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The Creation of New Value by Old Railway Site Legacy: Cost-Benefit Analysis for Reuse of
Old Higashi Sapporo Station Site

O T
ITO, Hiroyuki

FEEWEEDOTRENEIML TWD—H T, TE=X L7 NOBLEAND, ShEEMEROBE L
EITHAVYOFRPEALTND, WIRER R B REREOEED 2D, SEEWEROBEIE
BROWE NI E b5 BRI FIC L2 S VICHIEREPEE > TV D, [EMEHEL Y —) &
PRS2 BB EWERBIH CIIEHIEIC X 2R OBBUC B HIFRFEL A TWD, EWEkEL T

X D HT- el ORINTH D, AR Tk, ALWEEFLIER T O 18 FFLIRER SR 2 F1 1 L 7= FEBR
FEHIX A %GR, SRE I O 7= 0 O P& F 3 J OKE U R A 1T &0 B
FOAEN B HEIE DRI K > THS L D ORI &2 574 5,

F—U—F: @BV T— O BERERSHT

|

4

L
1.1 O 5 & AED B

N7 w7 RIAN—RER 2R LI-SEEWEEOFENEIML TW\WAH—FH T, £—4
N7 NOBLENG, SREEMEROBEILRLET Y A YOFMmAEL TS, Wi ERZ I &<
REBRBEOEED 727, SHEEYEROBE LR KO/ & b 72 5 BRI X 2 H5< vicbiE
Hﬁ%iofwéo:m%@M%iff%ﬁLVﬁy—Jt%émfwé(ﬁn ISR L/LN S

HARFIHU-mREICIE, EMEORMEEHY BMEROKREHRES LR ENH DL, BHEGEL
ﬁy~°i\ﬁﬁ%_;é%ﬁ%%%®%ﬁ_%%ﬁﬁ%ﬁ%m1wéo%%%ﬁVﬁv—mi
LT IMMEDRIN TH D, £, ShEEZXG L LIoBRRICIX, FEREEST 5V v LV b
LTWD (F 2), “|"hRWIIH L L TOSEEY” OFRBIESIL. E3ICv=T7 BEOFREH &
59,

BESERFZE I, B3 (2006) . PNEIEAS (2007), & (2020) 72 Kb 5, EEIED (2006)
(X, HHTEREREEAE & B o< OB ROMFBEEAMICIONT, ZOMEEEI L TH%OT
FPEZBE LTV D, WHIEDY (2007) 13, BREFRAZ R E LT, £55K 0 L Lol
TN R 2 RIS T L T D, (2020) 13, KIKEREOMEH X 235 & LT, CVM (K
BHGRHRE) ZHWCTZ ) T2V A FEFEL TV 5, 29 Lizeh, FRCdiEE T,
BREEODICHEY=THMETLTEY, $HEEIEZROSEEEORNEHLE & bIC, HhREE
DR 2 PITHIROBLE S, A% ET T FE AT REN D THAS D,

bR R R

19



bHpE B AR 8 EH 2 5 2021 4F

F1. M XA

X 4 WS o F A MUK (X 8 5 22 D 44 )
(VAT FLIE 7 3 3 X AL IR

i i 20.7ha (= i DX [ R B 3 0O Bt 47 1 )

FLIEHR L8 & 0 B K 3kmi A7 3 5 IH [E S B ALIRBR R C© 5 5, 288 O FIEME D &
WHBT IR SN =B e W R RFI M & 2> Tz, ALIRTF OB HifHE Iz v T

EARCIE S ERE RS DO L DIffiB ST O TS, ar_Rovgrivr ¥ —%onNtiE
O EEBR A POEMICI Y, EERMERRHEOM AL L TEFHELEX D X
HX EXhTniz,

2500 N MU O [EBR 23k OB S rIRE R 245 2 BT D #8

NN N .
HRarRyvarery2—Thd,

NE T
. CEOBH - ARRFEREREICE X OEEBEELZXS 2
15 = L4 —
S S e LB E LR R T.63432M0 7% T d B,
20084 D T M HEL [/ —7 A (ilas) LM EFHAL T
PAEEBMX HEMERK T Y 7 HLE W72, 20184E4H kW TS5 Y5 (RaSORa) ALIR 124
EEELTWS,
%Kﬁ?/—&[ﬁ é’)ff%jﬁfﬂ/ﬁ /\o‘_‘j"’j\ %éﬂ:%\ @%\ /Q‘_‘ﬁ j‘ll/7i};.77}££‘é—)*%

T B S 4haD X AR TH 5,

Hidt) FLEiH (2018b) | ALERTT (2019b) KL (20200 | KL TR E 55 < 0 RS i i
(2012) \ V=¥ % LT A ¥ — (2018) & SHFIZEFPIER,

) MAOAEERICIT, ALRTERRER Y 2 —0F e, FRTHRERE S ¥ —2NBEEL, Zh
NI CTEE SN TWe, 20, ALRTTHRERE 2 — 13201 FEICE DR A 2K 2 T 5, 2021
ii?bgﬁﬁﬁ¥%@?y&—ﬁ\E%%@ﬁﬁi@&%%ﬁﬁﬂ%&é#%%%%kLfﬁﬁdﬁ
O LIEERZ I T T ARTIE, ALEEFLIER i o (B AALIRERER R 2 6 R B FE D
Rt 2 A 0 Z L2 LT 5, BARMICIE, S0EEDERIAH O b oBREEAB LW
RIE SRR X 0 B FOA E BRSO MR L A B ERR o 23 5, Tz &
ST, BHWEHEL AV —IC XA MEOAIH 2R L7z,
1.2 BENSGOME (1 3)

RO HTRGIE, ALHEREFLIR T O (A HALMRER B2 R U7- BRI HIX T 5, THALIR] o
4 1%, 1960 4R A E$k D RALBRER IS K OBH R T o0 SRFLIRE (/12 B 7 AU CUE S 47z, HURLIR
BRIZ, MYEFOALHEESGE SR — 78/ Sk OBIROER & LT 1926 4FICBHZE Lz, EILEEGE~D
FHABR & U CERIRRICAN ) BE TR > 72, 1943 FICEHELTIRAROIRE 725 & WYL
LTHHEL, —RIIHLRTNR RO B ELZE T, 0%, KRAatkEt % —BERIC
&b 7D WTHSRE DB RO E (INESGE OFEIRIZ L 0 |, BROEEIDR 2 IS/ L T\ o iz, 1973 48
ICT RN EHIE (2021 ERFR) ORRBEICE D725 & bEMEIRE LTI L TV a2y 1986 4EIC
PEER & 72 o 7=, BROJEKZeBiix, ML= 2 = =4~ —2 3 > /3—27 SORA| DOEFCHRBHIE A
Fr, 2002 L TRLBR T EESEIRBE o & — ) 23, 2003 4EIC THLgR=a > _o v a vy —) BIO
(XS EARMARE] NA—T72 Uiz, & 5122008 FITIT KRB pEEMR ™A —7 > L, —KE&E
BTV TIAEENED ST, [E2FAKMAR] ITITEREDOMAREZ A A —T LICWEAED, FHE
Mgk (7Y ZFR) BFAMTIZIH AL S A 7 Y =R b, MO EEZ T A L TE=#0E
20




bHpE B AR 8 EH 2 5 2021 4F

DA4FEE L EDTNWDHZ END G, (HHALMEEREIM 2R H U= R R R %, &mskEL Ty —
IZSEZHOLWEREWZ L9, MEEESFR IR,

2HkET— 4
2.1 BB O S 1k

B O HIEIIE, BAES T 2@ 2, BMEROITIE, B & ERIC L2 BRE=R
YA 5 FIETH D, Afa THO D TR LB IS LR & 92, B AER L RIE, FH
IR, RUEE, EI5|Rp CRIEREEEDT O 2T, #HE LGNSR A L E A BEMEC
AR A L7292 T, ey hOREREZREATRLCEXH IS,
2.2 RO T — &

Bat B LOBEAN A EN L EEIE, SETEMEREHS - BB —T 0 32— —
2 (2018) (ZHEHLT %, HHHEMEIC, Bfiat, B HEMmS 2 50E LR - FHlT 5.
1) #EH

o DR O SR RS E R 5,292,175 T M TR 2000 4FEE~2003 4L (FLIRTT (2018

a)), MATHIM P OFEDOFETRIIHEE Y L+ 5,

L= X g ok 2 —0FFER - iRgiER 15,028,000 T-F, HifTHI/H 2000 4 ~2002

R (PLIEHT (2011 @), FEATHIM F OSFEOFEE ITHEFERID L35,

L= o R ig ok 2 —OfERFE B © 218,300 T-F) (FLIRTT (2011b)),

HLABRAAG & & BICHERFE B N A L, FHUBIRE RS BB Ix—E & T 5,

FLIR T PE IR B o & — D HEEE - fa 22 2,883,000 T, Faf T3 2000 45 ~2001 4EEE (FL

e (2011 a)) . MATHIM P OKEOFELRIHEEY LT 5,

FLIE T PESEIR B o & — OHERFE PR © 24,381 /4 (FLIET (2019 a)),

24,381 T-H/4 (FLIRTTT (20192)) 1%, 2018 FEEH iD=, REFR (nd.) (28> THIEA

4 (2002 FEE) AR BUIIC A 2D,

24381 T (2018 AEHl) + 1.207 CGZHFEE M HERE)

=20,192 T,

HLABRAG & & BICHERFE B A L, FHUBIRE R RS BB I T —E & T 5,

X S XA KHAR O E : R FEE 2,480,000 T-F, T HIMIE, 2003 4 FLiEH (2011 b))

HAERE L5,

S XARMAROMERFEHRE : B1Z8E (nd) #5812, BAEMEHZY 287 M/md D

PR & RoAZ, WATHEE S 72 0 MRS R I AR ERE L U CEHT 5,

287 M/t (LIRSS 7 0 MERFEEEE) X 40,000 i ([ )

= 11,480 T,

il (287 M/nd (E &% (n.d))) 1%, 2010 EEHMO -0, EFER (nd) (2L - Tt

FBAR (2004 ) 2R B IS REAME RS 2 9 2,

11,480 T-F (2010 A=Hiff) + 1.106 (G HALHE{REL)

=10,379 TH.

ARG & & BICHERFE B A L, FHUBIRE R RS BB IL—E & T 5,

PAYERERR D F R - B HE S o ) FERIIEREE LR U OB 5 (F 4), Tk % 2

21



bHpE B AR 8 EH 2 5 2021 4F

T (2007 H-~2008 4F) & LK THIM R OB FOFIELITHER Y L35,
232 TH/mt (BAZAIFE Y720 S3%) X 57,953.74 mi ERRERE) (KFn N A2 T3 (2008 a))
= 13,418,475 T-H,
BN RS 72 0 R, UM ES & W (2008 42) OF —X Z i L T\ 57 i
R 21X L7 u,

PAYEMIRR DMERFE BRE - AT (2008) A BEIT, A HEBIHEL & FEE O T ilBfRH
D x \ZHERHEfE 57,953.74 m 2R L TR D,
3.5814x + 13,584

=221,140 TH,
BAMRZGIT, 2008 4EEARMO 7= EIFE (nd) 12X - THHBALE (2009 4EFE) AR HH|IZ
AT 5,
221,140 T-H (2008 4EHAM) + 0.972 G ARRRED
=227,535 M,
ARG & & BICHERFE B A L, FHUBIRE R RS BB IL—E & T 5,
2) fELE

LRz o X v g e Z—OI4E  ALIETH (2020a~e) T — 4 (2015 F7405 2019 4£F T MY
A-XH) ZHVWD, BFER (nd) I2XoT, &40 M-S Z430HBL (2003 42E)
FEFE BRI 2 L2 9 2T 5 DEEREERHT 5,

{114,446 T-M (2015 4F) + 1.176 + 115,142 T[ (2016 4) —+ 1.157 + 115,243 T-[1 (2017
)+ 1.203 + 97,986 TH (2018 4) =+ 1.208 + 97,986 T-FH (2019 4) + 1.2291}/5
pogis

=90,691 T-H,

ARG & & BITEREARA L, FHUEIR P ERIT—E L T 5.

PAERERR OIS M iZEaR D 2008 4F Y4 W] DM 7E L BARIC, /INEEDTE LRFIAR= 4 5 U CTE
45,

110 &M (Hi%hisg OFMI5E LR (CRFiD AT (2008a)) X 264% (NEHEDE L
BAIER) (RRFPEFEE (2007))

= 2,904,000 -,

YRR OFMIE B BRI, FHEPIIE O 72 DRI 21X L 722V,

ARG & & BITEREAREA L, FHUEIR P ERIT—E L T 5.

3.
3.1 BB X OMELROHER - FHANEE $
B X OEEOHER - SRR R AR 2 1077,
3.2 B HMELE 4T Doy Bt
Hegt S - BB LOMELE 2 AWV TR AERILERE RO 5, D oRM GRS, KiEE,
FEIH) ZLUTITRT,
FHAM - 50 4R, JRMEGE ¢ 2020 4F (FRAE) ., FI5I= « NS FEREA oo B LR AT I &
LTV D A AIEIS ]2 4.00%.
22



JbipE B GE B8 ARE 25 2021 4F

#2. BB K OME R O HEFH AR

X4y i i THH L E i
-l (X ] B R 5292,175 FH
R 15,028,000 F
=N BN ca
HEFRE B 218,300 T 4 /4E
AR 2,883,000 F
FLMRTH E R v & —
# H HEFRE B 20,192 T 4 /4F
R s By 2,480,000 F
S o IXA KA
MERFEELE 10,379 T 4 /4F
FEE 13,418,475 FH
EE i+
HEFFE PR 227,535 F {4 /4E
igar_yvarvkbry— I %% 90,691 T 4 /4F
(A
P 3 i 5% I 2% 2,904,000 T [ /4E

3. BEHRERSTOONIER

w2 97,790 & 57 1
AE 2% 104,320 & 5 M
e FAE 25 R 1.07

INTRE R 23 3 IR, B IE 97,790 & 0, #fE 481X 10,4320 B0, B HELE T 1.07
g7, SREEWEREIR A OB L 0 REAN A FNAERITEH 2 LR 5 RFEZ2ET
DI ENRBI N,

4 555w

AFGTIE, ALUEEALIR T OO 1R HALIRER B A 2 et S B IS FE O IF M 2 3 A 5 2 &3
HiCh o7, BRI, S0EEWE A O 720 & # 3 X O8kGE &9 BRI R I
£ 0 B FIA E D FERE O BT X 5 B FERS T & kA de, AR TR RIZLLT CTh 5,
AR TR X 97,790 B0, 104,320 B 5 M., FAMELSHERIT 1.07 TH Y | SaEEWERBH
FIHORBRRIZ LV BN FIAEN A ERITE A2 ERIDRFEEZHT 2 2 LAVRB I N,

BB, BINTEHEBLOS%ROBEIIUT CTHL, AROSITIX, T—FBAF LT L
ERLDATRER B R L OMELRICIRE LGt EE - T b, A%, EEMIITEESh
T D D ERACA IR EE 72 Z AR O FHANS S ER Y f 2, B A ERR AT KB S B2, & 51T,
Bl aw F 0 A L A XD WA e & ORRFIIEE A ZJE L 7o FE IS S B ATz,

23



bHpE B AR 8 EH 2 5 2021 4F

b

1) KK (2020) 12X 5,

W 2) BiboA Lk (2019) I2X5, SHEZBKRORNGETH 0 DWWS [EiboA) 13X, B
BRah. ek, EOEREOT U N RTIRE, BEER, XA EDA U RTIRIZH DN D,
TURRTIROIT 2N EE LTBATENE 2D Z L3 Z 0,

1 3) FLIET (2010) 12X B,

T 4) 2008 “EBHEERFO Y% pd i D FEET — X AFRREER7-0, [F4FE (2008 42) FIFHHEE
B (Ko 2 TEERAS) Ik 28R (ias ((—7 A) ©<IE) OFZEE (290 (EH
KN AT 3 (2008b)) 3 L OMEEHFE (125,249.59 ni) (KFiNw 2 T2 (2008b)) 75,
HNLEfEH 7= oFESE (232 TH/md) ZH#EF L7129 2T, ZOFEFEEHM (232 TM/m) (2
MM OIEREAE (57,953.74 mi) (KFi o AT (2008 a) Z#FLHZ LT, Mk
KRR DEERZ KD D,

[ 51 HCHk]

WHIHES: « mEE s (2007) TEH5< Y Ll U7 $RER W O F &M BT 2078 - > <X
T AT U ARKEREROFH] - [ HARF B - fasCE] 24, pp.687-692.

BRbo Ak (2019) [THRICEZT-OHRO L B BHilEhi] A HRA:.

ARFTHE— (2020) [ HAEYSEMEE] V- L.

FLIRTT R E H-5< 0 [EF T FHERS (2012) PALIREER i FHE MK G E 02858 (52) FLRTRE)
WIS oIXAHK] AR TR E H-5< 0 A0 i FHEREs.

RETHEHERE RS - BB —T 2 —Z —He 2018) [THEHIFFR FEOE FAER O
~v=a 7 (%) <Ak 30 FESGTIR> ] SEmEMEREHS - B2 —7 4 3 —% —
.

] - R (2006) THEHEGER N & £ H3< 0 L ORI 5 FEAEIRFE - B
B O & & -] [a@Far5E] 49, pp.171-180.

AR - /MASER « IAEUE - B EES (2008) [HE A AEPE OHERFE BRE FHICBI T 2 %8 -
J-REIT OB/REHRATE N U7 E R ERBRHA ) [AIEsaeE. F-1, #iahm, @Ry - &
] pp.1315-1316.

HHAE (2020) [RBKEURDMEEMEIZEIT 2 ) 7~ 3P A v b OERHTMIEOFHHIZ O
T CVM I L BEHOA ) TEiEHEHRE4E] 19, pp.47-54.

(511 K]
B PEFEAS (2007) ThH TESEREFLAFNA ) (https:/www.meti.go.jp/statistics/tyo/syokozi/result-2/h2c6
kkaj.html) [2021 42 H 11 H&MH].
E 224 (nd) 12E&E (https:/www.mlit.go.jp/common/001031119.pdf) [2021 42 A 11 H
ZH].
LR (2010) TL AW LKEDO~—7] (http://www.city.sapporo.jp/somu/koho-shi/201006/document

$/201006shiroall.pdf) [2021 42 A 22 A&HR].
24



4

AeiigE M B e H8AE 25 2021 4F

51

i

FLWRTT (2011 a) YRk 12 A TR OMEE | (https:/www.city.sapporo.jp/zaisei/kohyo/yosan-kessan/k
ako/documents/tosho12.pdf) [2021 /=2 H 10 H &[],

FLIRTT (2011 b) TR 15 4R TR OME (B TH) | (https:/www.city.sapporo.jp/zaisei/kohyo/y
osan-kessan/kako/documents/tosho15.pdf) [2021 -2 H 10 H &M ].

ALBETT (2018 a) [ E SIEAHIK (FLIRREHS i FHm 3 & o1 XA LM X EFEE 3E) | (https://
www.city.sapporo.jp/toshi/kukaku/jigyo/chiku/gairyakuzu/115h-sapporo.html) [2021 4-2 H 10 B
HR.

LR (2018 b) MHEEBEEHEFHM T — k1 (http://www.city.sapporo.jp/somu/shiteikanrisha/contens/d
ocuments/95_sangyo-shinko-center-h30.pdf) [2021 42 A 19 H & M.

FLIRTT (2019 a) ¥Rk 30 4% HERMARFEMG S — ~ ) (https://www.city.sapporo.jp/somu/shusshi-da
ntai/system/h30/documents/13_sanshinzaidan_h30hyoka-sheet.pdf) [2021 42 H 10 H &M ].

LR (2019 b) TREEfER M (PDF : 3,702KB) | (www.city.sapporo.jp/keizai/kanko/mice/
documents/sapporoconventionfacilitiesguide 07.pdf
) [2021 &2 A 19 B &M,

FLIRTT (2020 a) [Fpk 27 5 FEEEHEFMG S — b1 (http://www.city.sapporo.jp/somu/shiteikanr
isha/contens/documents/96_convention-center-h28.pdf) [2021 42 H 10 H &[],

FLIRTT (2020 b) [Fpk 28 4R fFREEEE TN — M (http://www.city.sapporo.jp/somu/shiteikanr
isha/contens/documents/97 convention-center-h29.pdf) [2021 42 H 10 H &[],

FLIRTT (2020 ¢) [Fpk 29 5 FEEEHEFMG S — b1 (http://www.city.sapporo.jp/somu/shiteikanr
isha/contens/documents/97 convention-center-h30.pdf) [2021 42 H 10 H &[],

FLIRTT (2020 d) [Fpk 30 4R fRE B EE TGS — ) (http://www.city.sapporo.jp/somu/shiteikanr
isha/contens/documents/99 convention-center-rl.pdf) [2021 42 H 10 H &k ].

LR (2020 ) SFICHFEE FHEBEHEATHME T — ] (http:/www.city.sapporo.jp/somu/shiteikanri
sha/contens/documents/99 convention-center-rl.pdf) [2021 42 H 10 H&/M].

FLIRTH (2020 £) THUXZAER | (http:/www.city.sapporo.jp/ryokuka/shiryo/toukei/documents/2-6.pdf) [2
021 2 H 19 HZH .

V= LU A Y — (2018) T4 H28 H(L) [Z Y F#LiR] A% — ] (https://www.atpress.ne.jp/ne
ws/154994) [2021 4£2 H 19 B,

RFNT ZTH (2008 a) UFi7e7e ) AEENRD | BALBIC KAE S RbsEfisg 53t E T4 —
7 AFLMR (iias sapporo) | A—">7| (https://www.daiwahouse.co.jp/release/20081016083516.html)

[2021 422 H 15 A& M.
RFn T Z2TZE (2008 b) TAEBI A KO KIEE A pEZEMER 232 < 1T OMFFE 5 EIHRAT FE A
Mias (A —7 &) ©< X)) A—7> | (https://www.daiwahouse.co.jp/release/20080829115007.ht
ml) [2021 42 H 15 H&H].

FEBE (nd) [tk BFEOE XSO I LB 2258 R 2DV T (https://www.pref.naga

no.lg.jp/nochi/documents/04shishutuzumumikannzannkeisuu.pdf) [2021 42 H 13 HZ: M ].

(2021 4 8 H 27 H=Z )
25



