ZEXAT HMlg7#(2018.6): pp17~39 http://dx.doi.org/10.15793/kspr.2018.97..002

uizlo| Z7VE ain TS| BE AE o7
 FAEE OMAS e’

A Study on Spatial Cluster and Fixation Process of the
Vacant Houses in Iksan
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Abstract

Vacant houses can have a more serious impact on residents’ quality of life when they are spatially dense or when
such conditions are fixated. Accordingly, this study examines the spatial clustering of vacant and abandoned houses
and the fixation phenomenon in the clustered area through the case study of Iksan. The vacant and abandoned
houses formed strong spatial clusters in the inner city of Iksan, and the clustered area showed characteristics such
as physical vulnerability of housing and neighborhood environment, high percentage of elderly and low-income residents,
and low real estate value. Also, in the clustered area, the vacant houses became more pronounced and multiplied
as the occurrence diffused into adjacent areas. To draw the factors affecting the fixation of vacant houses, binary
logistic regression was conducted and as a result, the characteristics of the parcels and location of those properties
and the ratio of the eldetly in the neighborhood present a statistically significant influence on fixation. The fixation
process of vacant houses was found to occur in several vicious circles such as vulnerability of parcel and neighborhood
environment, no transaction for long, difficulty in concluding a deal with owners, vulnerability of elderly owners,
and indifference and helplessness of residents. This study shows implications for management and utilization of vacant
houses in urban planning and suggests a useful analysis framework and strategies for the efficient management of
vacant houses in small and medium-sized cities.
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Table 1_ Contents and Methods for Analysis

Stage Contents Methods Data
* Data on Housing Vacancy of Iksan(2010)
. * Gridmapping * Data on Water Supply Suspension Status of Iksan(2015)
Spatial Cluster of , . o

* Global Moran’s 1 & * Data on Registered Building(2015)

the Vacant and Abandoned Houses .
[ ] Local Moran’s I(LISA) | * Data on Land Parcel Characteristics(2015)

Stage 1

* Continuous Cadastral Map(2014)

Spatial Cluster of
Vacant Houses

Characteristics of

the Clustered Area * Statistics Data

* Field Investigation

Using All of the above Data and

* Tong-based Data of Iksan(2015~2016)

* Officially Assessed Individual Land Price(2010, 2015)
* Road Name Address Map(2015)

* Field Survey Data by the Author(2016)

Analysis

Fixation of Vacant Houses
[Stage 2] in the Clustered Area

Fixation of

* Point Pattern Analysis

* Data on Housing Vacancy of Iksan(2010)
* Data on Water Supply Suspension Status of Iksan(2015)
* Field Survey Data by the Author(2016)

Vacant Houses | Fixation Factors and Processes of

* Binary Logit Model

Using All of the above Data

the Vacant Houses

* In-depth Interview

* In-depth Interview Results by the Author(2016)

7)  i=Rele] MAFEE Bee] 1o Barre] Be ) euAae Y], FAH0R WATHS 371 BE AdoR
QIa] TEpEl e, Bl 7 287} SellEnt |9 19804 ol £3E e, BeplrrEe AjerEao]
BT BANRE), AP, Bl A% 78, TRAEAFEe 220 tilelals T cont g, A E FAX]
150m Bk 221 200w wlT ZJe -S| cont BEel WAUA] AEZe A33F) Glol A% Feg)

8) A7 27l 2elo] Jhe B BoleA ERAIHCE Soom oluhS Telsle] AT

HIZle| Z7Hd FAEut nRislof 26t A5 A7 21



o,
o
)
1
iy
rid
rli
o
2
N
R
12
filo
b
B>
o
ox
L
do
r o

=9 9|2 JLES dRRA0164 1€ 224, 2¢
2~6HE HASI, ZAF AJFe] HIFo] oL US|
Q= 553 AR AHR AAR) ZF A A=
w1 WAe] AL3E ot 2~77l B F|ol A
Ao, AR 248 Foll offd Al7<] B4,
AAA, AF-AE]EHY BEAJS miefsitt, o] & flal

oA S B Z7(2015~2016), NEZAIA|7}
ZF2(2010, 2015), ERHFAARR (20155 F7}
Aoz ARSFATKATAl 2015-2016; =AY
2010; 2015a; https://www.juso.go.kr).

2. WIZo| MALS} A

20109 A1 9] H15do] 2016E Aol IO
ORIE=AIE BjIStAL 11 HlEe AmE). B 7]

2o 1) 914 e olst HEg wetslr] Sls) 64

7F A0z Yot Sl WAl Fold Thilge 4
TR he, 7|0l W 0 FoR Aze U
o] o2 WT 7i54o] ShA] S5 S
o] A A R Aol 4 Hlold
2 TAsle] Shelsie, o) AAEH A A
7 R AR AAGE B A0k 1)
o] i Slshe B 8ttt A4 AT
G971 918 7 7l BB ABAEA
ok s B AU 71
WA GReRE HolFe
023} 9ol @ e of
HE So) =ETc 2
o et a91e wEsHE, olap

£ AASH] AR Bgo= 957

ol

o o
O ol . |B
dEEE
o> r),
o\Nn‘l)jN_{N
0,
rgiﬂfll%_&mlor

9

v

Mo o
ro
a

P
. o HE
FoRA
filo
o o oot @

].

12

kil
aL.J
)
ko
ro
it
fijo
Ty
_O,_I'4
=
N
o

=)
A"

[o
Jo
o2,
rO]l
i

71 A1) wixdo] & Aol
of S FTHULE £ ol FFe vAlE 8=
= &Sk H Aoy, olgEARge v

p
i)
N
12
flo
oE
m(e]
tl
ﬂ
£
P
QL
8,
o
a:
HI
T
=2
>,
X

Table 2 _ Interviewees for In—depth Interviews

District | Interviewee | Gender/Age Characteristics Date
H1 H1 Resident® | Female/50s Head of a Tong, Inhabited for 10 Years, Owner-occupier 2016.5.4.
H2 Resident® | Female/GOs | Head of a Tong, Inhabited Near a Vacant House, Inhabited for 30 Years, Owner-occupier | 2016.5.3.
H2 H2 Resident@ | Female/70s Head of a Tong, Inhabited for 43 Years, Owner-occupier 2016.5.3.
H2 Resident® | Male/70s Inhabited for 50 Years, Owner-occupier 2016.5.3.
H3 Resident® | Female/30s Head of a Tong, Owner-occupier 2016.5.2.
H3 H3 Resident® Male/80s Inhabited Near a Vacant House, Owner-occupier 2016.5.2.
H3 Resident® | Female/80s Inhabited Near a Vacant House, Owner-occupier 2016.5.2.
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Figure 1_Spatial Distribution of the Vacant and Abandoned Houses in Iksan
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Figure 2 _ Result of LISA Analysis of the Vacant and Abandoned Houses and Location of the Clustered Area in Iksan
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Table 3 _ Characteristics of Three Districts in the Clustered Area

Class 2 General

Residential Zone | Class 2 General Cléses Ir;JZ
/ General Residential Re .:;e cial
Category Commercial Zone s%'oen !
Zone ne
H1 H2 H3
Total Vacant Houses (count, %) 27(16.6") 56(10.7%) 98(22.5%
- in good condition 8(4.9) 31(5.9) 17(3.9)
- in bad condition(ruined) 19(11.7) 25(4.8) 81(18.6)
Vi Buildi - o -
acant e Deteriorated Roof (count, %) 25(92.6™) 5496.4™) 88(89.8™)
House Condition
Small Parcel (count, %) 5(18.57) 3547 44.17)
Parcel - " .
ar'w‘ Inaccessible by Car (count, %) 23(85.27) 38(67.9) 70(71.47)
Condition
Beside Narrow Local Streets (count, %) 20(74.17) 46(82.1) 84(85.7")
Physical Total Occupied Houses (count, %) 136(83.4") 468(89.3") 337(77.5)
Characteristics Buildi . ", ”
e Deteriorated Roof (count, %) 94(69.17) 307(65.6" ) 227(67.47)
. Condition
Occupied
House Small Parcel (count, %) 16(11.8™) 12(2.6™) 8(2.4™)
Parcel . sk .
aree Inaccessible by Car (count, %) 11080.9™) | 240(51.3™) 141(41.8™
Condition
Beside Narrow Local Streets (count, %) 97(71.3™) 356(76.1") 257(76.3"™)
Total Detached Houses 163(100.0) 524(100.0) 435(100.0)
Ratio of the Small Parcels (%) 29.6 13.3 14.8
Parcel
accels/ Ratio of the Parcels Inaccessible by Car (%) 52.7 37.3 31.4
Infrastructure
Ratio of the Roads Narrower than 4m (%) 40.9 52.1 58.4
Average Official Land Value of Parcels with a Vacant House (won/nr) 185,322 187,250 154,341
Economic 1. rage Official Land Value of Parcels with an Occupied House (won/?)| 189,410 195,310 170,352
Characteristics
Average Official Land Value of Parcels with a Detached House (won/m) 188,733 194,449 166,745
Residents Aged 65 or Over (person, %) 163(27.1) 446(26.1) 396(23.1)
Socio- Residents Aged 65 or Over Living Alone (person, %) 75(12.5) 133(7.8) 155(9.0)
demographic
Characteristics | Recipient Households of National Basic Livelihood Security (household, %) 49(13.9) 59(7.3) 70(7.9)
Average Family Members per Household (person/household) 1.7 2.1 1.9
Note: * Ratio of Vacant Houses(Occupied Houses) to the Total Number of Detached Houses.
#% Ratio of the Respective Houses to the Total Number of Vacant Houses.
##% Ratio of the Respective Houses to the Total Number of Occupied Houses.
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Figure 3 _Fixation of the Vacant Houses in the Clustered Area (2010~2016)
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Diffusion of the Houses with Suspended Water Supply in the Clustered
Area (2010~2015)
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Table 4 _ Variables of Binary Logit Model

Variable Definition
Dependent Lo 0: Houses Vacant in 2010 but Occupied or Demolished in 2016
i Fixation of Vacant Houses k
Variable 1: Houses Vacant both in 2010 and 2016
Parcel Size 0: Not small, 1: Small
Parcel Shape 0: Rectangular, 1: Non-rectangular
Parcel Accessibility by Car 0: Accessible by Car, 1: Inaccessible by Car
Condition . : : .
Narrow Local Street 0: Beside Mam Roads Wider than 4m,
1: Beside Narrow Local Streets
Official Land Value In(Official Land Value in 2015)
Houses with
Deterior: eth Number of Detached Houses with Slate or Tiled Roofs
Physical Ratio of the Parcels (Number of the Parcels Inaccessible by Car)/
! Inaccessible by Car (Total Number of Parcels) X100
Independent Ratio of the Roads (Total Length of Roads Narrower than 4m)/
. g
Variables Narrower than 4m (Total Length of All Roads)X100
Change of Population Population in 2015 - Population in 2010
Neighborhood Rate of Change in the | (Average Official Land Value in 2015 - Average Official Land Value in 2010)/
Condition Por ¥ ” t Average Official Land Value (Average Official Land Value in 2010)X100
enti
Accessibility to 0: Located within 500m from the Iksan Campus of Jeonbuk University
the Key Facility 1: Located more than 500m from Iksan Campus of Jeonbuk University
Ratio of the Residents (Number of the Residents Aged 65 or Over)/
Aged 65 or Over (Total Number of Population)X 100
Residents | Ratio of the Recipi
to P,lem Numbser of the Recipient Households of National Basic Livelihood Security)/
Households of National
o . (Total Number of Households)X 100
Basic Livelihood Security
AR AV, AFAEAS e 2958 5 Aol 7 26 A7) vidso] 91 4 9l
PSR 22K <Table 4> D). ong olHER o) ool BAALE Bl <)

HA Qig]o] HAEA HaE2 24 FHoMdyt 215 Hicks HeE Aokt
PAE F8oHA fste] AAstqrt. Aol 499 94 B4} sl T 9] st
w2H F2|57], AP, Hexdo] T {5 Hlg, o] T AdH], Fait g2 o] A 5ol
HAE B2 A doXIthda7, 484 2012; A FEI] {510 FFe vl o= A HE
o) 7S . 7 =24 FHerd A THSternlieb, Burchell, Hughes and James .
AAu) ZIAE 2016). oo] et B2 Eala Hoky QItkSternlieb, Burchell, Hughes and 1974). &
= HolT= MigEA dkagr] off, Fo93a) 1 =rolks olefdt EAEE S o= Higsk= ¥
AR, EFHEER] ARE A5kt Eqt dukd FRA A ELFTESE AFotrhy. B3t 29
O o|HkE R = BEfdt YR|E THFEH W2 FA O] ZukAQl 214 Qlaet 2bgS whdstaral,
13) eF-BREFET} o 2B BRTRS VIgshe KB RATHRE WAR AN olfi WA FHA Y i o] B
£ 0ol o Gl FEE0] g S| WEd. A=A WolA e BRErEl ot A BT Ea o] AT 09724
o] EouR A gxo] ERRiNto s FElo] ekl FEjA JolgkS AWE 4= gls. T FEH|go] ofd FEIGE HEE
T2t 22 HEA R AR A, T FEAE AJol2 Qlste] Z|EZto] A AEE 4 ] WiEd
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AE"A uTh 2 g UE ERUISS MR T2 ol 37 2459 Aolut ol Al mE 44

sHTt =19 i S tifchks HaEole H 2APEFE HR]e] =8 831 F shtelr] whzo]
o 22 W FE=Q S A 70 2 Hiedsi= <l CHNesmith 2003; O, O]z 2015).
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Sholrt. FaAIE 22 ARk R A 2) 2Mdut

o] H2e Tefstr, ol 2 Wy 2HA
Qo ARy Solilristo] $ACWA FH 9l <Tuble 5>9} 2ol olFRARFL 4% A, %
gart wE Aoz Z|hEp] HEel. A=A Folis BAGIT BAAE Aole 87
TR AFAEY W4S0] A, AAA AR T), HERA, oWER WA} W 1Hsle] 57
o= I8 Wze] §AE o ul Aelge] Al Aoz fojulat ke Al Zloz BAsgt
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A, TR g S| MR B el SIXIEH WA 9, T8 9k 9o Hl
& oA Se 9 T 85 Wgel o] ofpeld o ,

S 2 i W13 A7 A o= ApdEl=t

Table 5 _Results of Binary Logit Model

: oz 2] oF

Model B S.E Wald Exp(B)
(Constant) -16.745" 9.433 3.151 0.000
Parcel Size On Small Parcels (1) 1.204" 0.589 4.175 3333
Parcel Shape On Non-rectangular Parcels (1) -0.484 0.546 0.787 0.616
Parcel -
ar'ce' Accessibility by Car On Parcels Inaccessible by Car (1) 1.184 0.468 6.409 3.267
Condition
Narrow Local Street Beside Narrow Local Streets (1) 1.360™" 0.412 10.915 3.894
Official Land Value 1.124 0.733 2.355 3.079
Houses with Deteriorated Roofs 0.009 0.012 0.534 1.009
Physical Ratio of the Parcels Inaccessible by Car -0.009 0.019 0.215 0.991
Ratio of the Roads Narrower than 4m 0.016 0.012 1.586 1.016
) Change of Population 0.005 0.003 2.692 1.005
Neighbor Develop- . .
Rate of Change in the Average Official Land Value 0.035 0.047 0.537 1.035
-hood ment
Condition | Ppogential AccessibilityAtAo Located more than SOOm. frorfl Tksan 12527 0452 7.665 3498
the Key Facility Campus of Jeonbuk University (1)
Ratio of the Residents Aged 65 or Over 0.074" 0.041 3.280 1.076
Residents Ratio of the Recipient Households of 0,057 0.055 1077 0.945
National Basic Livelihood Security e ' ’ '
Observations 268 (0: 58, 1: 210)
-2 Log Likelihood 223.203
. Cox & Snell 0.191
Pseudo R*
Nagelkerke 0.284
Note: ik % and * indicate significance at 1%, 5% an 10%, respectively.
HIEle| Z7he ZEint nAlSto) wet AF T 29
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Figure 5 _Fixation Process of the Vacant House in Iksan
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