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The urban land use planning system is established to support efficient ur-
ban activities, achieve a pleasant urban environment, and create townscapes
with significant features. The system gives a set of rules concerning different
types of land use, including residential, commercial, business and industrial use.
This brochure will give a basic description of the urban land use planning sys-
tem in Japan.

Introduction of



Designation of City Planning Area

City Planning Approval

Application of City Planning

Land Use Regulations Urban Facilities Urban Development Projects

Transport facilities (roads, etc.) 
Public spaces, such as parks  
and green space, etc. 
Supply and treatment facilities 
 (sewerage, etc.)  
OthersZones and districts

・Land Development Permission

・Building Confirmation 
・Notification (district plan, etc.)

Designation of Quasi-City Planning Area

Area outside City Planning Area where orderly land use or 
preservation of environment is required; Land Use Zone, 
Special Land Use District and Special Land Use Restriction 
Zone, etc. can be designated; District Plan, Urban Facilities 
and Urban Development Projects shall not be designated.

・Development of Urban Facilities

Urban development project

Urban Development 
Expediting District

・Land readjustment project 
・Urban redevelopment project 
・Others

(Redevelopment Promotion District)

・Implementation of  
    Urban Development Project

District Plan, etc.

Establishment of master plan; 

 
Municipal Master Plan 
 (by the Municipality)

Urban Development 
Promotion District

Promotion District for 
Reconstruction of the Disaster- 
Strucken Urban Area

Zones and Districts
・Land Use Zone 
・Special Land Use District 
・Special Land Use Restriction Zone 
・Height Control District 
・Specified Block 
・Special District for Urban Renaissance 
・Efficient Land Utilization District, etc.

Area DivisionMaster Plan for City 
Planning Area  

(by the Prefectural government)
・Urbanization Promotion Area 
・Urbanization Control Area

District Plans

Other zones and districts

Land Use Zones

Urbanization Control Area(UCA)
Urbanization Promotion Area(UPA)

City Planning Area

Other zones and districts

Land Use Zone

Quasi-City planning area

There are various different measures for City Planning, which are applied to
each area by the local government depending on local circumstances under the
City Planning Law. Land use system includes a wide range of measures on differ-
ent dimensions, and the rules of land use are usually decided by a combination of
individual measures.

●Structure of City Planning System

●Concept of Land Use Planning System

Outline of Urban Land Use Planning System

○A City Planning Area ○A Quasi City Planning Area



Urbanization Control Area 
(Development is not permitted, 

in principle.)

Urbanization Promotion Area  
(Development is promoted)

Land Population

National Total  
37.79 million ha  
 (100.0%)

Outside City Planning Area  
27.81 million ha  
(73.6%)

Urbanization Promotion Area 1.43 million ha (3.8%)

Urbanization Control Area  
3.73 million ha (9.9%)

National Total  
126.87 million  
(100.0%)

Urbanization Promotion Area  
85.09 million  
(67.1%)Urbanization Control Area  

12.05 million ha (9.5%)

Non-divided City Planning Area  
4.82 million ha (12.8%)

Outside City Planning Area 8.94 million  
　　　　　　　　　　　　        (7.0%)

Non-divided City Planning Area 20.79 million (16.4%)

（Note: as of the end of March, 2005） 

Under the Area Division system, a City Planning Area is classified into Urbanization
Promotion Area and Urbanization Control Area so that public investment for the devel-
opment of such urban infrastructure as roads, parks and sewerage can be efficiently made
to create a high quality urban area. For the three metropolitan areas（Tokyo, Osaka and
Nagoya）and specially designated large cities, further classification of Area Division shall be
designated while the decision to introduce Area Division is left to the prefectural govern-
ment in the case of other areas.

●Land and Population by Area Division

●Area Division

●Flexible Review of Area Division
If an area which has no prospect of future adequate infrastructure development is designated as an Urbanization

Promotion Area, a poor-quality built-up area may result due to uncontrolled and unplanned developments. The follow-
ing reviews therefor are conducted to prevent such a scenario.
【Regular Review】 Sets out the basic framework for Area Division by calculating a suitable population and industry for the future based

on the findings of a Basic City Planning Survey which is conducted approximately every five years and incorporates
such population figure into City Planning while coordinating the competent authorities for agriculture and forestry, etc.

【Occasional Review】 In addition to the regular review, an occasional review is conducted for a specific district within the set framework
for population when ever the prospects for systematic development, etc. become clear.

Area Division system



Twelve categories of Land Use Zone provide a pattern for land-use zoning in each type
of urban area. These can be generally categorized into residential, commercial and indus-
trial uses. Each Land Use Zone has specifications concerning the uses of buildings which
can be constructed in the zone. As described in the City Planning map（see cover page）,
Land Use Zones are allocated according to a future vision of land-use pattern.

●Special Land Use District
A Special Land Use District is designated as a supplement to the land-use regulations on the Land Use Zone. It is

designated within a Land Use Zone aiming at specific purposes, such as achieving more effective land use or a more
pleasant environment. Regulations under Land Use Zone are applied uniformly nationwide. However, in the Special Land
Use District, Land Use Zone regulations can be modified by municipal bylaw. In correspondence with the local charac-
teristics, each municipality can stipulate the strengthening or relaxation of Land Use Zone regulations.

Land Use Zones

Category I exclusively low-rise
residential zone

Category II exclusively low-rise
residential zone

Category I mid/high-rise oriented
residential zone

This zone is designated for low rise residential
buildings. The permitted buildings include resi-
dential buildings which are also used as small
shops or offices and elementary/junior high
school buildings.

This zone is mainly designated for low rise
residential buildings. In addition to elementary/
junior high school buildings, certain types of
shop buildings with a floor area of up to 150m2

are permitted.

This zone is designated for medium to high
residential buildings. In addition to hospital and
university buildings, certain types of shop build-
ings with a floor area of up to 500m2 are per-
mitted.

Category II mid/high-rise oriented
residential zone Category I residential zone Category II residential zone

This zone is mainly designated for medium to
high rise residential buildings. In addition to
hospital and university buildings, the permitted
buildings include certain shops and office build-
ings with a floor area of up to 1,500m2 to pro-
vide conveniences for the local community.

This zone is designated to protect the residen-
tial environment. The permitted buildings in-
clude shops, offices and hotel buildings with a
floor area of up to 3,000m2.

This zone is designated to mainly protect the
residential environment. The permitted build-
ings include shops, offices and hotel buildings
as well as buildings with karaoke box.

Quasi-residential zone Neighborhood commercial zone Commercial zone

This zone is designated to allow the introduc-
tion of vehicle-related facilities along roads
while protecting the residential environment in
harmony with such facilities.

This zone is designated to provide daily shop-
ping facilities for the neighbourhood residents.
In addition to residential and shop buildings,
small factory buildings are permitted.

Banks, cinemas, restaurants and department
stores are constructed in this zone. Residential
buildings and small factory buildings are also
permitted.

Quasi-industrial zone Industrial zone Exclusively industrial zone

This zone is mainly occupied by light industrial
facilities and service facilities. Almost all types
of factories are permitted excepting those
which are considered to considerably worsen
the environment.

Any type of factory can be built in this zone.
While residential and shop buildings can be
constructed, school, hospital and hotel build-
ings are not permitted.

This zone is designated for factories. While all
types of factory buildings are permitted, resi-
dential, shop, school, hospital and hotel build-
ings cannot be constructed.
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Land Use Zone controls volume, height of buildings as well as use of them under provisions of the
Building Standard Law. These regulations are designed to prevent a mixture of buildings used for dif-
ferent purposes in one area, and to ensure the suitable environment for the specificd type of land use.

●Control of Building Use by Land Use Zones

●Floor-area Ratio and Building Coverage Ratio Regulations in Land Use Zones

●Restrictions on Building Shape in Land Use Zones
【Slant plane Restrictions】

The restrictions limit building heights in proportion to the distance from the
other side of the boundaries of the roads they face, or from the adjacent site
boundaries. It ensures adequate space for light and ventilation between buildings
or on roads.
＊ This Slant Plane Restrictions do not apply to buildings which can secure levels of lighting and

ventilation equivalent to or higher than those under this restriction.
【Restriction on floor-area ratio according to the width of the adjoining road】

The maximum floor-area ratio of a building site which has a road in front less
than１２m wide, shall not exceed the value obtained by multiplying the width of
the road in meters by a certain ratio（for residential Land Use Zones, this ratio
is０．４＊, for other zones, it is０．６＊）.
＊ A factor of 0.6 for residential Land Use Zones and 0.4 or 0.8 for other Land Use Zones can

be adopted in those zones where such factors are designated by the local government build-
ing authority with the approval of the City Planning Council.

【Shadow Restrictions】
These limit the height of buildings so as to ensure sufficient sunlight in resi-

dential Land Use Zones, etc. The minimum number of hours per day that the
shadows of building sites fall outside the area are specified by bylaws of the lo-
cal governments according to the Building Standard Law.

can be built usually cannot be built

Land Use Zone and Building Regulation

Note A : Must not be built on the third floor or higher. Must not exceed a floor area of
１，５００m２.

B : Must not exceed a floor area of３，０００m２.
C : Audience seating floor area must not exceed２００m２.

〔Slant Plane Restriction〕
●Residential Land Use Zone

※can be increased to 1.5 if designated as such
by the local government building authority with
the approval of the City Planning Council.

★can be increased to 2.5 and 31 m respectively if desig-
nated as such by the local government building authority
with the approval of the City Planning Council.

●Floor-Area Ratio（FAR）

FAR（％）＝
total floor area（B+C）
site area（A）

×１００

●Building Coverage Ratio（BCR）

BCR（％）＝
building area（B）
site area（A）

×１００

D : Stores and restaurants must not be built
E : Floor area must not exceed５０m２.
F : Floor area must not exceed１５０m２.
G : Floor area must not exceed３００m２.

●Other Zones

※can be exempt from restriction in areas
designated by the local government build-
ing authority with the approval of the City
Planning Council.

Category of Land Use Zone Maximum floor-area ratios（％） Maximum building
coverage ratios（％）

Category I exclusively low-rise residential zone ５０ ６０ ８０１００１５０２００ ３０ ４０ ５０ ６０

Category II exclusively low-rise residential zone ５０ ６０ ８０１００１５０２００ ３０ ４０ ５０ ６０

Category I mid/high-rise oriented residential zone １００１５０２００３００４００５００ ３０ ４０ ５０ ６０

Category II mid/high-rise oriented residential zone １００１５０２００３００４００５００ ３０ ４０ ５０ ６０

Category I residential zone １００１５０２００３００４００５００ ５０ ６０ ８０

Category II residential zone １００１５０２００３００４００５００ ５０ ６０ ８０

Quasi-residential zone １００１５０２００３００４００５００ ５０ ６０ ８０

Neighborhood commercial zone １００１５０２００３００４００５００ ６０ ８０

Commercial zone ２００３００４００５００６００７００８００９００１０００１１００１２００１３００ ８０

Quasi-industrial zone １００１５０２００３００４００５００ ５０ ６０ ８０

Industrial zone １００１５０２００３００４００ ５０ ６０

Exclusively industrial zone １００１５０２００３００４００ ３０ ４０ ５０ ６０

Examples of buildings
Category I
exclusively
low-rise resi-
dential zone

Category II
exclusively
low-rise resi-
dential zone

Category I
mid/high-rise
oriented resi-
dential zone

Category II
mid/high-rise
oriented resi-
dential zone

Category I
residential
zone

Category II
residential
zone

Quasi-
residential
zone

Neighbor-
hood com-
mercial
zone

Commer-
cial zone

Quasi-
industrial
zone

Industrial
zone

Exclu-
sively
industrial
zone

Areas with no land-
use zone designa-
tion （ Urbanization
Control Areas are
excluded）

Houses, Houses with other small scale function（store, office, etc．）

Kindergartens, Schools（Elementary, Junior High, Senior High）

Shrines, Temples, Churches, Clinics

Hospitals, Universities

Stores（mainly selling dairy commodities）/Restaurants with floor
space of 150m２max. on the first or second floor（excluding※） D

Stores/Restaurants with floor space of 500m２ max. on the first
or second floor（excluding※） D

Stores/Restaurants not specified above（excluding※） A B

Offices, etc. not specified above A B

Hotels,Inns B

Karaoke boxes（excluding※）

Theaters, Movie theaters（excluding※） C

※Theaters, Movie theaters, Stores, Restaurants, Amusement
facilities and so on, with more than 10,000m2 of floor area

Bathhouses with private rooms

Independent garage with floor space of 300m2 max. on the first or second floor

Warehouse of warehousing company, Independent garage of other types than specified above

Auto repair shop E E F G G

Factory with some possibility of danger or environmental degradation

Factory with strong possibility of danger or environmental degradation



The total floor-area ratio by City Planning is a fundamental rule of feature. It is deter-
mined to ensure a balance between urban infrastructures and the level of development, and
achieve a pleasant urban environment in an area. Unified relaxation of the regulations con-
cerning floor-area ratio may be imprudent in that it may cause problems, such as traffic
congestion, environmental degradation and conflicts within the community.

To prevent overcrowding and encourage efficient land-use, a special bonus to total floor-
area ratio is awarded for“exellent projects”, which include the development of public infra-
structures, open spaces and housing as part of their projects.

●District Plan
（Redevelopment Promotion District）
Redevelopment Promotion District system is applied to

substantial redevelopment projects at a formen factory site,
etc. It requires comprehensive developments plans including
that of necessary urban infra-
structure and detailed building
regulations determined by Dis-
trict Plan. Subject to the pro-
ject appraisal, the floor-area ra-
tio can be relaxed under this
Plan.

●Specified Block
Specified Block system is applied to substantial develop-

ments. It aims to promote a certain level of open space in a
built-up area and to renew and improve its amenities. In a
designated Specified Block area, the maximum floor-area ra-
tio, the maximum height, and the set back regulations under
the Land Use Zones can be relaxed. In addition, when a
chain of developments occurs on more than one adjoining
Specified Blocks, it is possible to transfer floor-area ratio be-
tween these blocks.

●Efficient Land Utilization District
Designation of this type of district inhibits small-scale

building developments, and allows floor-area ratio increment
on the designated site together with other requirements, for
example, decrement of the building coverage ratio.

●Special District for Urban Renaissance
This system can be designated in the Prompt Develop-

ment Area for Urban Renaissance that is established by the
national government pursuant to The Special Act for Urban
Renaissance. The existing regulations based on Land Use
Zone, etc. are lifted in this district to allow land use restric-
tions with a high degree of freedom.

Incentive Systems for Excellent Projects

●Permission System for Comprehensive Building Design
The system is provided in the Building Standard Law. It re-

quires that provision of open space be part of the project,
allows for increment in floor-area ratio, and eases Slant Plane
restrictions of the building on the site. Developers wishing
to make use of this system are asked to obtain the permis-
sion of the local government building authority.



Construction of low buildings 
is not permitted here.

This is designated as a 
shopping mall, so a shop 
is to be created at street level.

Construction of new buildings on 
a site proposed for a road/park 
is to be avoided.

Buildings should be set back from 
the road to create a wide pavement.

The site should not be divided into 
pieces for small-scale developments. 
The layout of the buildings should 
not be over the proposed road.

Height of buildings is to be regulated.

Oak trees are to be protected.

The location and width of roads are 
decided through discussions.

This is a residential district, 
so a factory should not 
be located here.

Construction of high buildings 
is not permitted.

A hedge should be created here 
instead of walls.

The ratio of green space to the 
building site is to be regulated.

According to local circumstances at a district level, municipalities lay down a District
Plan.The Plan shows not only the future vision（Policy Directions）of the district but also
provides the regulations（District lmprovement Plan）relating to detailed matters, such as
site, use, construction and building.The Plan also shows individual features that reflect the
views of the local community.

●Regulations under the District Plan
１）Location of public facilities（local roads, small parks, open spaces, footpaths, etc．）
２）Building control and regulations（land use, floor-area ratio, building coverage ratio, scale of building lot, set

back of building from the boundaries, design, hedge, green space ratio etc．）
３）Preservation of green areas

●Variation of District Plans

District Plan

Redevelopment promotion district（relaxation of the maximum floor-area ratio when in conjunction with the
improvement of public facilities）District Plan

（fundamental form）
Large-scale store development promotion district（Large-scale shopping complexs, theaters, etc. can be permit-
ted when in conjuction with the improvement of public facillities）
Public facilities development promoting-type（phased application of the maximum floor-area ratio in response
to the state of improvement of public local roads）
Floor-area ratio transfer-type（floor-area ratio is distributed within an area）
Efficient land utilization-type（increased floor-area ratio, provided that open space is secured）
Urban housing development promotion-type（up to 50% increase of floor-area ratio for residential use）
Building shapes coordinating-type（exemption of the restrictions on the floor-area ratio according to the
width of the adjoining road in exchange for height restriction）

Disaster Prevention Block Improvement District Plan（promotion of road/park development and fire-resistant building struc-
tures for disaster prevention）

Roadside District Plan（promotion of noise prevention and high-rise buildings along trunk roads）

Rural District Plan（establishment of a good residential environment in harmony with requirements for farming）



Master plan is the vision that represents the future direction of urban planning. There are two
levels of legislated master plans in the City Planning Law. One is“Master Plan for City Planning
Area（improvement, development and conservation policies for a City Planning Area）”, which is
prepared by the prefectural government, and the other is“Municipal Master Plan（basic policy of
City Planning by a municipality）”, produced by the municipality. Even though these master plans
do not directly restrict land use by individual landowners, they provide guidelines for urban plan-
ning to set forth concrete land use restrictions.Thus, a master plan is a prerequisite for City Plan-
ning.

For this reason, it is essential for a master plan to fully reflect the opinions of local residents
and others in its formulation process and to be capable of presenting a desirable way for town
building in a concrete and plain manner based on a long-term perspective.

For City Planning, the voluntary participation of local residents is essential. It is also important
that the plan contents are properly understood by local residents prior to finalization and that
they reflect the opinions of local residents. Therefore, in the process of formulating drafts of city
plans, public hearings may be held when necessary.

Also, residents are notified, the plans are made available for citizens to review, and concerned
residents may submit in writing their opinions on such plans, prior to finalization. Furthermore,
the plans shall be presented to the City Planning Council before they are approved.The City Plan-
ning Law also sets forth the procedure for approval of each City Plan which takes into considera-
tion proposals of landowners, community planning NPOs, community organizations, developers
with a certain degree of experience and expertise, etc.

Published in January 2003 by the City Planning Division, City and Regional Development Bureau, Ministry of Land,
Infrastructure and Transport, 1-3 Kasumigaseki 2-chome, Chiyoda-ku, Tokyo, Japan 100-8918 Tel : 81-3-5253-8111
URL：http : //www.mlit.go.jp/english/

Master Plan for City Planning

Procedure for Approval of City Plans

Proposals for City Plans by landowners, community planning NPOs, community
organizations, developers with a certain degree of experience and expertise, etc.

（Proposal requirements）
�Integral area of５，０００m２ or larger（can be lowered to１，０００m２ by ordinance）
�Conformity with the legal criteria regarding City Planning, including those for
the relevant master plan

�The consent of at least two-thirds of landowners who will be affected

Judgement by a local government on the acceptance or rejection of a City Plan based on the
proposals

A City Plan based on the proposals is
judged to be necessary.

Holding of a public hearing, etc.
Preparation of a draft for City plan

Public announcement, public exhibition of
a draft and submission of concerned resi-
dents opinion

Deliberation of the draft plan in the City
Planning Council（Summary of opinions
and proposal shall be presented）

Approval of the City Plan

*Essential procedure for Approval of City Plans in all cases

A City Plan based on the proposals is
judged to be unnecessary.

Submission of the proposals to the City
Planning Council with the attached opin-
ions of the local government in order to
seek the opinions of the Council

Rejection of the proposed City Plan

Notification of the reasons for rejection,
etc. to the proponents
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