation of
regulations to facilitate effective redevelopment that would yield sustainable communities
(C1). A practical planning objective of the project was the partial restructuring of the area’s
physical layout to comply with the city’s ‘compact city’ strategy, as far as possible. Towards
this end, it sought to encourage the relocation of residents, especially those requiring health
care and social services, into housing situated within walking distance of community
facilities for efficient delivery of services (C2; T2). It also strove to promote child raising
through various community living initiatives and increased diversity of housing types to
attract different age groups into the area (C2).

Why choose Tokyu Corporation as Partner?

The city put emphasis on finding prospective private-sector partners who shared a
common vision and interest in maintaining the town. It ruled out construction companies,
“as they only build physical infrastructure and then move on to the next project”. Railway
companies were favored because “they have to maintain the quality of the place along with
their railways so that their train service could be used” (C1).

Tokyu’s reputation as a successful developer of quality residential estates and a long
tradition of community engagement also helped to choose Tokyu as a partner. Tokyu claims
that ever since they began to develop the area 60 years ago, the company had maintained
its ‘talking terms’ with the area residents (T2). The fact that Tokyu owned 70 per cent of the
land involved worked in its favor (C1).

Why agree to partner with the City of Yokohama?

The City of Yokohama’s request to enter into a partnership coincided with Tokyu’s
plans for the Tama Plaza station area redevelopment, initiated in 2006. For Tokyu, the
partnership allowed a more comprehensive redevelopment and an opportunity to further
build effective communication and interaction with the community. The delivery of quality
facilities would make the place more livable, lively, and attractive, thereby achieving
Tokyu’s ultimate goal, as a railway company, of ensuring guaranteed ridership on its train
line (T1; T2).
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The higher FAR and extra building heights and a simplified procedure for land pur-
chase (without entering into complicated bidding processes) allowed greater profit margins
for the developer, enabling it to undertake significantly more elaborate initiatives to engage
the community and make the place more livable (T1).

In the Tama Plaza redevelopment PPP, the City of Yokohama contributed in the form
of the relaxation of regulations, whereas Tokyu Corporation provided the sweat equity,
undertaking investment, development, and sales. Some other private companies were also
involved in minor roles in specific initiatives as required, such as those related to WISE
Living Lab activities (T2).

How was the Project Area determined?

The Tama Plaza redevelopment PPP project was formalized in April 2012, following
a benkyo-kai (study session) run by the City of Yokohama between June 2011 and March
2012. During benkyo-kai, the prospective PPP partners carefully selected and demarcated
the project area to successfully pilot the model project. Tokyu’s previous experience and
knowledge of the area were the main criteria guiding the selection of the designated model
area. (C1) The area was known to have a cooperative and progressive community with no
temples, shrines, nor established large, land-owning families (T1).

Tama Plaza was based on ideal suburban planning principles and features high-quality
infrastructure created by Tokyu. It had generally attracted well-educated and relatively
well-off people who value community highly. As the residents of Tama Plaza tended to
be progressive thinkers, they were more likely to participate in different types of social
experiments and engage in machizukiri initiatives. High-quality community facilities and
services thus created in the area would continue to attract people who value a sense of
community looking for a place to live and raise families (C2).

6.2. What Governance Mechanisms for Community Engagement Were Incorporated into the PPP’s
Operational Model?

What were the governance mechanisms put in place to ensure Community Engagement?

A joint core team, comprising three city and six Tokyu staff, was set up at the very
inception of the PPP and tasked with designing and carrying out community engagement.
Although there was changeover of actual members from time to time, and the numbers
may have varied, both partners continued to assign their staff to serve on the joint core
team for community engagement in the project area. The core committee conceived projects
and proposals relating to the design and operation of community facilities in the project
area, in consultation with the community, including jichikai members. (T1, C1).

The two partners were jointly responsible for carrying out all community-building
initiatives through this joint core team and equally split all costs associated with related
community-engagement tasks. The jointly staffed core team presented the public face of
the PPP and its members were responsible for maintaining the interface with the local
Tama Plaza community. This core team designed and ran community engagement and
community-building projects related to the redevelopment (T1, T2, C1, C2).

This joint team of public and private-sector representatives enjoyed a certain degree
of autonomy in the sense that they operated as a single team, somewhat independent of
either partner/employer. They carried out day-to-day decision-making in matters relating
to engaging the community and dealing with community-building initiatives. They also
made strategic recommendations and reported to both the city and Tokyu as a single entity.
(T2, C2).

Were the governance mechanisms to ensure Community Consultation effective?

All members that were interviewed emphatically affirmed that the joint core team
functioned effectively. The ability to reach consensus on the approach to be taken jointly
resolve problems as they arose had been great from the start and had not changed since.
This was attributed to the fact that all potential issues were identified and extensively
discussed by them during benkyo-kai (extended study sessions) before the agreement to
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proceed with PPP was finalized. The core team, and by extension, Yokohama City and
Tokyu Corporation, therefore, did not confront any unresolved issues (C1; C2; T1; T2).

The joint core team normally held monthly meetings but, at times, they met daily. The
team members discussed all aspects of their work, making space for as much deliberation
as required to achieve consensus. Sometimes this could lead to very long meetings held on
a daily basis. Over the years a strong team culture had developed (T1, C1). At times when
members of the core team found it difficult to convince their colleagues back at their home
organizations to agree with the team’s recommendations, the entire team, including those
employed by the other partner, joined forces to plead the joint team’s position (C2). In the
process, team members representing the two partners had started to better understand the
differences in their organizational culture and each other’s position in representing their
respective home organization employer (C2, T2).

The presence of academics in the role of experts helped the joint core team during
negotiations with the community and/or with their home organizations. It tended to bring
in a balance of power among the stakeholders. “Even though [City] public officers, as
regulators, would normally hold power over private sector representatives, they cannot
ride over the expert advice of academics as they are considered specialists” (T2). It was
noted that although the city always worked very closely with the community, “having
partnership with private sector and getting the academia involved makes it a rather new
kind of partnership. While the city did have interactions with the private sector separately
before, it has never been such an open equal relationship internally” (C2).

Were the governance mechanisms for Communication across stakeholders effective?

The core team was responsible for maintaining effective communication across all
stakeholders in the project. Firstly, the very formation of the core team represented the
mechanism for unbroken communication between the public agency and its private-sector
partner. The team members from the two partners worked together on a daily basis and
reported back to their respective home offices almost daily (T1, C1).

A major concern for the joint core team, however, had been to figure out how best to
engage with the community. The team tried various options before deciding, by trial and
error, to organize monthly meetings with the community (T1). Representatives of jichikai
and the core team initially used to meet once every three months, but for many years since
they met every month (C1). Representatives of shop owners also attended these monthly
meetings. The meetings served to share information, with participants encouraged to
discuss matters freely and frankly (T2).

From the City of Yokohama’s perspective, the city had made major exceptions re-
garding community interaction and protocol in the case of Tama Plaza residents. Monthly
meetings with jichikai were normally conducted only at the ku (ward) level. For this model
project, however, the community was directly engaged at the higher level, i.e., at the shi
(city) rather than ku (ward) level. Not only was it rare for the city to deal directly with
jichikai but also to meet either this often, or as informally (C2).

The core team ensured that information regarding community-engagement sessions
and WISE City community-building initiatives was disseminated through a wide variety
of means, including regular hardcopy newsletters, web site bulletins, public workshops,
and through existing jichikai network notification systems (T1, C2).

How was sustainability promoted through the suburban redevelopment project?

The core team had been undertaking around eight leading machizukiri projects, or
leading projects, each year since 2013 to engage residents in community-building exer-
cises aligned to the WISE City vision for sustainable Tama Plaza redevelopment (T2). The
Tama Plaza model project aimed to translate this vision into practical initiatives for the
community to take up. This was being carried out through an active four-way collabora-
tion, ‘san-kan-gaku-min’ [i.e., between private-sector; government agency; academia; and
community] (C2).
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The leading projects promoted community participation to deal with a range of topics
creating awareness towards sustainable living environment and lifestyles. These projects
generally built upon their achievements from year to year, so a leading project might be
replaced or modified or a new one added, as required. Some notable new projects added
over the years represented new agenda topics such as community living, area management,
and the [Yokohama City’s] ‘living lab’ (T2). A city core team member noted that “The
wide ranging machizukuri initiatives exposed us to many topics that came up in the leading
projects such as those related to child raising, health care” (C2).

One of these projects, the jumin sohatsu (Civic Pride) Project, comprised around
15 small funding grants offered to local residents to initiate their own projects. These
grants were publicized and handled through the existing jichikai networks in the area. This
project attracted the attention of the existing jichikai members and other volunteer groups
already engaged in various community activities The numerous small initiatives coming
out of this project served as icebreakers that attracted many active local residents (T1). The
recipients of the small grants were the first point of contact when volunteers for some
initiatives (T1, T2).

6.3. What Issues Arise from Public and Private-Sector Operators Working Together?

Did any issues arise from public agency and private sector working with each other?

All interviewees categorically stated that they didn’t face any real or significant issues.
Some aspects of working across different organizational cultures, however, were mentioned.
Furthermore, the question prompted certain concerns about how the city could be perceived
by the community.

Working as part of a single team required adaptation by both partners, not only within
the team itself, but also between the team members and colleagues at their home organiza-
tions. Tokyu team members struggled to convince their colleagues in Tokyu that dealing
with the community and the city for planning decisions is a time consuming but rewarding
process. Initially their colleagues criticized them for slow progress, skeptical whether
it would lead to any visible returns for the company. This was despite the company’s
tradition of undertaking cumbersome and time-consuming processes related to land read-
justment. However, once they saw the extent of relaxation of regulations the city offered,
their impression changed completely (T1). It was a while before many colleagues realized
that those regulation relaxations had actually happened, and only since then did their view
of the deal and the core team change (T2).

Tokyu team members also felt that it took the City of Yokohama a long time to respond
to suggestions or approve proposals. They took that to mean that all Divisions within the
city office were not involved or committed to the City’s model project. However, they later
realized that this was simply due to the city’s organizational culture (T2). City staff, on the
other hand, reported being shocked by how fast responses and approvals were acquired by
Tokyu core team members from Tokyu headquarters (C1, C2).

Within a few years, however, initial distrust or reluctance disappeared, and both
partners seem satisfied with the core team’s overall performance, as all parties understood
the need for tangible results (T2). However, some differences in organizational working
culture persisted, such as when strict seniority-based hierarchy was sometimes encountered
when dealing with the City (T2). There were also differences that appeared in the way the
two partners drafted news releases related to the project in their organization’s publications.
“We, in the private sector tend to use expressions differently. We use present and future
tenses in reporting news—such as ‘We are doing. . .’ or ‘We will do. . .’. In the public
sector, it is more conservative, and more common to use the past tense to report their
achievement—such as ‘We have done newsletter this or that’” (T1). These issues needed to
be worked around in reporting progress in the PPP project’s joint publication “Machizukuri
Newsletter”.
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Any community perception issues of the public agency and private-sector partnership?

A team member from the city emphasized the need to be mindful of community
perceptions about the Yokohama City–Tokyu partnership as private companies want to see
direct benefit from the project. “We just have to be careful with projecting what we do to
the community, providing clear information about what we do for what purpose. We also
must be careful not to promote something which may look like directly benefiting Tokyu”
(C1). The city made conscious efforts to ensure that the PPP projects were not seen as a
‘back scratching alliance’ among partners. “We were always afraid of being suspected of
having cozy relationships with private companies. However, the new working conditions
at the city have necessitated working with the private sector and we need to review our
organizational culture and change our old attitude of a regulator and approver” (C1).

Another team member from the city expressed similar sentiments while explaining
that the City of Yokohama had undertaken the PPP to promote its ‘compact city’ strategy
aligned with sustainability principles. “We believe there is an urgent need to realize a
compact city so as not to waste limited resources. We are even considering setting up
higher residential tax [rates] for people who choose to live in remote areas to make them
consider moving closer to our service center. While we hope to use the redevelopment
project to encourage elderly households to relocate close to the station [to reduce delivery
costs of health and welfare services to the city], the city does not openly advise elderly
residents living in large freestanding houses to shift into apartments built by Tokyu that are
directly connected to the station. We could only highlight our concern about their living
alone and away from the center—and encourage them to consider a reassessment of their
lifestyle. There we could only make a suggestion, like, ‘you could talk to some private
consultants. . .’. We say you have the option of using the city’s visiting health care support
teams, but the city would rather have everyone requiring services to locate closer together
so we could efficiently provide the services. But we cannot say, ‘sell this house and move
into a Tokyu apartment!’” (C1).

7. Discussion of Findings
7.1. Were There Issues with the Conception of the PPP?

In Japan, as in other countries, there are clearly defined rules and regulations regarding
transparency and accountability requirements that PPP partners are bound by. For example,
the website promoting PPP/PFI projects maintained by Japan’s Cabinet Office posts laws
and guidelines governing the conception and execution of PPPs [52]. There seems, however,
to be room in the interpretation of the laws to allow extensive discussion between the
public agency and a prospective private-sector partner prior to the signing off on the PPP
agreement or flexibility in the finalization of project-delivery specifications. As Ohno
and Harada (2006) note, each country establishes its tendering and contracting systems
“according to the characteristics of its domestic construction market as well as its economic
system and practices” [53] (p. 49). Like the UK, for example, Japan has recently been
“implementing measures to utilize the abilities of the private sector in public procurement,
including Public Private Partnership (PPP)” [53] (p. 50).

In any case, the contextual reality of Yokohama would necessitate adjustments in
applying any strict transparency requirements. The suburban context is largely developed
by private train companies-cum-developers who own and operate not only the train stations
that the suburb centers around, but also the majority of land along the train line. Japan’s
recent history of adopting a developmental state model of economic development for
its post-war economic boom would also influence the interpretation of transparency and
accountability requirements.

7.2. Benkyo-Kai Study Sessions

Extended benkyo-kai sessions between the two prospective partners allowed poten-
tial issues or misunderstandings to be identified and resolved prior to signing the PPP
agreement. More importantly, it allowed the building of mutual trust among partners and
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familiarity with each other’s working style and approach to issues, overcoming potential
friction arising out of differences in organizational working structures and viewpoints.

The point to make here is that the context allowed for extensive pre-consultation
among negotiating parties prior to finalizing the project brief or commencement of work.
Benkyo-kai reflects the local context within which the PPP was conceived and implemented.
Organizing benkyo-kai study sessions when contemplating any major undertaking is an
established tradition in the workplace culture in Japan that facilitates cross-sectoral discus-
sion among all those with an interest in the topic/issue. These sessions allow extensive
research to be undertaken to explore all anticipated concerns and issues, in a relaxed and
hierarchy-free atmosphere encouraging frank discussion and expressions of opinion. These
informal or unofficial meetings serve as preliminary discussions to explore propositions in
their rudimentary conceptual form that may or may not eventuate into any concrete idea
or proposal.

7.3. Involvement of Academics

The involvement of academics in the design of the PPP and the execution of community
engagement by the core team has played crucial roles. Academics were involved in benkyo-
kai workshops held prior to formalization of the PPP and the formalization of community-
engagement program. They had also facilitated community engagement and advised
community groups in implementing the WISE City projects. Additionally, the private
partner found their presence during meetings and negotiations with the city beneficial as it
helped in establishing a power balance among stakeholders.

Again, this needs to be understood as a factor defining the local context within which
the PPP and community engagement unfolded. In Japan, it is fairly common for public
planning agencies as well as private developers to engage academics for expert advice on
various planning and development matters. Academics often facilitate informed decision-
making by identifying issues and interpreting the impacts of potential actions. As in many
Global South countries, in Japan, their involvement brings credibility to planning initiatives
because the community trusts their opinion and expects them to adopt a neutral position
with unbiased views.

The involvement of academics in seeking innovation may be seen as part of its de-
velopmental state history. At the national level, Japanese government has traditionally
promoted “an inclusive consultation process, involving academia, government, and in-
dustry stakeholders (called San-Kan-Gaku) in a number of areas, and in the preparation of
Japan’s strategy documents such as the ‘Basic Plans’” [54] (p. 10). In more recent decades,
four-way collaboration between private sector, government agency, academia, and com-
munity (san-kan-gaku-min) has become an established strategy promoted by many local
governments to encourage innovation and policy reform [55].

7.4. Yokohama City–Tokyu Joint Core Team

The realization of significant community engagement could largely be attributed to
positive action taken up by the city in collaboration with its private-sector partner to install
formal governance mechanisms at the onset of the project. This mechanism was added into
the project’s institutional framework in the shape of the joint city–Tokyu core team tasked
with coordinating all community-engagement tasks. The joint core team has proved to be a
crucial governance mechanism whereby the public and private-sector partners collaborate
while initiating, implementing, and maintaining the Tama Plaza redevelopment. With both
parties’ commitment and sharing of resources, this institutional framework allows effective
collaboration between the public and private-sector partners facilitating decision-making
regarding community engagement. Most importantly, with a small team working together
closely, a new work culture has emerged within the team that could also influence the two
organizations they belong to.

The existence of the core team ensured that the redevelopment of Tama Plaza capi-
talized on cutting edge sustainability projects undertaken by Yokohama City. At the time
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of the last round of interviews in 2017, the WISE City initiative, under Yokohama City’s
patronage, was in place and the core team was finalizing setting up the WISE City’s Living
Lab in Tama Plaza. The Living Lab seeks to encourage cross-sectoral contributions towards
promoting sustainability by engaging various private companies to promote community
living and sustainable lifestyles. The WISE City ‘Living Lab’, completed in 2017, became a
partner project of Yokohama City’s SDG Design Center in 2020 [56].

7.5. Involving Jichikai in WISE City Leading Projects

The WISE City initiative in Tama Plaza maintains several leading projects that are
either expanded or replaced by the core team in consultation with the local community,
including jichikai members, and advice from academics and experts. The leading projects
have thus served to effectively expand the scope of issues dealt with by a traditional
jichikai by exposing its members to contemporary issues regarding sustainability and
sustainable lifestyles.

An important point to note is that rather than creating new networking mechanisms
to reach out, inform, and recruit residents to join its diverse initiatives, the core committee
sought to work closely with existing jichikai. It used their communication networks within
the community to announce community-building projects under their WISE City program.
Collaboration with jichikai not only avoided wastage of project resources by the PPP
partners to create networks, it also potentially allayed fears of distrust among existing
jichikai organizations and their members regarding the PPP’s core team.

7.6. Jumin Sohatsu—Icebreaker Projects

Among the leading projects, the jumin sohatsu (Community Pride) project has been
especially useful in reaching out to active volunteers working either through the jichikai
or in small groups, allowing them to take up or expand their own community-building
projects. With 15 grants funded in 2014, ranging from around $500 to $5000, it served as
an important ‘icebreaker’, encouraging active residents to come forward with their own
projects, however small. The core team, in effect, created room for community members
to set the agenda rather than handing down a preset research agenda. Collectively, these
projects represent a locally defined community development agenda supported by the
jichikai membership that has resulted in, for example, the setting up of community-run
cafes and community event venues. The effectiveness of the project has created a buy-in
within the community for WISE City projects, borne by the fact the core team refers to
members of the jumin sohatsu projects as the first point of contact for recruiting volunteers
for community-building initiatives.

8. Conclusions
8.1. The Tama Plaza Case Study from Japan

Case studies contributed to testing theory in practice by generating empirical evidence.
The Tama Plaza case study provides an example of the adoption of ‘new governance’
theories that suggest that public agencies do not have to take the back seat in PPP projects
but can remain actively involved and engaged in community-building initiatives. Robust
PPP project governance mechanisms, like the jointly resourced autonomous core team, can
facilitate collaborative designing and carrying out of community-building initiatives by
partners with mutual trust and respect for each other’s expertise and work culture.

The discussion of the specificity of the contextual reality of the Tama Plaza redevel-
opment has served two purposes. Firstly, it emphasized the wide variation in ‘actually
existing’ neoliberalism found across countries that can varyingly affect the conception,
composition, or execution of its product: the PPPs. Secondly, it encourages planners in
Global South cities exposed to similar forms of governmentality and dealing with commu-
nities sharing similar cultural traits to draw lessons from how the existing jichikai role was
expanded to create complementary forums promoting sustainable communities. It makes
a case for city governments with a history of residents’ association, to reinvigorate the
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associations rather than allowing them to be swept aside during redevelopment through
PPP projects.

For proponents of neoliberalism, the Tama Plaza suburban redevelopment model
project serves as a good example of a city government pursuing its resolve to promote
sustainable urban transformation aligned to SDGs 11 and 17 through a PPP. This major sub-
urban redevelopment represents a government agency entering a PPP with a private-sector
partner to secure financing and execution of a large-scale infrastructure upgrade project, as
promoted by SDG 17. The public and private-sector PPP partners see the model project as a
win–win game. Yokohama City could apply its ‘compact city’ strategy of aiming to reduce
ongoing costs of extending health, aged care, and other welfare services by encouraging
service recipients to relocate closer together. A barrier-free pedestrian circulation network
above and around the train station was also retrofitted, which is especially significant in
a super-aging community. Meanwhile, Tokyu Corporation could utilize increased FAR
allocations to ensure sufficient profit margins to invest in community facilities around its
train station, lifting the area’s desirability through the redevelopment program.

On the other hand, those critical of the neoliberalist approach would argue that the
PPP led the city to forsake its planning and building regulatory control over a critical built
environment. At best, the PPP initiative could be seen as arbitrary decision-making, or at
worst, a collusion with a private-sector operator’s interest. From that line of reasoning,
development controls such as building height restrictions and FAR have been put in place
to protect larger community interests in terms of health and safety, therefore, surrendering
that regulatory control may not be justified.

For ‘new governance’ theorists, the Tama Plaza redevelopment showcases a PPP
wherein the city has not gone into retreat, but rather engaged actively in elaborate
community-engagement activities. The city facilitated market dynamics to encourage
the private sector to build community facilities rather than drawing on its own funds,
without giving its private-sector partner free rein over the redevelopment. Additionally,
it could put in place governance mechanisms like the Yokohama City–Tokyu joint core
team that the city believes has raised its capacity to realize effective public participation in
pursuing community interests and ensure public good. By sharing running costs and per-
sonnel with the developer, and capitalizing on the developer’s networking and experience
in community engagement, the city believes it could effectuate community engagement,
organize community-building initiatives, and create community spaces. Importantly, by
working alongside the developer, the city could engage with the community firsthand to
identify and actively pursue community interests.

8.2. Limitations and Further Studies

Tama Plaza redevelopment has shown how a city government can meaningfully
collaborate with the private sector through a PPP arrangement to realize sustainable trans-
formation of the urban form, rather than going into retreat. Time and resource limitations,
however, forced reliance solely on interviews with the project staff to understand the dy-
namics of community engagement and its effectiveness. There is, therefore, potential bias
in the findings about the effectiveness of community-building initiatives promoted by the
project. As such, this paper has not attempted to assess the success rates of any project. As
a future research project, however, a community-wide survey could be carried out to get a
critical appraisal of the project’s performance and rates of success of various community
initiatives.

Other future studies could be undertaken to investigate whether the extensive
community-building initiatives focused on a model redevelopment project such as Tama
Plaza through the pooling of resources by both public and private-sector players could
be sustained once these players exit the project. Another area that merits investigation
is whether such focused community engagement and community-building initiatives by
dedicated project teams external to the community could create over-reliance among com-
munity members on external actors while weakening their own community spirit. Closer to
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the specific case study presented in this paper, further research could explore the execution
and impact of the new components recently added to the PPP suburban redevelopment
agenda, namely, area management and the Living Lab.

Interviewees—PPP Core Team in charge of Community Engagement in Tama Plaza

(C1) marks responses provided by two team representatives of the City of Yokohama
interviewed in 2015 who were also members of original core team in charge of community
engagement in Tama Plaza project.

(C2) marks responses provided by two team representatives of the City of Yokohama
interviewed in 2017.

(T1) marks responses provided by two team representatives of the Tokyu Corporation
interviewed in 2015 who were also members of original core team in charge of community
engagement in Tama Plaza project.

(T2) marks responses provided by two team representatives of the Tokyu Corporation
interviewed in 2017.
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