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2. A7 FALH W3

(D A7 W3t
BAAASE i A= 2005 A AFFE F 310,6629 0] H,
Al 111517 HE Yebsew A= 19959 164,2849 ol A
2005 310,5629 2. & 10 Atelol o F wjo] 7l7kg A7 FUbeke
s AL A7 5498 Srkeka Ak 199049 19959 F Apdlol A

Hgs) we AT ZAE moltu ot SN ARt FUAE H)

2

bl

H4 StEA A

ME
o

ol T3 £ (1980~2005)

ok

(S Al 7g)

H T M= el H 1
1980 43,797 217,117

1985 51,406 225,833

1990 44,004 187,319 LAAL H 2
1995 51,730 164,284

2000 64,905 195,362 g e
2005 111,517 310,562

Z3 1 1980~2005'9 AFFZAL (A BANR)

120000 =
— 350000
100000 . 300000
80000 o 250000
i 200000
150000
i 100000
~ 50000
0

180 1985 1990 1905 2000 2005(2i) 180 1985 1900 1995 2000 2005(o%)

a8 10. SHYAl AZE MoiE) R 7 (F) B
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E 5 Al SHS oISt F0| (1990-2005)

(29 - ™)
gos| 1000 | 1995 | S F | p000 | ZVE | ngps | THE | B :
- (90-95) (95-00) (00-08) | (90-08)| _
eforg| 33,706 | 26,668 | -4.6% | 43,364 | 10.2% |126,092| 24.0% | 9.2% | =l
worel 13841 | 14,841 | 1.4% | 24,565 | 10.6% | 31,801 | 5.3% | 5.7% ‘f:
seis| 12378 | 11,136 | -2.1% | 10,076 | -0.8% | 12,197 | 2.1% | -0.1% | &
migol| 16,606 | 9,461 | -10.6% | 12,575 | 5.9% | 14,861 | 3.4% |-0.7% | =
aor=] 10,741 | 11,586 | 1.5% | 11,880 | 0.5% | 22,263 | 13.4% | 5.0%
haoi| 6678 | 9,152 | 6.5% | 9,032 | -0.3% | 8,195 |—1.9% | 1.4% |4t
Malg| 5921 | 6,094 | 0.6% | 6,125 | 0.1% | 6,342 | 0.7% | 0.5% jc:
seei] 11,903 | 11,072 | —1.4% | 10,043 [ -1.9% | 10,411 | 0.7% [-0.9% ]
w2l 5571 | 5522 | -0.2% | 5666 | 0.5% | 6,238 | 1.9% | 0.8% | =
leed| 5455 | 4432 | -41% | 4493 | 0.3% | 5083 | 2.5% |-0.5%
sere| 7,077 | 703 | 0% | 7,840 | 1.5% | 11471 | 8.4% | 3.9% |
sreiei| 15208 | 15309 | 0.1% | 14,73 | ~0.7% | 18,530 | 4.6% | 1.3% | o
motot| 12214 | 0,675 | —4.6% | 11,490 | 3.5% | 12,390 | 1.5% | 0.1% |4
orzto| 4125 | 4409 | 1.3% | 4425 | 01% | 5306 | 3.7% | 1.7% jf
emg| 15,057 | 17.824 | 3.2% | 18,306 | 0.5% | 18,482 | 0.2% | 1.3% |

3] 1 1990~2005 JTFFEAL (TAH FFolA)

1990d =45 59 @9 = 2005 7HA
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I 6. YA PHE M3

(eh9]: <A/kn )
SHs 1990 1995 2000 2005 g;’;gfgf)
B ohs 866 827 1,348 3,969 10.7%
== 326 347 575 745 5.7%
SEHH 240 211 208 231 -0.3%
=t 243 232 308 364 2.7%
=Has 163 173 177 333 4.9%
H&™ 245 333 329 298 1.3%
M Al 140 144 144 149 0.4%
SotH 221 206 187 194 -0.9%
Hl&H 148 144 147 162 0.6%
otz 178 139 141 160 -0.7%
ZErH 142 140 150 225 3.1%
&t 310 307 296 371 1.2%
ErotH 183 142 169 183 0.0%
et 128 141 141 171 1.9%
=] 243 303 310 313 1.7%
S A| 3,776 3,789 4,630 7,868 5.02%

27 ;A FAAR
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o] JAAFE Tl Btk 2 23 1991958 20059 7HA FE3
AAGF7F F7rstden 1991dee F5A, AEA oz P A7)
E9kon 199593 2000 28 x 200590l A 9] JAAFI 22
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5

£S5 Btk 1991d0lA 20059 3AA AZHAFE 48] o

o
Lo

40) A-&%, 2001, @A A, P.100.

_46_



E 7. 47129 MEY xS

AlZ\HE 1991 1995 2000 2005
THA 0.74 0.74 0.62 0.56
A A 0.82 0.63 0.56 0.51
SIFSES 0.49 0.30 0.25 0.21
OF2EA| 0.90 0.78 0.72 0.60
FHA| 1.09 1.08 1.12 1.00
YHA| 0.81 0.70 0.69 0.62
HERA| 0.85 0.99 1.07 1.39
SEHA| 0.66 0.69 0.73 0.70
OHARA| 1.41 1.30 1.44 1.45
TIQFA| 0.94 0.53 0.46 0.45
DA 0.07 0.04 0.09 0.11
T2 Al 0.73 0.60 0.33 0.23
EHFTA 1.04 0.88 0.88 0.80
QARA| 1.06 1.05 0.98 0.92
AlSAl 1.10 1.68 1.68 1.72
TIEA| 1.32 1.29 1.21 1.14
O HA| 1.10 1.14 0.95 0.91
SHeEHA 0.90 0.67 0.61 0.68
EIA| 1.15 1.25 1.18 1.03
LA 0.88 1.13 1.21 1.41
Ol A 1.14 1.38 1.40 1.32
CHM Al 0.82 0.96 1.10 1.47
ZIEA| 1.45 1.51 1.58 1.70
A 1.44 1.75 1.86 2.02
YAl 1.25 1.39 1.44 1.38
LTA| 1.51 1.71 1.74 1.60
EHA 0.97 1.18 1.32 1.49
o F 0.87 0.88 0.75 0.73
AM T 0.52 0.36 0.52 0.57
g 0.42 0.26 0.27 0.22
R by 0.31 0.22 0.21 0.21
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E 8 471 M= AIdAIT B (1991-2005)
(9 712

T 1991 1995 2000 2005 EleE =i
(1991-2005)
=l 45,838 57,354 67,281 85,539 4.2%
TR A 3,624 3,885 3,586 3,365 -0.5%
A A 2,857 3,086 3,185 3,510 1.4%
QF2FA| 3,268 3,422 3,403 3,766 1.0%
SHAl 7,393 9,070 9,437 9,165 1.4%
Z2lA| 1,613 1,965 2,317 2,938 4.1%
TIA| 1,145 1,600 1,837 2,581 5.6%
OFARA| 2,047 3,476 4,469 5,303 6.6%
A 1,830 2,482 3,619 4,927 6.8%
UTA| 1,310 2,008 2,688 3,505 6.8%
SHM A 1,317 1,933 3,472 7,500 12.3%
E3: A7|ZAFGA 7| 2B A AL BaA
140% S
120% -
100% -
80% STATA] T EA FFA B
6.0% =24/ 1] -
27 ERN
40% -
5 0% :‘7 MEAL o0y SHAl u
00% [+ = I R

his

A o
T =

-20%

O 21. 7|2 HEY AlA AYASIIE (1991-2005)
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E 9 47|k M= BAAs B2 (1991-2005)

(<91 )

T 1991 1995 2000 2005 =il

(1991-2005)
4= 840,435 861,304 844,628 995,534 1.1%
F=2lA| 67,613 71,310 52,142 50,908 -1.9%
AEHA| 44535 38,159 35,315 40,345 -0.7%
OFQFA| 61,291 50,944 39,489 34,531 -3.8%
EHA| 108,092 90,698 81,422 72,132 -2.7%
Z214A| 48,749 55,566 54,145 60,810 1.5%
TIEA| 28,658 30,300 27,446 29,027 0.1%
OHARA] 100,105 104,219 101,149 107,836 0.5%
ZIZA| 34,120 28,860 33,115 44 267 1.8%
LA 25,976 28,650 30,381 30,197 1.0%
SHAA| 50,470 51,949 64,857 116,944 5.8%

A B7IEAAA 7| 2 A AL BalA

80%
60%
40%
20%
00%
—-20%
—40%

-60%

g 22 47| H|

E e 2
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E 10. StYA| M= At A T R SARS

(9] 75, W)

1990 1990 2000 2005

B oA | AN | NEAS | EARNS | ARAS BART | NS EARE |
Ei b= 132 10,299 307 11,109 887 |13,039| 1,800 | 26,681
A== 79 6,530 150 6,675 395 6,586 990 10,456
S ErH 65 526 124 5,279 266 7,425 447 10,192
PSR! 50 3,125 152 4,771 439 5,586 | 1,099 | 11,703
=HekE 3 113 25 729 122 1,299 424 5761
o &4 12 240 19 249 59 261 81 359
A AH 0 0 3 24 24 112 44 674
St 0 0 10 118 64 207 105 947
H| &0 1 184 10 149 70 425 258 2,412
o= 1 12 13 264 52 459 234 2,800

H
ul
2

17 1,517 79 3,381 193 | 3,735 | 889 |13,5632

ot
2

18 1,163 60 3,527 150 | 3,640 | 422 7,716

otH 5 332 22 2,080 70 1,381 276 4,259
& 15 669 46 1,798 142 1,616 | 341 6,500
=i 0 0 15 9,263 72 9,778 90 12,952

Mo oo | 0 |02t |m
N
ra

2 A A dE) aFske FANE
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Z71=
s =l

96%

| L

e

a8 32 47|=3F) - YA =) B2
HE 11. 3HdA| Hls7I217
(cH91: ™)

gus 1990 1995 2000 2005 o020
Ef ohs 27,243 22,427 39,590 | 123,704 10.6%
BEHS 8,760 10,807 21,896 29,147 8.3%
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Abstract

A Study on the Effects of Employment Suburbanization in the
Capital Area on Real Estate Development Process

- Focused on Hwaseong City -

Chae, Ji Min
Department of Geography
Graduate School

Sungshin Women's University

Hwaseong City is one of cities within the capital area where the population
is increasing rapidly thanks to active urban development and housing
construction. In addition, as many manufacturing companies and large
corporations’ branches and factories are coming into the area, agricultural lands
are being transformed into wurban industrial districts and, consequently, the
pattern of urban employment is being formed and new urban residential areas
are being established. In other words, Hwaseong City in the capital area is
experiencing the explosion of manufacturing employment and the transition from
agricultural to non-agricultural urban industrial structure. As a result, many
enterprises with urban industrial functions are setting up manufacturing facilities
including factories in Hwaseong City and creating employment opportunities.
This phenomenon is called the suburbanization of employment.

The present study chose Hwaseong City, in which population is increasing

rapidly and not only industrial structure but also spatial structure is change fast,



and examined the process of employment suburbanization and its roles in urban
development process.

Not many of researches on suburbanization have been focused on employment
suburbanization. In addition, the factors of suburbanization have not been
discussed thoroughly in researches on real estate development in the capital
area. Thus, the present study attempted to prove that Hwaseong City is an area
of employment suburbanization and derived its characteristics. What is more,
this study was focused on the current state of real estate development process
and whether employment suburbanization has affected the real estate
development process.

In this study, Hwaseong City was divided into three =zones of living
according to local characteristic, and for each zone, its characteristics and trends
of changes were analyzed. For this, we comparatively analyzed time-series data
from 1990 to 2005, grouping them into five-year units.

From the results of investigating the background and characteristics of
employment suburbanization in Hwaseong City, resultant changes in spatial
structure and current state of real estate development, and the relation between
real estate development and employment suburbanization were drawn conclusions
as follows.

First, Hwaseong City came to exist in 1991 as Hwaseong-gun was renamed
Hwaseong-si. Although parts of the city were incorporated into Suwon City and
other neighboring areas, its population and population density have been

increasing rapidly since 1995.



Second, as to how much Hwaseong City has been specialized in
manufacturing industry within Gyeonggi-do, its location quotient has been over
1.0 during the period from 1990 to 2005, and the city showed the largest
location quotient in Gyeonggi-do during the period from 1995 to 2005. The city
also has attained much higher average annual growth rates in the number of
manufacturing businesses and the number of employees compared to the rates
of Gyeonggi-do. This shows that Hwaseong City is most specialized in the
manufacturing industry within Gyeonggi-do.

Third, as to real estate development process in Hwaseong City, a total of 13
housing site development projects have been finished or are in progress. Taean
District, Tachan 3" District and Bongdam District have finished their housing
site development, and other districts will also be completed before 2010. In this
way, the number of houses is increasing in Hwaseong City with continuous
development of housing sites and new towns, and the dominant housing type is
also changing from detached houses to apartments. The real estate industry has
also achieved a very high growth rate. Like this, many housing sites and new
towns developed in Hwaseong City will accelerate the influx of population and
the increase in the number of houses.

Fourth, as to changes in land use, which is an aspect of real estate
development, urban land uses such as housing sites, factory sites, roads and
school sites have increased rapidly, and agricultural lands decreased. Particularly
as to changes in urban land use by land category, the average annual growth

rate of factory sites was far higher than that of other land categories. This



suggests that agricultural lands have been converted to industrial sites and many
factories have been built because of cheap rents and high accessibility to trade
partners and customers in Hwaseong City compared to other areas.

Fifth, in order to see if employment suburbanization has affected real estate
development process, we analyzed the correlation between real estate
development and employment suburbanization and then made multiple regression
analysis. According to the results, real estate development showed a high
correlation with employment suburbanization and a number of factors promoting
real estate development were identified, but as Hwaseong City has been
specialized in the manufacturing industry, employment suburbanization was
considered to have the most significant effect on real estate development
process.

Lastly, according to the result of a questionnaire survey on the process of
suburbanization and real estate development with those who had their
workplaces in Hwaseong City, the most remarkable change in Hwaseong City
was the increase of apartments and business facilities, and many of the
respondents replied that they had moved to the city because of their work. This
reveals that Hwaseong City is an employment suburb that has many
opportunities for employment and high accessibility to workplaces.

While there have been not many researches focused on the employment
suburbanization of a specific area as well as on the factors of suburbanization
in connection of real estate development frequent in the capital area, the present

study is considered meaningful in that it proved that Hwaseong City is an



employment suburbanization area and confirmed that employment suburbanization

can have a considerable effect on real estate development process.
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