@ i PpISSN: 1226-7147, elSSN: 2383-9171 Journal of Korea Planning Association Vol.56, No.7 (2021)
§.|, 5%}5 https://doi.org/10.17208/jkpa.2021.12.56.7.73 UBIRE - TA|HEE1E|X| "REAE], H567 M7E pp.73-86

‘ ") Check for updates

EHEA] %]E)E] -5 U]X]_-‘:"C_y_]x] H];ﬂ u].;‘g —’Zl'ﬁl- ]:7%
AR gl B3t A7

R R

A Study on the Occurrence, Persistence, and Reuse of Vacant Houses in
Deteriorated High-density Residential Areas of Old Downtowns of Large Cities

: Focused on Ami-dong and Chojang-dong in Busan
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Abstract

This study aims to compare the data of vacant houses in 2017 and 2020 to investigate the temporal and spatial
changes in vacant houses in Ami-dong and Chojang-dong in Seo-gu, Busan, which are the areas suffering from a severe
decline of the old downtown. In particular, the current situation and factors influencing all vacant houses, new vacant
houses, persistent vacant houses, and reused vacant houses, were investigated by comparing the data from two different
points in time. A complete site survey on detached houses, including unauthorized houses, was conducted to collect the
data used in the analysis. Kernel density analysis was used for the spatial distribution of vacant house, and the binary logit
model was used to analyze the factors influencing the vacancy status of houses. According to the analysis results, the
number of vacant houses in the surveyed area increased by 1.46 times from 340 in 2017 to 498 in 2020, and the range
of the region where vacant houses were located also expanded widely. Statistical analysis showed that the proportion of
persistent vacant houses in the neighborhood had a significant impact on the prevalence of persistent vacant houses.
Unlicensed houses tended to be newly vacant, and the new vacant houses were found even in areas considered to be in
relatively advantageous locations with a low proportion of persistent vacant houses in their vicinity, indicating that the
regions with the prevalent occurrence of vacant houses were expanding. Factors such as the accessibility to the city
center, value of the house, and presence of residential environment improvement zones affect the reuse of vacant houses.
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Figure 1. Map of Ami-don and Chojan-dong
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Figure 2. Photos of vacant houses in research area
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Table 1. Variables for binomial logistic regressions
Variables Definition Source of data

1: Vacant house in 2020

AL 0: Not a vacant house in 2020

1: Was not a vacant house in 2017, but
became a vacant house in 2020

Hiepivacart bouce 0: Not a vacant house in both 2017 and .
Dependent 2020 Field survey data
variables = h RGR DT e o000 (2017.1~2,2020.17)
: :Vacant house in bo an
Persistent vacant house 0: Not a persistent vacant house
1: Was a vacant house in 2017, but not in
Reused vacant house 2020
0: Vacant house in both 2017 and 2020
Building area Area of the first floor of the building (m”) ~ Digital map of the road
o name address system
Number of floors Number of floors above the building (20209)
Characteristics iiesREa R Digital map of the road
of buildings (not registered in the Building Register) anorgg ggidress Bysem
Unlicensed house 0: Licensed House = .
: ; o GIS integrated building
(houses registered in the building database (2020.9)
register) s

Building register (2020.9)

Distance from the center of the house to

PESUMILY 10 mayee the centerline of the nearest road with a

{ii width of 4 m or more (m)
Distance to Straight line distance from the center of
PiaRh A n e the house to the nearest type 1 Digital map of the road
facﬁities 9 neighborhood living facility (m), natural name address system
logarithm conversion (2020.9)
Location Straight line distance from the center of
conditions Distance to city the house to the center of the main
and center building of the Pusan National University
Independent  neighborhood Hospital (m)
variables environment y Elevation of the center point of the
Elevation building (m) 4 Digital topographic map
: — Ver. 1(1:5000)
Slope Slope of the center point of the building (*)

Field survey data
Proportion of nearby  Proportion of persistent vacant houses (2017.1~2,2020.17),

persistent vacant among the detached houses withina 76 m  Digital map of the road
houses radius from the center of the house (%) name address system
(2020.9)
: : Individual declared land value in 2020.1
Official land price
it (10,000 won/m?) Individual declared land
S : lue
characteristics . : Annual average rate of change in va
2':::?3;';':: pros Individual declared land value from (2017.1,2020.1)
9 2017.1 102020.1 (%)
Ami1 residential 1: Belongs to
environment 0: Does not belong to AmiT Residential
Policy improvement zone environment improve zone Urban redevelopment zone
Ami4 residential 1: Belongs to (2021.3)
environment 0: Does not belong to Ami4 residential
improvement zone environment improve zone

o] 7F&dt & 4m oM} =R 9] A2|9t ZUPEAEAA]S] WSS ARSI FAErEde] 2199 71 tEAA
A2, SHAZIAZIA S A, E31, FAME, 223 2 13p 2 2)sRd o] Hej U, FASHEURE FE dxAe] 3
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AEle] 9le o] AHe] 71 FANZIA R Hetste] FAldEy
H EAE 4oz NAASEY AE At F4AI7HA
7HA)9] 72| MR ARSI Al ZAR7H B #319)
Bt 2 A 93 EA4E 7H A 9lo] A8 FHepde vYehde
REE A 218 ZFeIglch FEo 28-S Yehle
B sl 2o a2k e) g s Tt YA
(AL - AT, 2018; 307, 2018)= wIZle] aksh= Hrte
FAtsle] 299 TRAAE B 4373l AFE o|FE
ERAA AlgIe] ofatat 7|12 ¥R na3lg £718 7k
Aol E2-2 sl glok, 239 Mol dekstAl FolE 4= 9l
O B a5 29 9V nesla giAkA] B Hao
Pak e 2R v 7omE Llo] MR AAleiit, FHe]
FAARH ¥4 76m ¥ Wl Sl 955 5 23
Bl -2 AFE3e] W= A3,

ZAAE 548 ve= W2 FAATL A7 dFd
B3-S AR ol52 T RS FHHoE U
g $ Qe Bgolal, FARAL w55 T Aol ¥
S A0E & 4 ey, FAAZMY aB HIkEo] 22 F
& Aol FolAl= Ao Aluige] HAY npmIyges
ke ghgo] ¥, Rjo|g-2] 7hsAdo] wrhar 7 4= ot

AAAH EAS el HeEs FARAAAYG S 183t
12} shgict, @A A RlolA sl FARF NN
& FEFFEADTA T EAERA 02 o) Fet, ofnliF
AR AT @AM FEA) T o4FARHAN AT (FTF
Fe A ER Feo] 7z} o] £313 YRS MR
AMg3toict, Aol Aulaide] xde] wizlE 7ol 3
FE F= A 02 Y3|aL gloy, o] 2359] A Aol
U AEARI T 22 AUEAY diAt ZH|ARlo] oflgt
AN ArdE Y= 9lo] FAANAAY A Ao] ¥l
urAjo] ol Foke FEX| FEZ} Last Aol E3t F
] FARRNAAG L] AFgHFAle] 2pe]7} glo] a2 Qlgh
B Al R 0z gt

V. BIEe] AISZH Hst 24

AR T3 SRIg v1 9] #gdat 3= (Table 2> &
g5tk ofu]- 2350l 20179 AL A] 34070 (N A B <F
8.98%) % d 170 20203 ofl= 49870 (91 H]& oF 13.55%)= 3
7kl 9F 1,468} Eoltt.

201793 20209 F Al QI HEE AA|E] AR,
201799] 34070 W13 F 2020419 HIH R o} 1A O
2 B39 2L 246702 20179 9 F oF 72.35%2 AR89
3, Y 2] 9471(27.65%) W13 F 6671 THA] AF2P7H E0j2hA]
AR Qi AjAREHIZo]H, 28709 BIZle AAE Y] Y]

Table 2. Changes of vacant houses between 2017 and 2020

2017 2020
Reused vacant 66
houses
Vacant Removal or
houses it reconstruction 28
Persistent
vacanthouses 20 | Al
vacant 498
New vacant houses
Not vacant houses i
houses s Continue to
live, etc. 3195
Total number
of detached 3787 3675
houses
Vacant house ” .
- 8.98% 13.55%

Note: Houses may have been demolished and reconstructed between
2017 and 2020, meaning that the total number of houses may not
be necessarily consistent

7} =AY, FEoly A o2 =9k 20201 49874
o] W13 7h2d] 2017'd 0l RIF o] ofd qitizt 202010 A2 ¥IY
o2 g Az 25270,

PR ExnE S AuE APATES vIge] 28 &
E3R= ZFo] e Bre] L Qlk. 2 Ate AR g9 20179
7} 2020:9] A9 Wil EE® opzl F A RIZe] wigE
A E 7] Q8] ARl E mal AQARE- WiRe] RxE e
2 AGU=RAE A EAET= (Rigure 3ol #A|
SRt

AGEE 2424, 2017490 ofnlEe] BlAvkeT AR
7Y doeA FFAoz Yeg Hige] 2020@ 0=
2% 02 77 SdiEes AL AT = A8 oy A
HHAQ] Adre AR, IR eR Rste] AMEy o
7} 2}, (Figure 39 a7} BoFE AIRIA 312 2020 A
A 91 Bt A FABH vehar g1sic AlFRige &
AlshE e Qe otuly &I 2459 A A 2%
T H852= 24 olojAl= A9} 201700 = ¥IFe] FFH
o2 IR of1FASRA AT TGN F2
ERFIL QI3dc), <Figure 3) d7F Bo{FE AIFL ofu]Eo]
HoRS-S F4lo2 FHA Y| PFAor BRI glom,
A2 S0 oFFATFNATS FIAH, 2%F Lol
F2313L )it 20179 )= Rtz AALEE HES] #
H2 ol 59 otul4F AR N+ GTL olul1FAE A
o] FAAHo)A] F=2 vErdar gl
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(e) Reused vacant houses
Figure 3. Distribution pattern of vacant houses
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(d) Persistent vacant houses

Ho| Y=ot} (Table 3)+= ¥IZWAIo]| F3kS v]x|= 2210
2 u3E EYWSe 7|2BARE 359, 20209 AAWIA,
A, 21, AN RIE R R 2jailct

AR A 9 Bt v)aste] vie] E2j3 §4L2 o
a8k, 547 HaL, Fe7sd e vlgo] £& Ao g e
w22 A7t o BRS¢ 5 st A2 AR
H A 3 Pl vlaste] WAL m2ot ZUPGAIATA]
o] A7t dil, 1EE For, AR 53f ARMA R ¢ o
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2 YA zAo] 71 Folgt Hom =& FAAZIA| oA A=
7} BetA OB 71 Wi, Bt AARe 7Y 2 A0 Ut
AIZL vz gRE =2 ZARTAA F4 A7) 21
Aol v £, B 157 23, AR W Zo ' el
o FRIA e TR EE A T8 FHHTPE ¥ A
o2 Y, o= A= ZAP} 38taL, Bavt &1, 2
Ado] iz 29 Avke] A E7L F31% 2| Hol|l A FE AR
¢ RiFjo] FZol= 2% A g A Hof e Bo] WAL U3
AJAFgHLE,
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 FAIAZREE 0] FA| F8 BoEo #A4 UL = A
2 F5E i), o= FAAZ A58 w24 duiE RE
02 AUAFA7} o] F AEsle HiFo] E 7l E A7
4 9l I FollA AL A= =27 S WA}
Aoz B3, Bt SAAZIE R, Bt FAIAZRSEE
=7 vehd A28 A559 717 QAR 9%
A ALK,

ATOAA] AA S8 9] oF 25%7F Ao 43 =], 1
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Table 3. Descriptive statistics of variables and characteristics of vacant houses

All detached All vacant New vacant Persistent Reused vacant
houses houses houses vacant houses houses
Variables
Mean SD Mean SD Mean SD Mean SD Mean SD
(Frec.) (percent) (Frec.) (percent) (Frec.) (percent) (Frec.) (percent) (Frec.) (percent)
Building area (m?) 5047 2824 4197 2828 4106 2757 4290 2901 4173 2428
Characteristics Number of floors 115 044 170 034 114 037 107 029 109 042
ofbuildings . ced Unlicensed (2197) (59.78) (365) (7329) (190) (75.40) (175) (71.14) (49) (74.24)
house Licensed (1478) (40.22) (133) (26.71) (62) (24.60) (71) (2886) (17) (25.76)
Proximity to major
roads (m) 2843 1836 3093 1968 29031 1689 3260 2209 2859 2059
Distarice toneightoood 4775 3004 5177 2075 4873 2852 5488 3072 5581 3239
, - iving facilities (m)
co:ditions Distance to city center (m) 560.44 200.85 586.81 18223 556,19 18520 61818 17399 592,10 17565
an
neighborhood Elevation (m) 7583 3500 8310 3300 7589 3167 9047 3277 9541 3217
environment - “g1ope () 1630 673 1792 665 1770 617 1814 712 1798 640
Proportion of nearby
persistent vacant 658 435 798 514 623  3.66 976 580 868 478
houses (%)
Official land price
B (10,000 W/m?) 51.00 2494 4394 1628 4667 1755 4114 1437 4557 1883
characteristics official land price
change rate (%) 272 326 2.66 287 278 2:35: 252 278 180
saaidanar A (388) (10.56) (1245) (28) (11.11) (34) (1382 (15) (22.73)
Pok environment Ami4 (520) (14.15) (1747) (33) (1310) (54) (2195 (19) (28.79)
icy ;
Iimprovement Dioas ot
zone ol (2767) (75.29) (349) (70.08) (191) (7579) (158) (64.23) (32) (48.48)
N 3675 498 252 246 66

ARERIZ (A RIZZF)o] B3RS vl 2= 2.2l tigh o]g=A
A4 2AS 5k, Bdlo] ROl A3, e Ads
B3l A RE O] AIAYS F3Isl3AL, WA A= (Table 49
AEstgit,

2020\ ¥1g o Fof Gk v|A]=
(YR 2 3) Hajo] oJat, ZAEC] W, Fo|7lFeogi, 2
HAEA7IA| 8] AR, &1, FAE, FADEIEE, -H’»l
A7t FAA7 HELE, oN4FATR NS 2RI EA

Fofgt Ak vEhiglt

o= AHKEY E83 §4 F A& viHRFo| ASE,
a7l des Higo] € #Eo] 58 gt Aga+
Y- oA, 2018)‘51]»\1 Fojuet ZAog BN AERSSE
e Ao SG3dE otv]- 2AFAE foulet B
= H]x)A] %ﬁ}'ﬂﬂr.

AA 9 TP 5 AL ARr EeE, 21
off AR R|Eo] FES5E, A7t 245 URY 7Hs40]
A vep), 28y, #3288 g Zdapr) Uebd=
], ol2jdt Zil= AR H o] E4o] BigE SR o] 2%

o] oigh old=3lEY

Aol E7k L Ao A2 zlo] WAL, ¥
ol B} e AQO B We] SAERA Al
Se nwsh e Aoy AFHoR waska gck. ol
AR gl AARHOME BrjE Ao Bolch 9]
of maIu| &S TR A5 FES Uehe Fadt usw
AR 2] DRI BlZo] £0H W] B 4 U 7hs
Ao] AXE 2E BHR1% 4= e

AR Ao A = AT ], 2015)9] Aol Lol
AAA BAQl FAAZIE E24E o] | o] i, 3
AR Ee48 wigol B o] &S o Uitk B
AAZYY] WBkEL /a3t w2 et FAA SR &
245 wizle] © 4 i BB ¥ et ojaiet A
£ ARG Fuloh dAstel AEE 4 gk AR
Pl ARSI AFHIde] SolulRt ofo] WAE
ult}, ol AlFHINEe] B FAAM: A9 AAHFRch
£ WA, AIAZskEe] 2 o] F2 Uehha glel, %A
2] of o] 4] G HOPIFEo| AFSHE Tof 7te] Wiakg

o] ¥2 A%, FUE0| T AFoA olFE Adsia WFe]

Joumal of Korea Planning Association Vol.56, No.7 (2021) 81



Ftotet @3- ZAHS

Table 4. Binomial logistic regression results

General vacant New vacant house Persistent vacant  Reused vacant house
Variables house model model house model model
B Exp (B) B Exp (B) B Exp (B) B Exp (B)
Building area -0.013%* 09877+ -0.0177* 009837 -0.0107* (0.990%* 0.000 1.000
ﬂmﬁg‘?“ Number of floors 0106 0900 0054 1055 -03117 0733 0181  1.198
Unlicensed house 0.415%* 15147 0696 2.006%** 0.102 1.107 0.324 1.383
f;:;;"‘“"“ major 9003 0997 0000 1000 -0.007 0993  -0005 0995
Distance to
) neighborhood living 0.207*  1.230* 0.222* 1.248* 0.208* 1:232* -0.002 0.998
Location facilities
conditions 2 3
and Distance to city center 0.000 1.000 0.0071* 1.001* 0.000 1.000 -0.002* 0.998*
neighborhood  gjevation 0.010%* 0990%* -0.013"* 0987** 0004 0996 0015  1.015
environment
Slope 0.030%* 1.030%* 0.043%* 1.044%* 0.019 1.019 0.019 1.018
Proportion of nearby
persistent vacant 0.060%* 1.051** -0.049* (0.952** 2l B e I s -0.062 0.940
houses
Official land price -0.014%* 0986 -0.014™* 0986 -0.014™™ 0.986™ 0.027**  1.028*
Economic  official land price 5 i 5 e
change rate 0.039 1.039 0.069 1.072 -0.038 0.963 0.013 1.013
Ami1 residential
environment -0.033 0.968 0.100 1.105 -0.103 0.902 0.420 1.521
’ improvement zone
Policy - - -
Ami4 residential
environment 0.353* 1.423*% 0.500* 1.649* 0.059 1.061 0.963* 2.620*
improvement zone
Intercept -1.893%* 0.151%* -2481%* (0.084** -2.839%* (.059%* -2835*% 0.059*
N 3675 3363 3675 312

*n<0.1,%p < 0,05, **p < 0.0

2 o UES AFHSE yehlia gk ol A ey
%ol A AR g ol HigE A o= Helrt,

32 8oz ey Au|TEY o= ulARlY 470

£ HIFARAANATGI oldFARZ TS 2
A A Eokch 242, T otnl4TFAREAA
T W NI FolnR 92 1AL A=, ot
4FAR N Aol AR FEY B 1 o]9] 42 FE o
Blaste] ¥1zlo] & 7hsAdo] oF 1,44 2 o= e, of
Hj4FAR A AT vl Bt o= A2AI2 3714
TAHLE 335 4849 Ru7t A”E Y= Rojo. &
e 79 W g5 Ag9S e FEFEZAL Aol A3
L ot 1 9 A of oigh ARIAZS - E o UA] QL A
o] A=A Tk, A A7} 7R 9L A 35
i AlQle) A= BIREAo] FFS T = A2 Hel
t. ofell vl AR|AFYA L] Au|7t AT E AYE =
o F AR NATY o= AR FAA = f-2oujdt
B U A Rl AU
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o] & &2 oF 16812, YuRIF R Kt =7 Yelsitt,

ATHIZ R A deiIEy 3 naIy e gy 7 &
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P 2 R oA AU Lo AR BlEo] &
5 H1go] & 80| Frhs 7ML AHIFEF ol A= B
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2L FFHo| Fo| 71 & EAol= Al ol
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o}, 11 Qo= BT Sloll= FE ] vieHE TUYGA| 7L
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7t £ W3] $4H02 YALEE F a2 HojET, 97
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SIRA=H, o) Hee W19 PAgole FFE vA= AL
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ol HAil= o4FATAH AT | PEFE o] ALY
A B A o] Ad FHIEL T2 W Pog o]Falr| K},
71E8] FAR|%F FAH] 59| A H|-go] vl5BtaL, A|H A
FUEE FAE 4= Y= oA AT Y o2 o g
A7g2et AH7F @97 dEYS FUMEHFS SEiA ER1E

% Slgict, oleigt A efmle] 2alo]o] ¥zle) ARMEOE F
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& A= QAR NHEAZ 42 FARFEAIY] diE
2 Al AAL YAFAR A AT opulFa}t 2452 ojake
2, 201793 20209 F A1A 749] V1] @gla) vistE AwE
ket AR oM 20179 AL Al 34071(8.98%) FE ¥170]
20209 °7= 49871(13.55%) 2 Z713151tt. o) 3 Fet Hizlo]
46.47% 2718193, AgFo R S 13.57% 712, A=
AG HAZIE 310%(EAA A7FFEERAL 2017H5E
2020%)<] oF 4,380 S EQIE 4= AT FAFA] A= 2020
d 1Y "=AA - A7 AR W28 28,8 AlPgste
309 9 715 grsie] Y FrEge ZET NS
- Aulsks S AR, FAHeR 202195 F 4d%k]
125712 RIS e A AHIIFTHFARFIA] AFA,
2021). ol2f¥t =2 7|2A|AA| AP R vfP- AFAA F
o g gl 9o, AR NIy F7HEFS aejsicty
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WY BiskE IS A EE, 201793 2020 2R RIFQI
JLER1R] o] 24671, 20170l RIFe] opy itz 20208 A
A1 wizde] | AR 252700]8 2017d 9= Rl Tt
20200014 AFER10] Y7t ARG W12 6671, BAE Bl
28702 b, SIS A4 opn|F H|AukS-E FHoR
WA Bash, ARIE B ol Yol gol fisld AR
o} oful 5t 2450 AA0NA 24F GO oo = A
o ZAol] ghat=] 1 gloict.

R} Bt P v 89S AR 98] Uut
NARY, AR, IANFEY, QASRIYEEYS 15
silct. o= A B4 AT}, AR|A| QoA 71EC] vt A o] F
S8, FYVIFHUSE, TUNEAE7IA] A7t EE,
oo IARIGH|EO] FE4E, FA FEEE, FAA7PL
W2 E, oM4FAYFNAT Y] ZFE S UEEF R
E 7ks0] Fok, M e ko R fon|dt AakE YE
W M2 Bl FAAZPASERC] i), £ R 2
W E7t BE4E, FAA PSR 0] 2448 VIALASE
o] A Uehg=dl ol Alnpulgel gkl W AA7t
Bal, NI HlRo] w2 ARG A, gvrEel iR
WA A3} ge] vt @i, FAIX 7 #skgo] w2
A9, & A= RIFEAo] AW RoA =& WIFo] @
o] BB QlodTt, ol gt AR A e] Bo|3e 2Rie 11
2NN H| R0 FEFE AL EC] A Yerd A3t
A= ER13 4= Uit ol3t Aik= XG4 E7}L 4738t vl
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