PISSN : 2465-9754 eISSN : 2508-1292 https://doi.org/10.30902/jrea.2024.10.1.137

Updat

Journal of Real Estate Analysis ®

http://www.ejrea.org April 2024, Vol.10, No.1, pp. 137~156

HIA|I7FetX L] EXHE HEf2 SR 01
- ZHAIS A= -

Characteristics and Triggers of Land Conversion of the
Non-urbanized Area in Pocheon-si

— k% ok
AR - 2V

Jaehun Sim - Jangik Jin

I Abstract |

A lot of demands of development for non-urbanized areas in the metropolitan region have resulted
in the conversion of land from rural to urban districts. This study was designed to analyze the
characteristics of land conversion and extract the triggers of land conversion of the non-urbanized
area in Pocheon-si for about 10 years since the mid-2000s. The rare event logistic regression
model was used to extract triggers of land conversion with data of lots from 2003 to 2013.
According to the results, small-sized development of decentralized lots, speculation-use for fluctuating
land value and discordance between land use and classification were very important triggers of
land conversion. When a parcel’s area was below 1,000nf, a small-sized one was more likely to
be changed for land conversion than a large-sized. The discordance between the legal land
category and the real land use increased about 2.5 times of the land conversion. Although various
systems were legislated in order to ban reckless development of non-urbanized areas and make
an efficient use of them, the systems did not show anticipated performance. The results has two
policy implications. One is that systems should be strengthened for anti-reckless development land
management of non-urbanized areas. The other is that systems to monitor land conversion of
non-urbanized areas by local governments and analyze triggers and problems should be legislated.
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Z 1 FSD, fragmented small-scale development; RIR, rent
increase ratio; DL, discordant land-use.
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H 2) Relogit model 152 2|5t Hy71Y

o

Categories Variable name Type Description
If 2012 Parcel’s category is converted from rural land
Dependent variable Land conversion Dummy category (dry paddy field, paddy field and forestry) to
urban land category then 1, else 0
Parcel area Continuous | Natural logarithm of parcel area
Small-scale Dummy Parcel area (=1,000m’=1, else 0
parcel
Fragmented | pistance of land . .
small-scale . . Average distance of the nearest land-use conversion
conversion Continuous :
development parcel parcel in 2010~2011 or 2011~2012
Connection of . . .
land conversion Dummy If distance of the nearest land conversion parcel is
less than 250m in 2010~2012 then 1, else=0
parcel
Explan Land ori
- and price Continuous | Growth rate of land price (recent 3 years) (%)
atory Pressures of Increase
variable | development il
Accessibility Continuous | From center point of parcel to the nearest road (m)
of road
Discordant Discordant Dummy Discordant land-use=1, else=0
land-use land-use
Control areas Dummy Control areas=1, else=0
Poor Agrlcgltural Dummy Agricultural promotion area=1, else=0
land-use promotion area
management Agricultural
gneutura Dummy Agricultural protection areas=1, else=0
protection areas
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(¥ 3) Relogit model =HZ1}

Coefficients of variables
Variable name
Coefficient Std. error Pr(lzl)
(intercept) -8.308 0.657 0.00
Parcel area 0.342 0.055 0.00
Fragmented Small-scale parcel 0.823 0.175 0.00
small-scale
development Distance of land conversion parcel -0.001 0.000 0.00
Connection of land conversion parcel 0.236 0.158 0.13
Pressures of Land price increase 0.002 0.000 0.00
development Accessibility of road ~0.001 0.000 0.00
Discordant land-use Discordant land-use 0.927 0.120 0.00
Control areas 0.860 0.203 0.00
Poor land-use Agricultural promotion area -0.513 0.303 0.09
management
Agricultural protection areas 0.074 0.734 0.92
AIC 3,710
tau® 0.0049
Note : 1) ? Real events ratio of land-use conversion.
2) AIC, Akaike information criterion.
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H 4) 2ZH|(odds ratio)
9 B Exp(B) Land
HETEIS REmE (coef.) (=odds ratio) conversion
(intercept) -8.308 0.00
Parcel area 0.342 1.41 +
Fragmented Small-scale parcel 0.823 2.27 +
small-scale
development Distance of land conversion parcel -0.001 1.00 -
Connection of land conversion parcel 0.236 1.20
Pressures of Land price increase 0.002 1.00 +
development Accessibility of road -0.001 1.00 -
Discordant land-use Discordant land-use 0.927 2.51 +
Control areas 0.860 2.37 +
Poor land-use Agricultural promotion area -0.513 0.60 -
management
Agricultural protection areas 0.074 1.07
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